
PLANNING CO MMISSION MEETING 
Tuesday, September 8, 2015 

6:30 p.m. 
Council Chambers 
2"d Floor City Hall 

1300 N E Village Street 

MEETING AGENDA 

1. CALL T O ORDER: 6:30 p.m. 

2. CITIZE NS WISHING TO SPEAK ON NON-AGENDA ITE MS 

3. REVIEW AND ADOPT MINUT E S: 
June 23, 215 

4. PUBLIC H EARING 

TYPE IV LE GISLATIVE HEARING 
1. Application 2015-40 -ZC Fence Amendment. This is a proposed 

amendment to the Fairview Municipal Code (FMC) Section 19.163, 
Landscaping, Street Trees, Fences and Walls, to allow the use of electric 
fencing in the General Industrial and Agricultural Holding zones 

The application will be reviewed for consistency with the following sections of 
the Fairview Municipal Code: 

• F1fC: 19.205.020, Cri teria 

• FMC 19.413.040(G) , Type IV Procedures 

• Comprehensive Plan Policies : Chapter 2, Polic), 7.C 

TYPE III PROCE D URE (QUASI-JUDICIAL) H EARING 
2. Application 2015-52 - Design & N atural Resource Review. This 

application is for a proposed a mix-use development comprised of 180 
residential units and 4,500 square feet of commercial space. 

The application will be reviewed for consistency with the foUowing sections of 
the Fairview Municipal Code: 

FMC 19.400 Adminis tration of Land Use Review 
• FMC 19.412 Description of Permit Procedures 
• FI\IC 19.413 Proced ures 
• FMC 19.424 Site Design Review Application Procedures 
• FMC 19.425 Site Design Review Application Submission 

Requiren1cnts 
FMC 19.426 Site Design Review Approval Criteria 
FMC 19.30.100 Design Standards 

• FMC 19.65 Town Center C0l111nercial Zone 
FMC 19.162 Access and Circula tion 

• FMC 19. 163 Landscaping, Street Trees, Fences and \,\/alls 
• FMC 19. 165 Public Facility Standards 



FMC 19.105 Flood Plain Overlay 
• FMC 19. 106 Natural Resources Regulations 

5. STAFF UPDATES 

6. COMMISSION UPDATES 

7. TENTATIVE AGENDA 

8. ADJOURNMENT 

NEXT PLANNING COMMISSION MEETING OCTOBER 27, 2015 

Planning Commission hearings are broadcast live o n Comcast Cable Channel 22 and Frontier Cable Channel 33. 
Replays o f the hearing are shown on Corneasl Channel 22 and Frontier Channel 33 Sarurday at 12:00pm and 
[,,(ooday at 2:00pm, and Comcasr Channel 30 and Frontier Channel 39 \Xlednesday at 7:00pm. Furrher 
information is available on our web page iU \\"\\,\\,.(;urvlCwofegon.goy or by calling DevIce Lcymastcr, City 
Recorder, 503-674-6224. 

The meeting location is wheelchair access ible . .A request for an interpreter for the hearing impaired or for 
other accommodations for person with disabiliti es should be made at least 48 hours before the meeting to: 
Deveee Lcymaster, 503-674-6224. 



PLANNING COMMISSION STAFF REPORT 
EXHIBIT "A" FINDINGS OF FACT 

Staff Contact: 

Public Hearing Date: 

Date of Report: 

Application Number: 

Exhibits: 

Application/Proposal: 

Applicant: 

Comprehensive Plan: 

Zoning Designation(s): 

Public Notice: 

Erika Palmer, Development Analyst 
Email: palmere@ci.fairview.or.us Phone: (503) 674-6242 

September 8, 2015 

September 1, 2015 

2015-40-ZC 

A. 
B. 

Findings of Fact 
Draft Ordinance 10-2015 

To consider an amendment to Fairview Municipal Code 
(FMC) Chapter 19.163, Landscaping, Street Trees, Fences 

and Walls, to allow electric fences within the General 
Industrial and Agricultural Holding Zones. 

City of Fairview 

General Industrial 

General Industrial, Agricultural Holding 

Notice was published in the Gresham Outlook on August 
18, 2015, in accordance with FMC 19.413.040, Type IV 
procedures (legislative). 

At the time of this report, the City has not received any 
written comments. 



1. Review Process and Criteria 

This is a Type IV application for legislative amendments to the Fairview Municipal Code 
("FMC) and follows the process set forth in FMC 19.413. Type IV matters are 
considered by the Planning Commission with a final decision made by City Council. The 
Planning Commission's recommendation shall be based on consideration of and findings 
that address the following criteria: 

FMC: 19.205.020, Criteria 

A. The amendment will not interfere with the livability, development or value of 
other land in the vicinity of site-specific proposals when weighted against the 
public interest in granting proposed amendment. 

B. The amendment will not be detrimental to the general interests of the 
community. 

C. The amendment will not violate the land use designations established by the 
comprehensive land use plan and map or related text 

D. The amendment will place all property similarly situated in the area in the 
same zoning designation or in appropriate complementary designations 
without creating inappropriate "spot zoning". 

FMC 19.413.040(G), Type IV Procedures 

1. Statewide planning goals and guidelines 

2. Comments from applicable federal or state agencies 

3. Applicable intergovernmental agencies 

4. Applicable Comprehensive Plan policies 

Comprehensive Plan Policies: Chapter 2, Policy 7.C 

C. Revisions having little significance beyond the immediate area of the change 
(minor revisions) will be based on special studies or other information that 
justifies the public need for the change. 

Project File 2015-40 ZC Fencing 
Fairview Planning Commission 

Septem ber 8, 2015 
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2. Application Narrative/ Background/location 

The proposal is to amend FMC Chapter 19.163, Landscaping, Street Trees, Fences and 
Walls, to allow electric fencing in Industrial and Agricultural Holding zones. 

The City of Fairview currently does not allow electric fencing within any zoning district. 

3. PROPOSED FINDINGS: 

FMC 19.205.020: Amendments 

FMC: 19.205 .020, Criteria 

A. The amendment will not interfere with the livability, development or value of 
other land in the vicinity of site-specific proposals when weighted against the 
public interest in granting proposed amendment. 

Finding: The amendment will not interfere with the livability, development or value of 
other land in the vicinity of site-specific proposals when weighted against the public 
interest. The amendment will allow the opportunity for electric fencing in General 
Industrial and Agricultural Holding lones. Electric fencing can deter property crime in 
these areas. 

The proposed amendment would allow an applicant to install electric fencing as subject 
to the following standards: 

1. Allowed only in General Industrial and Agricultural Holding zoning 
districts. 

2. The electric fence shall not exceed 8 ft. in height and shall be completely 
surrounded by a non-electric fence or wall a minimum of 6 ft . in height. 

3. A minimum 1 ft . separation shall be maintained between the electric 
fence and surrounding non-electric fence or wall. 

4. The fence shall be clearly posted with warning signs that include the 
statement, "Danger - Electric Fence," or an equivalent, together with a 
pictorial warning, at an interval of not more than 30 ft. 

S. An approved method to manually disconnect electrical power to all 
portions of the fence and/or gates shall be provided and approved by the 
Fire Chief. 

Project File 2015-40 ZC Fencing 
Fairview Planning Commission 
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6. An electrical permit shall be obtained prior to installation. 

B. The amendment will not be detrimental to the general interests of the 
community. 

Findings: The amendment will not be detrimental to the general interests of the 
community. Electric fencing can help to deter property crime. 

C. The amendment will not violate the land use designations established by the 
comprehensive land use plan and map or related text 

Findings: The proposed amendments will not violate the land use designations 
established by the comprehensive land use plan, map, or related text. 

D. The amendment will place all property similarly situated in the area in the same 
zoning designation or in appropriate complementary designations without 
creating inappropriat e "spot zoning". 

Finding: The proposed amendments do not affect zoning designations. 

FMC 19.413.040: Type IV Procedures (Legislative) 

FMC 19.413.040.G: Decision Making Consideration: The recommendation by the 
Planning Commission and the decision by the City Council shall be based on the 
consideration of the following factors: 

1. Statewide planning goals and guideline. 

Findings: The City currently meets and is in compliance with Statewide Planning Goals 
and guidelines and the proposed language to allow electric fencing is compliant. 

2. Comments from applicable federal or state agencies 

Findings: At the time of this writing, the City has not received any comments from 
applicable federal or state agencies. 

3. Applicable intergovernmental agencies 

Findings: At this time of this writing, the City has not received any comments from 
applicable intergovernmental agencies. 

Project File 2015·40 ZC Fencing 
Fairview Planning Commission 
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Applicable Comprehensive Plan policies 

Chapter 2, Policy 7.C 

C. Revisions having little significance beyond the immediate area of the 
change (minor revisions) will be based on special studies or other 
information that justifies the public need for the change. 

The proposed amendments to FMC Chapter 19.163, Landscaping, Street Trees, Fences 
and Walls, doesn't have on impact beyond the Industrial and Agricultural Holding zones. 

4. Alternatives 
The Planning Commission has the following decision-making options on the proposed 
amendment: 

A. Recommend to City Council approval of Ordinance 10-2015 amending Chapter 
19.163, Landscaping, Street Trees, Fences and Walls of the Fairview Municipal 
Code to allow for the use of electric fencing within the General Industrial and 
Agricultural Holding zones. 

B. Modify the findings, reasons, or conditions, and approve the request as modified. 

C. Deny the application based on the Commission's findings. 

D. Continue the Public Hearing to a date certain if more information is needed. 

5. Staff Recommendation 
Staff recommends the Planning Commission forward Ordinance 10-2015 to the Fairview 
City Council for adoption. 

Project File 2015-40 ZC Fencing 
Fairview Planning Commission 
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ORDINANCE 
10-2015 

AN ORDINANCE OF THE FAIRVIEW CITY COUNCIL AMENDING FAIRVIEW 
MUNICIPAL CODE CHAPTER 19.163, LANDSCAPING, STREET TREES, FENCES 

AND WALLS TO ALLOW FOR ELECTRIC FENCING WITHIN GENERAL 
INDUSTRIAL AND AGRICULTURAL HOLDING ZONING DESIGNATIONS 

WHEREAS, public hearings were held by the Fairview Planning Commission on September 8, 
2015 and the Ciry Council on September 16, 2015; and October 7th, 2015; 

WHEREAS, the City provided notice of the hearings consistent with Fairview Municipal Code 
Chapter 19.413 and ORS 227. 186; and 

WHEREAS, the proposed amendments are consistent with Fairview's Municipal Code Chapter 
19.205, 19.413 and Comprehensive Plan Chapter 2; and 

WHEREAS, the purpose of these amendments is to add language to Fairview l'vlunicipal Code 
Chapter 19.163, La ndscaping, Street Trees, Fences and Walls, to allow electric fencing in General 
I ndustrial and Agricultural Holding zoning designations; 

NOW, THEREFORE, The Cit)' of Fairview ordains as follows: 

Section 1. 

Section 2. 

Section 3. 

The Cit)' Council adopts the Findings set forth in the Staff Report dated September 
8, 2015. 

FMC Chapter 19.163 is amended as shown in Exhibit 1. 

This ordinance is effective upon and froll1 30 days after its enactment by the 
Council. 

Ordinance adopted by the Ciry Council of the Cit)' o f Fairview this 7th da), of October 2015. 

ATTEST 

In terim City Administrator, City of Fairview 

Attachment A 

Mayor, City of Fairview 
Ted Tosterud 



ORD 10-2015 EXHIBIT 1 
CODE AMENDMENTS- Chapter 19.163 

LANDSCAPING, STREET TREES, FENCES AND WALLS 

DELETED TEXT = 
PROPOSED TEXT = 

STRIKETHROUGH 
UNDERLINE 

19.163.050 Fences and walls. 

G. Electrically Charged or Sharp Pointed Fencing. No electrically charged or sharp pOinted 
fencing (other than barbed wire fencing) shall be constructed or maintained within the city 
limits except that electrically charged fencing may be permitted, witl:!iR tl:!e lleriFReter sf tl:!e 
let if tR€ lat is e9~j3letel'l eAclesea \VitR €)(terieF feRciRg, aRe tR€ j3rsj3eFty is laRes 
agrie\,llt\,lral. when the following standards are met: 

Pagc 2 of 2 

1. Allowed only in General Industrial and Agricultural Holding zoning districts. 

2. The electric fence shall not exceed 8 ft. in height and shall be completely 
surrounded by a non-electric fence or wall a minimum of 6 ft. in height. 

3. A minimum 1 ft . separation shall be maintained between the electric fence and 
surrounding non-electric fence or wall. 

4. The fence shall be clearly posted with warning signs that include the 
statement, "Danger - Electric Fence," or an equivalent, together with a 
pictorial warning, at an interval of not more than 30 ft. 

5. An approved method to manually disconnect electrical power to all portions of 
the fence and/or gates shall be provided and approved by the Fire Chief. 

6. An electrical permit shall be obtained prior to installation. 



PLANNING COMMISSION STAFF REPORT 
EXHIBIT "A" FINDINGS OF FACT 

Application Number: 

Application Name: 

Staff Contact: 

Date of Report: 
Public Hearing Date: 

Exhibits: 

Attachments: 

2015-52-DR 

Northbrook Village 

Erika Palmer, Senior Planner (503) 674-6242 

September 1, 2015 
September 8, 2015 

A. Findings of Fact 
B. Referral Comments 

1. Project Narrative 
2. Site Plan 
3. Existing Conditions Map 
4. Utility Plan 
5. Colors & Materials 
6. Elevations 

a. Building A 
b. Building B1, 2 & 3 
c. Building Cl, 2 
d. Building D1, 2, 3, & 4 
e. Building D1, 4 
f. Building Bl, 3 
g. Building E1, 4 
h. Building E1, 2, 3, & 4 
i. Building Fl, 2, & 3 
j . Building F1, 3 
k. Building G1, 2, & 3 
I. Building G1, & 3 
m. Building H1, 3 



1. APPLICATION 

Proposal: 

Applicant: 

Property Owners: 

Location: 
Tax Map & Tax Lot: 

Acreage: 

Comprehensive Plan 
Designation: 

Zoning Designation: 

n. Building Hl, 2, & 3 
7. Floor Plans 

a. Building A ground floor 
b. Building A second floor 
c. Building B 
d. Building C 
e. Building D 
d. Building E 
f. Building F 
g. Building G 
h. Building H 

8. Traffic Study (appendix not included) 
9. Fire Access Plan 
10. Landscape Plan 
11. Mitigation Plan Map 
12. Mitigation Narrative 
13. Lighting Plan 
14. Grading Plan 
15. Storm water Memo 

An application for a Design and Natural Resources Review 
for a mix-use development comprised of 180 residential 
units and 4,500 square feet of commercial space. 

Lloyd Hill, Hill Architects, 1750 Blankenship Road 
Suite 400, West Linn, OR 97068 

Jeff Parker, BHTE, LLC. 1800 Blankenship Road 
Suite 200, West Linn, OR 97068 

21930,22000 NE Halsey 
IN-3E-28DD TL 9200, 9300, 9400 

5.55 Acres 

Commercial (C) 

Town Center Commercial (TCC) 

Application: 2015-52-0R&NR 
Application Name: Northbrook Village 
Fairview Planning Commission 

September 8,2015 
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Zoning Overlays: Natural Resource Regulations 

Surround Land Use/Zoning: 
North: Carlino's, Bumpers, Auto Service and other small businesses / Town 

Center Commercial (TCe) 
South: Chinook Apartments and City's Chinook Drainage Swale / Village 

Apartments (VA) 
East: Fairview Mobile Home Court, Anthem Church/ Town Center Commercial 

(TCe) 
West: Vacant, undeveloped / Village Office (VO) 

Streets/Classification: NE Halsey Street/Minor Arterial/Multnomah County Jurisdiction 

2. NOTICES & REFERRALS 

Notice: On August 14, 2015 notice was mailed to surrounding property owners within 
250 ft. of the tax lots where the proposed activity will be taking place. On August 27, 
2015, a sign was posted at the site near the intersection of NE Halsey and NE 223'd 
Avenue. Notice was published in the Gresham Outlook on August 18, 2015. 

Referrals: On August 17, 2015 referrals were sent to: The City of Fairview Public Works, 
Building and Engineering Departments; Gresham Fire Department; Multnomah County 
Transportation Department; Columbia Slough Watershed Council; Reynolds School 
District; and Multnomah County Drainage District. 

At the time of this report, the City had received three comments 
1) Multnomah County Transportation Department. Senior Transportation Planner, 

Joanna Valencia (See Exhibit B) 
2) City of Fairview Public Works Department. Engineering Associate Zaldy 

Macalanda (See Exhibit B) 
3) Multnomah County Drainage District. Engineer II, Sunny Simpkins indicated the 

site was not within their jurisdiction and would not be commenting (See Exhibit 
B) 

4) Gresham Fire Department. (See Exhibit B) 

Application: 2015-52-DR&NR 
Application Name: Northbrook Village 
Fairview Planning Commission 
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3. APPLICATION NARRATIVE/ LOCATION/BACKGROUND & EXISTING 

CONDITIONS 

Application Narrative: The applicant is seeking Planning Commission approval of a 
mixed use development project on a 242,009 square foot parcel that will include the 
following: 

• The site will be utilized for twenty-three (23) buildings and associated parking. 
o 180 residential units in 21 buildings (Buildings B 1-3, Cl-2, Dl-4, El-4, F1-

3, Gl-3, and Hl-3,); 
o 4,508 square feet of commercial space (Buildings E and F, both on the 

ground level); 
o a 3,171 square foot clubhouse (Building A); 

• A total of 285 parking spaces (1.6 per unit) are proposed, of which there are 39 
carport parking spaces in four separate structures, 28 garage parking spaces 
below Building D, 123 standard surface spaces and 95 compact spaces; 

• Site grading, with an approved sedimentation and erosion control plan from the 
City (EC 2014-00232); 

• Building footprints are proposed within the Fairview Creek 40-foot required 
buffer area located in the east portion of the site. The applicant is requesting to 
use the riparian buffer averaging standards for this purpose and proposes 
mitigation and enhancement of the buffer on the west and east sides of Fairview 
Creek. 

• Vehicular access is proposed via two entrance/exit points onto NE Halsey Street, 
requiring an access variance from Multnomah County. 

See Attachment 1 (Project Narrative). 

Location: The subject site is located south of NE Halsey Street, west of NE 223rd Avenue 
and east of NE Village Street. The site is approximately 5.55 acres and identified as tax 
lot 9200, 9300 and 9400 of Multnomah County Tax Assessors Map 1N-3E-28DD. The 
boundaries of the future development lot are shown on Attachment 2 (Site Plan). 

This site is north of the Chinook Apartments and Chinook Pond and Swale. The 
undeveloped parcel to the west is owned by Providence Health Systems. To the east is 
the Fairview Mobile Home Court, across Fairview Creek. Fairview Creek traverses the 
site south/north near the eastern boundary. North of the site is commercial 
development. NE 223rd Avenue/Fairview Avenue is about 700 feet east of the site. NE 
Village Street is located west of the site. Both are signalized intersections. 

Application: 201s-s2-0R&NR 
Application Name: Northbrook Village 
Fairview Planning Commission 
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Condition of Approval: Prior to the issuance of building permits the applicant shall 
submit an application to vacate property lines /replat the site to remove the interior 
lot lines only of Tl 9200, and 9400. 

Background: The site consists of three tax lots: two vacant and one with an existing 
residence on it. The property owner, BHTE, llC, owns all properties associated with the 
proposed development. The site had been heavily wooded, but the owner cleared brush 
and removed trees after obtaining approval through the City and Gresham Fire 
Department to demolish a property through a safety exercise for the Fire Department. 

The site is not located within a designated Culturally Sensitive Area as shown on City 
maps. Historically, the site had been residential, farm and wooded . However, the site 
had previously been considered for a road realignment project and for a Tektronix light 
industrial site. Two archaeological studies were conducted as part ofthose past 
proposed projects that included the site; one by Dr. Thomas Newman and Maureen 
McNasser (Dec. 1980) and the other by Archaeological Investigations Northwest (Aug. 
2S, 1992), which cites the Newman and McNasser report and recommendations. 
Recommendations from the studies include further archaeological fieldwork of the area 
in the southeast corner ofthe site. 

Condition of Approval : In the absence of sufficient knowledge to predict the location 
of cultural resources within the project area, extreme caution is recommended during 
project related ground disturbing activities. Under state law, archaeological sites, 
objects and human remains are protected on both state and private lands in Oregon. 
If archaeological objects or sites are discovered during construction, all activities 
should cease immediately until the Oregon State Historic Preservation Office has been 
contacted and an archaeological assessment of the discovery is prepared. 

A pre-application conference was held on August 7, 2014. 

Existing Conditions: 
Site 
The site is approximately 242,009 square feet with about 675 feet of frontage on the 
south side of NE Halsey Street. As displayed in Attachment 3 (Existing Conditions Map), 
the property generally slopes from high on the west to low on the east with a high 
elevation of approximately 170 feet above mean sea level (msl), in the middle of the site 
to a low elevation of 160 feet above msl along the east boundary and 188 feet at the 
southwest boundary of the site. 

The site is located within the Fairview Creek Watershed . Fairview Creek flows in a north 
easterly direction along the east portion of the site. The entire area including Fairview 
Creek within the site is actively managed by the Multnomah County Drainage District for 
stormwater conveyance and flood control purposes. The City-owned Chinook Pond and 
Application : 2015-52-DR&NR 
Application Name: Northbrook Village 
Fairview Planning Commission 

September 8, 2015 
Page 5 of75 



Swale is directly south of the site and serves as a stormwater detention facility for 
Fairview Vi llage. 

Historic development and land use conversions have altered the natural structure, 
processes and functions ofthe majority of the riparian area and associated buffers 
within the project site. land use conversions from native forested vegetation cover 
types to existing uses such as farming and housing have resulted in channelization of 
Fairview Creek. In addition, the structure ofthese systems has changed from forested 
cover types to primarily emergent and shrub plant associations dominated by invasive 
nonnative plant species, such as reed canary-grass and Himalayan blackberry. There are 
some trees along the creek. 

Utilities 
Key attributes from Attachment 4 (Utility Plan) are summarized as follows: 

a. Sanitary Sewer: There is an existing 8" public sewer line located in Halsey Street 
that this project would connect to. 

b. Water: There is an existing 10" public water line located in Halsey Street that this 
project would connect to . 

c. Storm: Onsite stormwater will be piped to a mechanical filtration and then to an 
on site underground StormTech Chamber system (drywell) for detention. 

d. Other: There are no overhead utilities on the site 

4. APPLICABLE REVIEW CRITERIA 

This Type III application process requires a Planning Commission decision subject to the 
requirements of the Fairview Municipal Code (FMC) Title 19: 

A) Application Procedures 

• FMC 19.400 

• FMC 19.412 

• FMC 19.413 

B) Design Review Criteria 

• FMC 19.424 

• FMC 19.425 

• FMC 19.426 

Administration of land Use Review 

Description of Permit Procedures 

Procedures 

Site Design Review Application Procedures 

Site Design Review Application Submission 

Requirements 

Site Design Review Approval Criteria 
Application: 2015-52-DR&NR 
Application Name: Northbrook Village 
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• FMC 19.30.100 Design Standards 

• FMC 19.65 Town Center Commercial Zone 

• FMC 19.162 Access and Circulation 

• FMC 19.163 Landscaping, Street Trees, Fences and Walls 

• FMC 19.164 Vehicle and Bicycle Parking 

• FMC 19.165 Public Facility Standards 

C) Natural Resource Review 

• FMC 19.105 Flood Plain Overlay 

• FMC 19.106 Natural Resources Regulations 

5. APPLICATION PROCEDURES 

FMC 19.400 Administration of Land Use ond Development Review and 

19.400.010 Introduction. 

This article specifies application requ irements and procedures for obtaining land use 
permits required for development within the city of Fairview. Table 19.413.050 provides 
permit and decis ion-making requi rements for land use permit applicat ions. (Ord. 1-2012 
§ 1; Ord . 6-2009 § 2 (Att. 1)) 

19.400.030 Time limit on land use decisions for approval. 

Unless otherwise specified in the decision or elsewhere in this titl e, an approved land 
use decision shall expire two years from date of fin al decision. (Ord. 1-2012 § 1) 

FINDINGS: The application and procedures used meets the requirements of this 
chapter. If approved, the proposed site and design review shall expire two (2) years 
from the date of the final decision. 

Condition of Approval: This approval for application 2015-52 DR shall become null and 
void after two (2) years if construction activities has not commenced. 

FMC 19.412 Description of Permit Procedures 

FMC 19.412.020, Forms, applications, and filing fees, specifies what information must 
be included in applications and requests for action. 

Application: 2015-52-DR&NR 
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FINDINGS: The submitted application is consistent with the applicable code language. 

19.412.030 Concurrent review of multiple applications. 

Applications for more than one land use review on the same property may be processed 
in a single hearing. (Ord. 6-2009 § 2 (Att . 1)) 

FINDINGS: This Type III application review is for a site design and natural resource 
regulation review. 

19.412.050 Determination of completeness. 

A. The commun ity development director shall review applications for consistency with 
submission requirements of the Fairview Municipal Code. Applications that do not meet 
submission requ irements shall be deemed incomplete for the purpose of 
ORS227.178 and Chapter 19.400 FMC. The commu nity development director shall 
provide notice to the applicant as to whether an application is complete or incomplete 
within 30 calendar days of receipt of the app lication. If the application is deemed 
incomplete, written notice shall be provided to the applicant that specifies information 
needed to make the application comp lete. 

B. When an application is deemed complete, the communit y development director shall 
note the date of completeness. 

FINDINGS: A notice of determination of completeness was mailed to the applicant on 
August 13, 2015. The application is consistent with applicable code language. 

FMC 19.413 Type III Procedure 

19.413.030 Type III procedure (quasi-judicial). 

Type III decisions are made by the planning commission after a public hearing. Appeals 
of Type III decisions are reviewed and decided by the city council. 

FINDINGS: Application is consistent with applicable code language. The notice of 
public hearing was mailed on August 14, 2015 to the Gresham Outlook to be published 
on August 18, 2015. The site was posted on August 27, 2015. 

6. PROPOSED FINDINGS DESIGN REVIEW 

FMC 19.424 Site Design Review Application Procedures 

Application: 2015-52-DR&NR 
Application Name: Northbrook Village 
Fairview Planning Commission 
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19.424.010 Procedure. 
Site design review shall be conducted as a Type III procedure, as specified in 
FMC 19.424.020, using the procedures in Chapter 19.410 FMC, and using the approval 
criteria contained in Chapter 19.426 FMC. (Ord . 6-2001 § 1) 

19.424.020 Determination of Type II and Type III applications. 
Applications for site design review sha ll be subject to Type II or Type III review, based on 
the following criteria: 

A. Residential buildings with three or fewer dwelling units shall be reviewed as a Type II 
application, except when development review is allowed under Chapter 19.423 FMC. 
Residential buildings with greater than three units shall be reviewed as a Type III 
application. 

B. Commercial, industrial, public/semi-public, and institutional buildings - not applicable 

C. Developments with more than one building (e.g., two duplex buildings or an industrial 
building with accessory workshop) shall be reviewed as Type III applications, 
notwithstanding the provisions contained in subsections A and B of this section. 

D. Developments with 25 or fewer off-street vehicle parking spaces shall be reviewed as 
Type II appl ications, and those with more than 25 off-street vehicle parking spaces shall 
be reviewed as Type III applications 

E. Developments involving the clearing and/or grading of 10 acres - not applicable. 

F. All developments in designated sensitive lands and historic overlay districts shall be 
reviewed as Type III applications. (Ord. 6-2001 § 1) 

FINDINGS: This application is subject to a Type III land use review per this code 
section. 

FMC 19.425 Site Design Review Application Procedures 

19.425.010 General submission requirements. 
The applicant shall submit an application containing all of the general information 
required by FMC 19.413.020 (Type II Application) or FMC 19.413.030 (Type III 
Application), as applicable. The type of application sha ll be determined in accordance 
with FMC19.424.020. (Ord. 6-2009 § 4; Ord . 6-2001 § 1) 

Application : 2015-52-DR&NR 
Application Name: Northbrook Village 
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FINDINGS: The applicant's submittal documents are consistent with applicable code 
language for a Type III application. 

FMC 19.426 Site Design Review Approval Criteria 

19.426.001 Site design review approval criteria. 
The review authority shall make written findings with respect to all of the following 
criteria when approving, approving with conditions, or denying an application. (Ord. 6-
2001 § 1) 

19.426.010 Complete application. 
The application must be complete, as determined in accordance with FMC 19.412.050, 
on types of applications, and Chapter 19.425FMC. (Ord. 6-2009 § 4; Ord . 6-2001 § 1) 

19.426.020 Compliance with land use district provisions. 
The application complies with all of the applicable provisions of the underlying land use 
district, including: building and yard setbacks, lot area and dimensions, density and floor 
area, lot coverage, building height, building orientation, architecture, and other special 
standards as may be required for certain land uses. (Ord. 6-2001 § 1) 

19.426.040 Compliance with design standards. 
The application complies with the design standards contained in Article III of this title. 
All of the following standards shall be met: 

A. Chapter 19.162 FMC - Access and Circulation; 

B. Chapter 19.163 FMC -landscaping, Street Trees, Fences and Walls; 

C. Chapter 19.164 FMC - Automobile and Bicycle Parking; 

D. Chapter 19.165 FMC - Public Facilities Standards; 

E. Other standards (telecommunications facilities, solid waste storage, environmental 
performance, signs), as applicable. (Ord. 6-2001 § 1) 

19.426.050 Conditions. 
All conditions required as part of an approval shall be met. (Ord. 6-2001 § 1) 

19.426.060 Exceptions. 
Exceptions to criteria in FMC 19.426.040(A) through (E) may be granted only when 
approved as a variance. (Ord. 6-2001 § 1) 
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FINDINGS: The application was determined to be complete on August 14, 2015. 

Per FMC 19.426.020, the proposed land use, a mixed use development with 
commercial and multifamily housing is substantially in compliance with applicable 
provisions listed above. 

Per FMC 19.4226.040, Compliance with land use district and design standards are 
analyzed below. Findings and conditions are noted for each chapter as follows. All 
conditions required as part of an approval must be met. 

FMC 19.30: Design Standards 

19.30.100 (Residential) Design standards. 
A. Purpose. The architectural standards are intended to provide detailed, human-sca le 
design, while affording flexibility to use a variety of building styles. 

B. Applicability. This section applies to all of the following types of buildings, and shall be 
applied during site design review: 

2. Multifamily housing; 
4. Residential commercial and mixed use buildings 

C. Standards. All buildings which are subject to this section shall comply with all of the 
following standards. The graphics provided with each standard are intended to show 
examples of how to comply. Other building styles and designs can be used to comply, so 
long as they are consistent with the text of this section. An architectural feature (i.e. , as 
shown in the graphics) may be used to comply with more than one standard. 

Figure 19.30.100.C(1) - Building Form (Multifamily Housing Example) 
MUd.,. llft .... - -----, .. _-

-+----- ....................... ----1 

1. Building Form. The continuous horizontal distance (i.e., as measured from 
end-wall to end-wall) of individual buildings shall not exceed 120 feet. All 
buildings shall incorporate design features such as offsets, balconies, projections, 
window reveal s, or similar elements to preclude large expanses of uninterrupted 
building surfaces, as shown in the above figure . Along the vertical face of a 
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structure, such features shall occur at a minimum of every 35 feet, and on each 
floor shall contain at least two of the following features: 

a. Recess (e.g., deck, patio, courtyard, entrance or similar feature) that 
has a minimum depth offive feet; 
b. Extension (e.g., floor area, deck, patio, entrance, or similar feature) 
that projects a minimum of two feet and runs horizontally for a minimum 
length of four feet; and/or 
c. Offsets or breaks in roof elevation of two feet or greater in height. 

2. Eyes on the Street. All building elevations visible from a street right-of-way 
shall provide doors, porches, balconies, and/or windows. A minimum of 60 
percent of front (Le., street-facing) elevations, and a minimum of 30 percent of 
side and rear building elevations shall meet this standard. "Percent of elevation" 
is measured as the horizontal plane (lineal feet) containing doors, porches, 
balconies, terraces and/or windows. The standard applies to each full and partial 
building story. 
3. Detailed Design . All buildings shall provide detailed design along all elevations 
(Le., front, rear and sides). Detailed design shall be provided by using at least 
three ofthe following architectural features on all elevations, as appropriate for 
the proposed building type and style (may vary features on rear/side/front 
elevations): 

a. Dormers; 
b. Gables; 
c. Recessed entries; 
d. Covered porch entries; 
e. Cupolas or towers; 
f. Pillars or posts; 
g. Eaves (minimum six-inch projection); 
h. Off-sets in building face or roof (minimum 16 inches); 
I. Window trim (minimum four inches wide); 
j. Bay windows; 
k. Balconies; 
I. Decorative patterns on exterior finish (e.g., scales/shingles, 
wainscoting, ornamentation, and similar features); 
m. Decorative cornices and rooflines (e.g., for flat roofs); 
n. An alternative feature providing visual relief, similar to options in 
subsections (C)(3)(a) through (m) of this section. 
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Figure 19.30.100.C(3) - Examples of Architectural Details --...... -'1 

(Ord . 6-2001 § 1) 

FINDINGS: Per FMC 19.30.100 (C)(1), Residential Design Standards, building form shall 
not exceed 120 feet from end wall to end wall. Building A is not residential; therefore 
not subject to this standard and all other buildings meet this requirement. The 
buildings include open stairwells that break up each building and the architectural 
design incorporates features such as offsets, balconies, projections, and window 
reveals. Building articulation is present at least every 3S feet. These features serve to 
meet the design standards. 

FMC 19.30.100 (C)(2), Eyes on the Street, requires all building elevations visible from 
the street to provide doors, porches, balconies and/or windows on a minimum of 60 
percent of street facing elevations and 30 percent for side and rear elevations. All 
proposed residential buildings meet these standards. 

FMC 19.30.100 (C)(3), Detailed Design, requires detailed design along all elevations. At 
least 3 elements as listed above shall be provided. The proposed building elevations 
provide gables, recessed entries, eaves, off-sets in building face and roof, window trim 
and balconies. The standard is met by the proposed design of the buildings. 

19.65.080 Pedestrian and transit amenities 
A. Purpose and Applicability. This section is intended to complement the building 
orientation standards in FMC19.65.050, and the street standards in 
Chapter 19.165 FMC, by providing comfortable and inviting pedestrian spaces within the 
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town center commercial district . ... This section applies to all of the following types of 
buildings: 

3. Multifamily housing; and 
5. Commercial and mixed use buildings subject to site design review. 

B. Guidelines and Standards. Every development shall provide one or more of the 
"pedestrian amenities" listed in subsections (B)(l) through (B)(5) of this section . 
Pedestrian amenities may be provided within a public right-of-way when approved by 
the applicable jurisdiction . 

1. A plaza, courtyard, square or extra-wide sidewalk next to the building 
entrance (minimum width of eight feet) ; 
2. Sitting space (i.e. , dining area, benches or ledges) between the building 
entrance and sidewalk (minimum of 16 inches in height and 30 inches in width); 
3. Building canopy, awning, pergola, or similar weather protection (minimum 
projection of four feet over a sidewalk or other pedestrian space); 
4. Public art which incorporates seating (e.g., fountain, sculpture, etc.); 
5. Transit amenity, such as bus shelter or pullout, in accordance with the city' s 
transportation system plan and guidelines established by Tri-Met. (Ord. 6-2001 
§ 1) 

FINDINGS: One or more of the above pedestrian amenities must be provided. The site 
plan shows the following features that specifically support the guidelines and 
st andards in the above subsection: 

1. A 10-foot sideway is shown along NE Halsey Street frontage. There is also a 
plaza of about 1,000 square feet between the commercial sections of Buildings 
E and F. Though Building F does not currently show an entrance from NE 
Halsey Street, one has been recommended to meet other code requirements 
above. Side entrances opening onto the plaza are provided. Buildings E and F 
commercial spaces have differentiated sidewalk treatments that serve to 
enhance the sidewalk space. 

2. A patio extending from Building A, the clubhouse is shown. Seating is not 
shown in this area, but could consist of seasonal portable seating. No seating 
is shown within the plaza area between Buildings E and F. 

3. Building awnings of about 5 feet are shown over the Halsey and driveway 
entries of Buildings E and F. 

4. No public art is proposed on the site plan. 
5. No transit amenities are proposed on the site plan. 

The applicant is only required to provide one of the pedestrian amenities listed. They 
have provided three (3). The standard has been met . 
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FMC 19.65: Town Center Commercial 

19.65.010: Purpose 

A city goal is to strengthen the town center commercial district as the "heart" of the 

community and as the logical place for people to gather and create a business center. 
The town center commercial district is intended to support this goal through elements 

of design and appropriate mixed use development ... (Ord. 6·2001 § 1) 

19.65.020: Permitted uses 

A. Permitted Uses. The land uses listed in Table 19.65.020.A are permitted in the town 

center commercial district, subject to the provisions of this chapter. Only land uses that 
are specifically listed in Table 19.65.020.A, and land uses that are approved as "similar" 

to those in Table 19.65 .020.A, may be permitted . The land uses identified with a "CU" in 

Table 19.65.020.A require conditional use permit approval prior to development or a 
change in use. 

Residential uses, including multifamily and certain public, institutional, accessory uses 
and structures, as well as certain commercial uses are allowed in the TCC zone per Table 

19.65.020A. Industrial uses are not permitted . 

FINDINGS: The proposed mixed use development, which includes multifamily 

housing, a clubhouse and commercial space, is a permitted use. 

19.65.030 Building Setbacks 
A. Front Setbacks. 

1. Minimum Setback. There is no minimum front setback required. 

2. Maximum Setback. The maximum allowable front setback is 10 feet. This 
standard is met when a minimum of 80 percent of the front building elevation is 

placed no more than 10 feet back from the front property line. On parcels with 

more than one building, this standard applies to the largest bUilding. The setback 
standard may be increased when a usable public space with pedestrian 

amenities (e.g., extra-wide sidewalk, plaza, pocket park, outdoor dining area or 

town square with seating) is provided between the building and front property 
line. (See also pedestr ian amenities standards in FMC 19.65.080, and 

architectural standards in FMC 19.65.070 for related building entrance 
standards.) 

B. Rear Setbacks. 

1. Minimum Setback. The minimum rear setback for all structures shall be zero 

feet, except for doorways which will be recessed to assure safe exiting, for 
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street-access lots, and eight feet for alley-access lots (distance from building to 
rear property line or alley easement) in order to provide space for parallel 
parking. When a building abuts a residential district the minimum rear setback 
shall be 15 feet. 

C. Side Setbacks. There is no minimum side setback required, except that buildings shall 
conform to the vision clearance standards in FMC 19.162.020 and the applicable fire and 
building codes for attached structures, firewalls, and related requirements. 

D. Setback Exceptions. Eaves, chimneys, bay windows, overhangs, cornices, awnings, 
canopies, porches, decks, pergolas, and similar architectural features may encroach into 
setbacks by no more than four feet, subject to compliance with applicable standards of 
the Uniform Building Code and Uniform Fire Code. Walls and fences may be placed on 
the property line, subject to the requirements of Chapter 19.163 FMC, landscaping, 
Street Trees, Fences and Walls. (Ord. 6-2001 § 1) 

FINDINGS: Front Yard: The proposed development site plan shows a O-foot setback 
from NE Halsey Street. This setback meets the requirements of the Tee zone. 

Rear Yard: The south boundary abuts the Village Apartments (VA) zone, requires a 15-
foot setback. The site plan shows a 15-foot setback on the south property line for the 
buildings. The standard for rear yard setback is met. 

Side Yard: There is no side yard requirement in the Tee zone. The buildings are 
setback 10 feet from the west side boundary. The east boundary contains Fairview 
Creek. No buildings are proposed within approximately 60 feet of the east side yard 
boundary. The standard for side yard setbacks is met. 

19.65.040 lot coverage, floor area ratio and maximum building size. 
A. lot Coverage. There is no maximum lot coverage requirement, except that 
compliance with other sections of this code may preclude full (100 percent) lot coverage 
for some land uses. 

B. Floor Area Ratio. Floor Area Ratio (FAR) controls the bulk and mass of development. 
FAR is measured by dividing the gross enclosed area of all floors of a building (or 
combination of buildings in a single development) by the net land area of the 
development (not including street rights-of-way). For example, a 1.0 FAR equals two 
building stories (approximately 25 to 30 feet high) with 50 percent lot coverage. A FAR 
of 4.0 equals six building stories (more than 75 feet high) with 67 percent lot coverage. 
The following standard shall be met in all commercial, industrial and mixed use 
(residential with nonresidential) developments: 

1. The maximum floor area shall be 1.0 in the town center commercial district. 
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FINDINGS: The proposed Floor Area Ration (FAR) of the proposed project is 0.76 per 
the site plan. The floor area ratio standard is met. 

C. Maximum Building Size. Individual maximum building size is 60,000 square feet. 

FINDINGS: The largest individual buildings are approximately 4,500 square feet, and 
are well under the 60,000 square feet maximum. The maximum building size standard 
is met. 

19.65.050 Block layout and building orientation. 
A. Applicability . This section applies to new land divisions and all of the following types 
of development (i.e., subject to site design review) : 

1. Three or more single-family attached town homes on their own lots (i.e., 
town homes subject to site design review); 
2. Duplex and triplex developments with more than one building (i.e., duplex and 
triplex developments subject to site design review); 
3. Multifamily housing; 
4. Public and institutional buildings, except that the standard shall not apply to 
buildings which are not subject to site design review or those that do not receive 
the public (e.g. , buildings used solely to house mechanical equipment, and 
similar uses); and 
5. Commercial and mixed use buildings subject to site design review. 
Compliance with all of the provisions of subsections B through E of this section 
shall be required . 

FINDINGS: The proposed development is subject to the standards of this section as it 
consists of multifamily housing and commercial/mixed uses. 

B. Block Layout Standard. New land divisions and developments, which are subject to 
site design review, shall be configured to provide an alley or interior parking court, as 
shown above. Blocks (areas bound by public street right-of-way) shall have a length not 
exceeding 200 feet, and a depth not exceeding 200 feet . Pedestrian pathways shall be 
provided from the street right-of-way to interior parking courts between buildings, as 
necessary to ensure reasonably safe, direct, and convenient access to building entrances 
and off-street parking. Exceptions to this standard may be approved when all of the 
provisions of subsection C of this section, superblock developments, are met. 

C. Superblock Developments. Commercial and mixed use developments may exceed the 
block width and depth standards in subsection B ofthis section, when the total floor 
area of those developments (i.e. , one or more buildings on on e or more lots) exceeds 
40,000 square feet on the ground floor. These "superblock developments" shall conform 
to all of the standards in subsections (C)(l) and (C)(2) of this section (see Figure 
19.6s.0s0.C) : 
Application: 2015-52-DR&NR 
Application Name: Northbrook Village 
Fairview Planning Commission 

September 8, 2015 
Page 17 of 75 



1. Create a "Shopping Street." Each development has at least one street or drive 
designed with the basic elements of a good pedestrian-oriented shopping street : 
buildings oriented (placed) close to both sides of a "main street," which may be 
public or private; on-street parking; wide sidewalks (e.g., eight to 12 feet typical); 
street trees; pedestrian-scale lighting and other similar enhancements. 
2. Provide Usable Pedestrian Space. "Pedestrian space" means a plaza or extra
wide pathway/sidewalk near one or more building entrances. Each development 
provides street trees or planters, space for outdoor seating, canopies or awnings, 
and on-street parking (in selected areas) to improve the pedestrian environment 
along internal private drives. 

FINDINGS: 1) Shopping Street: The applicant's site plan shows the commercial 
buildings fronting primarily on NE Halsey Street which reflects the surrounding 
commercial character that fronts this street. NE Halsey in this location is designated as 
a Main Street in Metro's 2040 Plan. Building E carries the commercial use along 
Halsey to the eastern access/driveway. Buildings A (clubhouse) and B (apartments) on 
the east portion of the site creates a main street feel as windows and entrances to 
these buildings are located on Halsey Street to provide a pedestrian-friendly entry and 
fa~ade to give the impression of a shopping street. This standard is met. 

2) Usable Pedestrian Space: There is a 1,000 square-foot pedestrian plaza space 
between buildings E and F. There is a proposed 10-foot right-of-way dedication with 
enhanced sidewalks along Halsey. Sidewalks within the site are shown as typically 7-
feet wide. 

The clubhouse building (Building A), shows an entrance and a patio/courtyard and on 
the south side of the building. There is an entry to the clubhouse on the west side of 
the building. Parking is along the east access-way and behind Buildings D, E and F. 
There is adequate pedestrian access and facilities within the site. 

The development provides street trees or planters, space for outdoor seating to 
improve the pedestrian environment along internal private drives. There is no on
street parking on NE Halsey. All parking is internal to the site. This standard is met. 

D. Building Orientation Standard. All of the developments listed in subsection A of this 
section shall be oriented to a street. The building orientation standard is met when all of 
the following criteria are met: 

1. The minimum and maximum setback standards in FMC 19.65.030 are met; 
2. Buildings have their primary entrance(s) oriented to (facing) the street. 
Building entrances may include entrances to individual units, lobby entrances, 
entrances oriented to pedestrian plazas, or breezeway/courtyard entrances (i.e., 
to a cluster of units or commercial spaces). Alternatively, a building may have its 
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entrance facing a side when a direct pedestrian walkway not exceeding 15 feet in 
length is provided between the building entrance and the street right-of-way. 
3. Off-street parking, driveways or other vehicular circulation shall not be placed 
between a building and the street which is used to comply with subsection (D)(2) 
of this section . On corner lots, buildings and their entrances should be oriented 
to the street corner, as shown above; parking, driveways and other vehicle areas 
shall be prohibited between buildings and street corners. 

FINDINGS: 1) The proposed commercial buildings have a minimum O-foot setback 
from NE Halsey. The maximum setback is not applicable to this proposal. The 
standard is met. 2) The commercial buildings are oriented toward NE Halsey Street 
and not oriented toward the interior driveways within the development. There is no 
vehicular circulation between the street, NE Halsey, and buildings. The standard is 
met. 

E. Variances - not applicable. 

19.65.060 Building height. 
All buildings in the town center commercial district shall comply with the following 
building height standards. The standards are intended to allow for development of 
appropriately scaled buildings with a storefront character: 

A. Maximum Height. Buildings shall be no more than three stories or 45 feet in height, 
whichever is greater. The maximum height may be increased by 12 feet when housing is 
provided above the ground floor (" vertical mixed use"), as shown above. The building 
height increase for housing shall apply only to that portion of the building that contains 
housing. 

B. Method of Measurement. "Building height" is measured as the vertical distance 
above a reference datum measured to the highest point of the coping of a flat roof, or 
to the deck line of a mansard roof, or to the average height of the highest gable of a 
pitched or hipped roof (see Figure 19.65.060 for examples of measurement). The 
reference datum shall be selected by either of the following, whichever yields a greater 
height of building: 

1. The elevation of the highest adjoining sidewalk or ground surface within a 
five-foot horizontal distance of an exterior wall of the building when such 
sidewalk or ground surface is not more than 10 feet above the lowest grade; 
2. An elevation 10 feet higher than the lowest grade when the sidewalk or 
ground surface described in subsection (B)(l) of this section is more than 10 feet 
above the lowest grade. The height of a stepped or terraced building is the 
maximum height of any segment of the building. Not included in the maximum 
height are: chimneys, bell towers, steeples, roof equipment, flagpoles, and 
similar features which are not for human occupancy. (Ord . 6-2001 § 1) 

Application: 2015-52-DR&NR 
Application Name: Northbrook Village 
Fairview Planning Commission 

September 8, 2015 
Page 19 of 75 



FINDINGS: Average building heights range from approximately 31 feet to 45 feet . 
Building D shows a levell0-foot below grade which contains a basement level for 
parking spaces, bringing it to 4 stories on the south elevation. The height is SO-feet on 
the south elevation. However, the average height is still met. The standard is met. 

19.65.070 Architectural guidelines and standards. 
A. Purpose and Applicability. The town center commercial district architectural 
guidelines standards are intended to provide detailed, human-scale design, while 
affording flexibility to use a variety of building styles. This section applies to all of the 
following types of buildings: ... 

3. Multifamily housing; 
5. Commercial and mixed use buildings subject to site design review. 

B. Guidelines and Standards. Each of the following standards shall be met. An 
architectural feature used to comply with one standard may be used to comply with 
another standard. 

1. Detailed Storefront Design. All buildings shall contribute to the storefront 
character and visual relatedness of town center commercial district buildings. 
This criterion is met by providing all of the architectural features listed in 
subsections (B)(1)(a) through (e) of this section along the front building elevation 
(i.e ., facing the street), as applicable. 

a. Corner building entrances on corner lots. Alternatively, a building 
entrance may be located away from the corner when the building corner 
is beveled or incorporates other detailing to reduce the angular 
appearance of the building at the street corner. 
b. Regularly spaced and similar-shaped windows with window hoods or 
trim (all building stories). 
c. Large display windows on the ground floor (nonresidential uses only). 
Bulkheads, piers and a storefront cornice (e.g., separates ground-floor 
from second story, as shown above) shall frame display windows. 
d. Decorative cornice at top of building (flat roof); or eaves provided with 
pitched roof. 
e. All residential buildings subject to design review shall comply with the 
residential district architectural guidelines, as listed in FMC 19.30.100. 

FINDINGS: Building A: The clubhouse building is oriented toward the private 
driveway with a main entrance facing the access-way, giving the building a "shopping 
street" feel, and an entry to/from the patio. As displayed in Attachment 5 (Colors & 
Materials), building elevations are articulated and differentiated by brick veneer at 
ground level and lap siding on upper stories. The fenestration patterns are of regular, 
rectangular shape and size and have trim on both upper and lower stories. 
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For elevations and floor plans of buildings on the site, see Attachments 6 and 7 
respectively. 

The patio entry elevation shows French doors with windows on either side and 
clerestory windows above. Eaves are present on the building's hip roof and there is a 
shed roof that will be overhanging the primary entry. The building has a multiple 
hipped roof configuration with overhanging eaves. 

The proposed design of Building A substantially meets the criteria of B(l), above, with 
the exception of large display windows on the ground floor. Since this is a non
residential building, it is required to have the display windows because it front NE 
Halsey. 

Buildings F 1-3 and E-l: Building F-l, F-3, and E-l: These buildings directly front NE 
Halsey and F-l, F-3 and E-l will provide commercial/retail space on the ground floor. 
The proposed design substantially meets the criteria of B(l) above. The building 
elevations are articulated and differentiated by brick veneer and lap siding on upper 
stories. The ground floors in all buildings have large rectangular windows with trim. 
Eaves are present on the buildings' hipped roofs and there are coverings over 
entrances. 

Condition of Approval: Prior to submitting building permits the applicant shall revise 
the north elevation on Building A to include a window. 

2. Design of Large-Scale Buildings and Developments. The standards in 
subsection (B)(2)(c) of this section shall apply to large-scale buildings and 
developments, as defined in subsections (B)(2)(a) and (b): 

a. Buildings with greater than 20,000 square feet of enclosed ground
floor space (i.e., "large-scale"). Multitenant buildings shall be counted as 
the sum of all tenant spaces within the same building shell; 
b. Multiple-building developments with a combined ground-floor space 
(enclosed) greater than 40,000 square feet (e.g., shopping centers, 
public/institutional campuses, and similar developments); 
c. All large-scale buildings and developments, as defined in subsections 
(B)(2)(a) and (b) ofthis section, shall provide human-scale design by 
conforming to all of the following criteria: 

i. Incorporate changes in building direction (i.e., articulation) and 
divide large masses into varying heights and sizes, as shown 
above. Such changes may include building offsets; projections; 
changes in elevation or horizontal direction; sheltering roofs; 
terraces; a distinct pattern of divisions in surface materials; and 
use of windows, screening trees; small-scale lighting (e.g., wall
mounted lighting, or up-lighting); and similar features . 
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ii. Every building elevation adjacent to a street with a horizontal 
dimension of more than 100 feet, as measured from end-wall to 
end-wall, shall have a building entrance; except that building 
elevations that are unable to provide an entrance due to the 
internal function of the building space (e.g., mechanical 
equipment, areas where the public or employees are not 
received, etc.) may not be required to meet this standard. 
Pathways shall connect all entrances to the street right-of-way, in 
conformance with Chapter 19.162 FMC, Access and Circulation. 
(Ord . 6-2001 § 1) 

FINDINGS: large scale buildings and developments are subject to this section. 
Multiple building developments with combined floor space greater than 40,000 square 
feet must meet Subsection (c), requiring human-scale design by conforming to all the 
criteria listed in the section. The development is 182,489 square feet, therefore 
subject to these criteria. 

(i) •.. changes in building articulation and dividing large masses into varying 
heights and sizes ... The proposed design of all buildings meet this standard. 

(ii) ... every building elevation adjacent to a street with a horizontal dimension 
of more than 100 feet shall have a building entrance, except as noted in the 
code. All buildings are less than 100 ft. in horizontal dimension. In the 
commercial buildings (F-l, F-3, E-l) the entry ways are located near the 
corner of the building on pathways, and plaza areas for pedestrian access. 
The internal pathways within the development site connect all buildings to 
the street right-of-way on NE Halsey. This criterion is met. 

19.6S.090 Special standards for certain uses. 
This section supplements the standards contained in FMC 19.65.030 through 19.65.080. 
It provides standards for the following land uses in order to control the scale and 
compatibility of those uses within the Town Center Commercial District: 

- Residential Uses 
-Accessory Uses and Structures 
-Outdoor Storage and Display 

A. Residential Uses. Higher density residential uses, such as multifamily buildings and 
attached townhomes, are permitted to encourage housing near employment, shopping 
and services. All residential developments shall comply with the standards in 
subsections (A)(1) through (A)(6) of this section which are intended to require mixed use 
development; conserve the community's supply of commercial land for commercial 
uses; provide for designs which are compatible with a storefront character; avoid or 
minimize impacts associated with traffic and parking; and ensure proper management 
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and maintenance of common areas. Residential uses which existed prior to the effective 
date of this code are exempt from this section. 

1. Mixed Use Development Required . Residential uses shall be permitted only 
when part of a mixed use development (residential with commercial or 
public/institutional use). Both "vertical" mixed use (housing above the ground 
floor), and "horizontal" mixed use (housing on the ground floor) developments 
are allowed, subject to the standards in subsections (A)(2) through (A)(G) of this 
section. 
2. Limitation on Street-Level Housing. No more than 50 percent of a single street 
frontage may be occupied by residential uses. This standard is intended to 
reserve storefront space for commercial uses and public/institutional uses; it 
does not limit residential uses above the street level on upper stories, or behind 
street-level storefronts. For parcels with street access at more than one level 
(e.g., sloping sites with two street frontages), the limitation on residential 
building space shall apply to all street frontages. 
3. Density. There is no minimum or maximum residential density standard. 
Density shall be controlled by the applicable floor area and building height 
standards. 
4. Parking, Garages, and Driveways. All off-street vehicle parking, including 
surface lots and garages, shall be oriented to alleys, placed underground, placed 
in structures above the ground floor, or located in parking areas located behind 
or to the side of the building; except that side yards facing a street (i.e. , corner 
yards) shall not be used for surface parking. All garage entrances facing a street 
(e.g., underground or structured parking) shall be recessed behind the front 
building elevation by a minimum of five feet . On corner lots, garage entrances 
shall be oriented to a side street when access cannot be provided from an alley. 
G. Common Area s. All common areas (e.g., walkways, drives, courtyards, private 
alleys, parking courts, etc.) and building exteriors shall be maintained by a 
homeowners association or other legal entity. Copies of any applicable 
covenants, restrictions and conditions shall be recorded and provided to the city 
prior to building permit approval. 

C. Accessory Uses and Structures - not applicable 

FINDINGS: Residential Uses: This is a mixed use project. Residential development as 
part of mixed use is allowed. The standard is met. The project is subject to (A)(2) 
through (A)(G), above. Street level housing occupies less than 10 percent of the site 
frontage along NE Halsey Street in Building Gl. Floor area ratio of the site is 0.76 
according to the site plan. No minimum or maximum density applies to the proposal . 
Parking, Garages and Driveways are all accessed internally within the site. There is no 
on-street parking along NE Halsey. Parking is oriented toward the internal driveways 
onsite. Garage entrances in Buildings D (1-4) should be set back from the front 
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building elevation by 5 feet along the driveway. Common areas and building exteriors 
must be maintained by a legal entity. Copies of any applicable CC & R's and 
Operations and Maintenance Agreements for private facilities such as storm water 
must be recorded and provided to the city prior to building permit approval. 

Condition of Approval: Prior to the issuance of building permits the applicants shall 
revise the elevation and/or indicate that the garage entrances in Buildings 0 (1-4) 
should be set back from the front building elevation by 5 feet. 

Condition of Approval: Prior to final building occupancy approval, copies of any 
applicable CC&R's and Operations and Maintenance Agreements must be provided 
must be recorded and provided to the city. 

FMC 19.162 - Access and Circulation 

19.162.010 Purpose. 
The purpose of this chapter is to ensure that developments provide safe and efficient 
access and circulation, for pedestrians and vehicles. FMC 19.162.020 provides standards 
for vehicular access and circulation. FMC 19.162.030 provides standards for pedestrian 
access and circulation. Standards for transportation improvements are provided in 
Chapter 19.165 FMC. (Ord. 6-2001 § 1) 

19.162.020 Vehicular access and circulation. 
"A. Intent and Purpose. The intent of this section is to manage vehicle access to 
development through a connected street system, while preserving the flow of traffic in 
terms of safety, roadway capacity, and efficiency .... " 

B. Applicability. This section shall apply to all public streets within the city and to all 
properties that abut these streets. 

C. Access Permit Required. Access to a public street requires an access permit in 
accordance with the following procedures: 

1. Permits for access to city streets shall be subject to review and approval by the 
city engineer ... 
3. Permits for access to county highways shall be subject to review and approval 
by Multnomah County, except where the county has delegated this 
responsibility to the city, in which case the city shall determine whether access is 
granted based on adopted county standards. 
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D. Traffic Study Requirements. 
A traffic study must be provided for any proposed development that includes more than 
10 dwellings or generates at least 100 vehicle trips per day. The traffic study shall 
include those adjacent intersections that will receive more than 50 vehicle trips per day. 
A freight network impact statement is to be included in all traffic studies for proposed 
developments on properties identified as industrial lands in Title 4 of the Metro Urban 
Growth Management Functional Plan . The purpose of this statement is to analyze 
potential adverse effects ofthe proposed development on the regional freight system as 
identified in the regional transportation plan (RTP) and the Fairview transportation 
system plan. Freight routes located in Fairview include Interstate 84, Marine Drive, 
223rd Avenue, Fairview Parkway, Sandy Boulevard, and Glisan Street. 

FINDINGS: The site fronts NE Halsey Street. NE Halsey Street is classified by the City of 
Fairview as a Minor Arterial, with a posted speed limit of 35 mph. It generally has one 
through lane in each direction, with turn lanes added at intersections. A second 
westbound through lane is provided west of NE Market Drive, and the roadway 
widens to provide 2 through lanes in each direction west of Fairview Parkway. Bike 
lanes and sidewalks are in place on both sides of the roadway and on-street parking is 
prohibited. 

The applicant has provided a traffic study done by l ancaster Engineering, dated 
12/31/15, to both Multnomah County and the City of Fairview as part of this land use 
review (see Attachment 8). 

According to the submitted traffic study: 

1. A new mixed-use development containing 180 apartment units as well as 4,500 
square feet of office/retail space is proposed for a property located on the 
south side of NE Halsey Street in Fairview, Oregon. The proposed development 
will take access via two new driveways on NE Halsey Street. 

2. The proposed mixed-use development is projected to generate 98 trips during 
the morning peak hour, with 23 entering and 75 exiting the site. During the 
evening peak hour, an increase of 121 trips is projected, with 76 entering and 
45 exiting the site. A weekday total of 1,284 trips is projected, with half 
entering and half exiting the site. 

3. Based on the most recent five years of crash data, no significant existing safety 
hazards were evident and no mitigations are recommended. 

4. Intersection sight distance was examined for the proposed new site access 
driveways on NE Halsey Street. Adequate sight distance is projected to be 

Application : 2015-52-DR&NR 
Appli cation Name: Northbrook Vi llage 
Fairview Planning Commission 

September 8, 2015 
Page 25 of 75 



available in both directions for safe operation of the proposed site access 
driveways with clearing of vegetation within the right-of-way west of the west 
site access driveway. No other sight distance mitigations are necessary or 
recommended. 

5. Left turn lane warrants and traffic signal warrants were examined for the study 
area intersections. Based on the analysis, no new turn lanes or traffic signals 
are recommended. 

6. Based on the operational analysis, all of the study intersections are currently 
operating acceptably during the morning and evening peak hours. Under year 
2018 traffic conditions, the intersections are projected to continue to operate 
acceptably either with or without the addition of site trips from the proposed 
development. No capacity-related mitigations are necessary or recommended. 

7. Based on the queuing analysis, the majority of the study intersections have 
available storage lengths in excess of the projected 95th percentile peak hour 
queues. The intersections of NE Halsey Street at NE 223rd Avenue and NE 
223rd Avenue at W Arata Road/NE Barr Avenue have some projected 95th 
percentile queues that exceed the available storage. The available storage is 
very nearly sufficient for the 95th percentile queues, so conflicts are rare at 
these intersections; however consideration should be given to restricting 
southbound left turns onto W Arata Road to address queuing concerns that are 
expected to worsen in the future. Elimination of this turning movement could 
also facilitate increased northbound left-turn storage for the intersection of NE 
Halsey Street at NE 223rd Avenue. 

8. The proposed site plan includes two access driveways on NE Halsey Street, in 
conformance with the requirements of the 2014 Oregon Fire Code and the 
requirements of Gresham Fire and Emergency Services (see Fire Access Plan, 
Attachment 9). 

Per FMC 19.162.020 (C)(l) and (3), an access permit will be required. Access and 
spacing to NE Halsey is under the jurisdiction of Multnomah County. The County is 
currently reviewing an access variance request from the applicant pursuant to 
Multnomah County Code (MCC) 4.200 and 4.300. 

Condition of Approval : The applicant shall be required to comply with all conditions 
set forth in the County's transportation decision for this site. These conditions shall be 
made part of this land use review and decision and any subsequent development 
permit. 
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E. Conditions of Approval- see above 

F. Access Options. When vehicle access is required for development (i.e ., for off-street 
parking, delivery, service, drive-through facilities, etc.)' access shall be provided by one 
of the following methods. These methods are "options" to the developer/subdivider, 
unless one method is specifically required by "Special Standards for Certain Uses." A 
minimum of 10 feet per lane is required. 

3. Option 3. Access is from a public street adjacent to the development parcel. If 
practicable, the owner/developer may be required to close or consolidate an 
existing access point as a condition of approving a new access. Street accesses 
shall comply with the access spacing. 

FINDINGS: Application has met this requirement as access if from a public street. 

G. Access Spacing. Access spacing ensures safe connections to local and arterial streets. 
Driveway accesses shall be separated from other driveways and street intersections in 
accordance with the following standards and procedures: 

2. Arterial and Collector Streets. Access spacing on collector and arterial streets, 
and at controlled intersections (i.e ., with four-way stop sign or traffic signal) shall 
be determined based on the policies and standards contained in the city's 
transportation system plan. Access to Interstate 84 is subject to the jurisdiction 
ofODOT. 
3. Special Provisions for All Streets. Direct street access may be restricted for 
some land uses, in conformance with the provisions of 
Chapters 19.20 through 19.155 - Land Use Districts . For example, access 
consolidation, shared access, and/or access separation greater than that 
specified by subsections (G)(l) and (G)(2) of thi s section may be required by the 
city, county or ODOT for the purpose of protecting the function , safety and 
operation of the street for all users. (See subsection I of this section.) Where no 
other alternatives exist , the permitting agency may allow construction of an 
access connection along the property line farthest from an intersection. In such 
cases, directional connections (i.e ., right in/out, right in only, or right out only) 
may be required . 

FINDINGS: As discussed above the applicant will be required to meet all County 
transportation conditions. 

H. Number of Access Points. Reducing the number of access points on a street provides 
pedestrians fewer obstructions, fewer points at which automobile traffic crosses the 
sidewalk, and fewer opportunities for conflicts between through traffic and vehicles 
using access points. 
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... The number of street access points for multiple-family, commercial, industrial, and 
public/institutional developments shall be minimized to protect the function, safety and 
operation of the street(s) and sidewalk(s) for all users. Shared access may be required, 
in conformance with subsection I of this section in order to maintain the required access 
spacing, and minimize the number of access points. 

I. Shared Driveways - Not applicable 

K. Street Connectivity and Formation of Blocks Required. In order to promote efficient 
vehicular and pedestrian circulation throughout the city, land divisions and large site 
developments shall produce complete blocks bounded by a connecting network of 
public and/or private streets, in accordance with the following standards: 

1. Block Length and Perimeter. The maximum block length and perimeter shall 
not exceed: 

a. Six hundred (600) feet length and 1,600 feet perimeter in the 
residential district; 
b. Two hundred (200) feet length and 1,200 feet perimeter in the town 
center commercial district, except as provided by FMC 19.65.050, Block 
layout and building orientation; 
c. Three hundred (300) feet and 1,200 feet perimeter in the corridor 
commercial district and neighborhood commercial ; 
d. Not applicable to the general industrial district; and 
e. Seven hundred (700) feet length and 1,700 feet perimeter in the light 
industrial district, except as required for commercial developments 
subject to FMC 19.80.060(F). 

2. Street Standards. Public and private streets shall also conform to, 
Transportation standards, FMC19.162.030, Pedestrian access and circulation, 
and applicable Americans with Disabilities Act (ADA) design standards. 
3. Exception. Exceptions to the above standards may be granted when blocks are 
divided by one or more pathway(s), in conformance with the provisions of 
FMC 19.162.030(A). Pathways shall be located to minimize out-of-direction 
travel by pedestrians and may be designed to accommodate bicycles. 

FINDINGS: This lot is constrained by Fairview Creek to the west of the site, and site 
topography to the south with a steep grade. This site was not part of the Village 
development to the west and south of the site. FMC 19.65.050 states that new 
developments be configured to provide an alley or and interior parking court. Blocks 
as defined in 19.65.050 are areas bound by public street right of way. The applicant is 
proposing two access driveways from NE Halsey Street into the development with a 
"U" shape private driveway. The development provides an interior parking court. 
This configuration helps to maintain Halsey as the primary "shopping street" and meet 
the requirement in FMC 19.162.020(K)(1) . 
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Condition of Approval: All pedestrian access and circulation shall be required to meet 
Americans with Disabilities (ADA) standards. 

L. Driveway Openings. All driveway openings must comply with the "Standard 
Specifications for Public Works Construction," pages 53 - 55 . Driveway openings or curb 
cuts shall be within the minimum width necessary to provide the required number of 
vehicle travel lanes (10 feet for each travel lane). The following standards (i.e., as 
measured where the front property line meets the sidewalk or right-of-way) are 
required to provide adequate site access, minimize surface water runoff, and avoid 
conflicts between vehicles and pedestrians: 

1. Single-family, two-family, and three-family uses shall have a minimum 
driveway width of 10 feet..., 2. Multiple-family uses with between four and seven 
dwelling units shall have a minimum driveway width of 20 feet..., 3. Multiple
family uses with more than eight dwelling units, and off-street parking areas 
with 16 or more parking spaces, shall have a minimum driveway width of 24 feet, 
and a maximum width of 30 feet . These dimensions may be increased if the city 
engineer determines that more than two lanes are required based on the 
number of trips generated or the need for turning lanes. 
4. Access widths for all other uses shall be based on 10 feet of width for every 
travel lane, except that driveways providing direct access to parking spaces shall 
conform to the parking area standards in Chapter 19.164, Vehicle and Bicycle 
Parking. 
5. Driveway Aprons. Driveway aprons (when required) shall be constructed of 
concrete and shall be installed between the street right-of-way and the private 
drive, as shown above. Driveway aprons shall conform to ADA standards for 
sidewalks and pathways, which require a continuous route oftravel that is a 
minimum of three feet in width, with a cross slope not exceeding two percent. 

Figure 19.162.020.l- Examples of Acceptable Driveway Openings Next to 
Sidewalks/Pathways 

.'----
.~-

FINDINGS: FMC 162.020(l} Driveway Openings, requires that all driveway openings 
comply with the standard specifications for Public Works Construction (pages 53-55). 
Subsection (l)(3) requires multiple-family uses with more than eight dwelling units 
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and 16 or more parking spaces to have a minimum driveway width of 24 feet and a 
maximum of 30 feet. Openings shown on the site plan are 26-feet wide on NE Halsey 
Street. The applicant's proposal meets this requirement at 26-feet. 

M. Fire Access and Parking Area Turn-arounds. A fire equipment access drive shall be 
provided for any portion of an exterior wall of the first story of a building that is located 
more than 150 feet from an existing public street or approved fire equipment access 
drive. Parking areas shall provide adequate aisles or turn-around areas for service and 
delivery vehicles so that all vehicles may enter the street in a forward manner. For 
requirements related to cul-de-sacs, please refer to Chapter 19.165 FMC. 

FINDINGS: FMC 19.162.020(M), Fire Access and Parking Area Turnarounds, requires a 
fire equipment drive be provided for any portion of an exterior wall of the first story 
of a building that is located more than 150 feet from an existing street or approved 
fire equipment access drive. Aisles or turnarounds shall provide for entering the street 
in a forward manner. The applicant's proposed driveway with two access points 
serves to meet these criteria. 

Gresham Fire District submitted comments (see Exhibit 8) which include information 
that will need to be submitted on a separate Fire Access and Water Supply page when 
submitting for building permits. 

N. Vertical Clearances. Driveways, private streets, aisles, turn-around areas and ramps 
shall have a minimum vertical clearance of 13 feet 6 inches for their entire length and 
width. 

FINDINGS: FMC 19.162.020(N), Vertical Clearances, are required to have a minimum 
vertical clearance of 13 feet, 6 inches for their entire length and width. No vertical 
obstruction is proposed. This criterion is met. 

O. Vision Clearance. No signs, structures or vegetation in excess of three feet in height 
shall be placed in "vision clearance areas," as shown above. The city engineer upon 
finding that more sight distance is required may increase the minimum vision clearance 
area (i.e., due to traffic speeds, roadway alignment, etc.). 
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Figure 19.162.020.0 - Vision Clearance Areas 

FINDINGS: FMC 19.162.020(0), Vision Clearance. No signs, structures or vegetation in 
excess of three (3) feet shall be located in the vision clearance area to provide for sight 
distance. The applicant's landscape plan indicates that vegetation, including trees and 
medium -sized plants will be planted in the bump-outs at the driveway entrances. 

Condition of Approval: Plantings along NE Halsey, within the vision clearance area 
shall not exceed three (3) feet in height. 

P. Construction. The following development and maintenance standards shall apply to 
all driveways and private streets, except that the standards do not apply to driveways 
serving one single-family detached dwelling: 

1. Surface Options. Driveways, parking areas, aisles, and turn -a rounds may be 
paved with asphalt, concrete or comparable surfacing, or a durable nonpaving 
material may be used to reduce surface water runoff and protect water quality. 
Paving surfaces shall be subject to review and approval by the city engineer. 
2. Surface Water Management. When a paved surface is used, all driveways, 
parking areas, aisles and turn-arounds shall have on-site collection or infiltration 
of surface waters to eliminate sheet flow of such waters onto public rights-of
way and abutting property. Surface water facilities shall be constructed in 
conformance with city standards. 
3. Driveway Aprons. When driveway approaches or "aprons" are required to 
connect driveways to the public right-of-way, they shall be paved with concrete 
surfacing (see also subsection L of this section). (Ord. 5-2009 § 2 (Att. 1); Ord . 6-
2001 § 1) 

FINDINGS: FMC 19.162.020(P), Construction surface options, shall apply at the time of 
building permit approval. The preliminary stormwater management plan indicates 
onsite collection of surface water from the parking area. The applicant will need to 
submit a final engineered stormwater plan as conditioned below. 

19.162.030 Pedestrian access and circulation . 
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The standards presented in this code provide standards for safe, connected and user
friendly pedestrian connections and pathways that join neighborhoods and buildings 
within a development. 

A. Pedestrian Access and Circulation. To ensure safe, direct and convenient pedestrian 
circulation, all developments, except single-family detached housing (i.e ., on individual 
lots), shall provide a continuous pedestrian and/or multi-use pathway system . 
(Pathways only provide for pedestrian circulation. Multi-use pathways accommodate 
pedestrians and bicycles. ) The system of pathways shall be designed based on the 
standards in subsections (A)(l) through (A)(3) ofthis section : 

1. Continuous Pathways. The pathway system shall extend throughout the 
development site, and connect to all future phases of development, adjacent 
trail s, public parks and open space areas whenever possible. The developer may 
also be required to connect or stub pathway(s) to adjacent streets and private 
property, in accordance with the provisions of FMC19.162.020, Vehicular access 
and circulation, and the transportation standards in Chapter 19.165 FMC. 

2. Safe, Direct, and Convenient Pathways. Pathways within developments shall 
provide safe, reasonably direct and convenient connections between primary 
building entrances and all adjacent streets, based on the following definitions: 

a. "Reasonably direct" means a route that does not deviate unnecessarily 
from a straight line or a route that does not involve a significant amount 
of out-of-direction travel for likely users. 
b. "Safe and convenient" means bicycle and pedestrian routes that are 
reasonably free from hazards and provide a reasonably direct route of 
travel between destinations. 
c. For commercial, industrial, mixed use, public, and institutional 
buildings, the "primary entrance" is the main public entrance to the 
building. In the case where no public entrance exist s, street connections 
shall be provided to the main employee entrance. 
d. For residential buildings the "primary entrance" is the front door (i.e., 
facing the street) . For multifamily buildings in which each unit does not 
have its own exterior entrance, the "primary entrance" may be a lobby, 
courtyard or breezeway, which serves as a common entrance for more 
than one dwelling. 

3. Connections within Development. For all developments subject to site design 
review, pathways shall connect all building entrances to one another. In 
addition, pathways shall connect all parking areas, storage areas, recreational 
facilities and common areas (as applicable), and adjacent developments to the 
site, as applicable. 
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4. Street Connectivity. Pathways (for pedestrians and bicycles) shall be provided 
at or near mid block where the block length exceeds the length required by 
FMC 19.162.020. Pathways shall also be provided where cul-de-sacs or dead-end 
streets are planned, to connect the ends of the streets together, to other streets, 
and/or to other developments, as applicable. Pathways used to comply with 
these standards shall conform to all of the following criteria: 

a. Multi-use pathways (i.e., for pedestrians and bicyclists) are no less than 
10 feet wide and located within a 20-foot-wide right-of-way or easement 
that allows access for emergency vehicles. 
b. If the streets within the subdivision or neighborhood are lighted, the 
pathways shall also be lighted. 
c. Stairs or switchback paths using a narrower right-of-way/easement 
may be required in lieu of a multi-use pathway where grades are steep. 
d. The city may require landscaping within the pathway easement/right
of-way for screening and the privacy of adjoining properties. 
e. The hearings body or planning director may determine, based upon 
facts in the record, that a pathway is impracticable due to: physical or 
topographic conditions (e.g., freeways, railroads, extremely steep slopes, 
sensitive lands, and similar physical constraints); buildings or other 
existing development on adjacent properties that physically prevent a 
connection now or in the future, considering the potential for 
redevelopment; and sites where the provisions of recorded leases, 
easements, covenants, restrictions, or other agreements recorded as of 
the effective date of this code prohibit the pathway connection. 

Figure 19.162.030.A - Pedestrian Pathway System for Multifamily Development 
(Typical) 

u~---

FINDINGS: FMC 19.162.030(A), Pedestrian access and circulation requires that all 
developments except single family residential shall provide a continuous pedestrian 
and/or multi-use pathway system. (Pathways only provide for pedestrian circulation. 
Multi-use pathways accommodate pedestrians and bicycles.) The system of pathways 
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shall be designed based on the standards in subsections (A)(l) through (A)(3) of this 
section. 

(1) Continuous pathways shall extend throughout the development site and 
connect to all future phases of development, adjacent trails, public parks and 
open space areas wherever possible. Sidewalks are shown throughout the 
development, connecting to NE Halsey Street and to and through parking areas 
on site. Midway through the site, between buildings G1 and H1, there is an 
access-way that connects to the property to the west. Safe, direct and 
convenient pathways required between primary building entrance and all 
adjacent streets. Subsection (d) applies to multi-family buildings. The applicant 
has provided safe, direct connections between all buildings, multi-family and 
commercial via 7-foot wide sidewalks. This standard is met. 

(2) Connections within development requires pathways to and between all 
building entrances, parking areas, storage areas, recreational facilities and 
common areas, and adjacent developments to the site, as applicable. 

To the north, across NE Halsey Street are a number of commercial businesses. 
Currently there is no safe way to cross the street from the site to those 
businesses. Though it is possible to get to NE Halsey Street, the nearest 
crossing is at NE Village Street or and NE Fairview Avenue/223'd Avenue. 

To the south, there is a steep slope, making connections impractical. 

The property to the east is inaccessible due to the presence of Fairview Creek. 
No pedestrian access is proposed toward the east from within the site. 
However, the sidewalk on NE Halsey provides continuous connectivity to the 
east. 

To the west is an undeveloped parcel owned by Providence Health Systems 
which will likely be developed in the future. Street connectivity is not planned 
through the site to the west but a pedestrian access multi-use path to the 
neighboring west parcel is provided in accordance with FMC 19.162.030(A)(4) 
below, so that future development will be accessible from a multi-use 
pathway. 

(3) FMC 19.162.030 (A)(4), Street Connectivity: Pedestrian and bike pathways 
shall be provided at or near mid-block where the block length exceeds the 
length required by FMC 19.162.020 ... Pathways must comply with (a) through 
(e). The applicant has met these criteria. 

FMC 19.163 - Landscaping, Street Trees, Fences and Walls; 
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19.163.020 Landscape conservation. 
A. Applicability. All development sites containing significant vegetation, as defined 
below, shall comply with the standards of this section . The purpose of this section is to 
incorporate significant native vegetation into the landscapes of development and 
protect vegetation that is subject to requirements of the significant environmental 
concern and riparian buffer overlay zones, Chapter 19.106 FMC. The use of mature, 
native vegetation within developments is a preferred alternative to removal of 
vegetation and re-planting. Mature landscaping provides summer shade and wind 
breaks, and allows for water conservation due to larger plants having established root 
systems. 

B. Significant Vegetation . "Significant vegetation" means: 

1. Significant Trees and Shrubs. Individual trees and shrubs with a trunk diameter of 
six inches or greater, as measured four feet above the ground (DBH), and all plants 
within the drip line of such trees and shrubs, shall be protected. 

2. Sensitive Lands. Trees and shrubs on sites that have been designated as "sensitive 
lands," in accordance with Chapter 19.106 FMC, Natural Resource Regulations, and 
Chapter 19.105 FMC, Floodplain Overlay (e.g., due to slope, natural resource areas, 
wildlife habitat, etc.) shall be protected . 

3. Exception. Protection shall not be required for plants listed as non-native, 
invasive plants by the Oregon State University Exten sion Service in the applicable 
OSU bulletins for Multnomah County. 

C. Mapping and Protection Required. Significant vegetation shall be mapped as required 
by this code. Significant trees shall be mapped individually and identified by species and 
size (diameter at four feet above grade, or " DBH" ). A " protection" area shall be defined 
around the edge of all branches (drip-line) of each tree (drip lines may overlap between 
trees). The city also may require an inventory, survey, or assessment prepared by a 
qualified professional when necessary to determine vegetation boundaries, building 
setbacks, and other protection or mitigation requirements. 

D. Protection Standards. All of the following protection standards shall apply to 
significant vegetation areas: 

1. Protection of Significant Trees. Significant trees identified as meeting the criteria 
in subsection (B)(1) of this section shall be retained whenever practicable. 
Preservation may become impracticable when it would prevent reasonable 
development of public streets, utilities, or land uses permitted by the applicable 
land use district. 
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2. Sensitive Lands. Sensitive lands shall be protected in conformance with the 
provisions of Chapters 19.105 and 19.106 FMC. 

3. Conservation Easements and Dedications. When necessary to implement the 
Comprehensive Plan, the city may require dedication of land or recordation of a 
conservation easement to protect sensitive lands, including groves of significant 
trees. This will be addressed on a case by case basis. (Ord . 3-2012 § 6; Ord. 6-2001 § 

1) 

FINDINGS: Significant vegetation on the site includes the Fairview Creek Riparian 
Corridor. The vegetation along the Fairview Creek on this site is degraded and is low 
quality habitat. The west side of the corridor was cleared of Himalayan blackberry in 
2014 which dominated the site. A few scattered trees and shrubs remain, both native 
and non-native. The eastside of the bank is vegetated, mostly dominated with 
Himalayan blackberry. There are some black cottonwoods, red alder, and hawthorn 
and near wet areas towards the banks reed canary grass is the dominant groundcover. 

The portion of the site that is outside of the Fairview Creek riparian buffer has been 
mostly cleared, and there are no significant trees. 

The applicant has proposed a riparian mitigation which is discussed and conditioned 
below. 

19.163.025 Existing landscaping. 
A. Applicability. This section shall apply to all developments. 

B. Construction. All areas of significant vegetation shall be protected prior to, during, 
and after construction. Grading and operation of vehicles and heavy equipment is 
prohibited within significant vegetation areas, except as approved by the city for 
installation of utilities or streets. Such approval shall only be granted after finding that 
there is no other reasonable alternative to avoid the protected area, and any required 
mitigation is provided in conformance with Chapter 19.105 FMC, Floodplain Overlay and 
Chapter 19.106 FMC, Natural Resource Regulations. 

C. Exemptions. The protection standards in FMC 19.163.020(D) shall not apply in the 
following situations: 

1. Dead, Diseased, and/or Hazardous Vegetation . Vegetation that is dead or 
diseased, or poses a hazard to personal safety, property or the health of other trees, 
may be removed. Prior to tree removal, the applicant shall provide a report from a 
certified arborist or other qualified professional to determine whether the subject 
tree is diseased or poses a hazard, and any possible treatment to avoid removal, 
except as provided by subsection (C)(2) ofthis section. 
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2. Emergencies. Significant vegetation may be removed in the event of an 
emergency without land use approval when the vegetation poses an immediate 
threat to life or safety, as determined by the planning director. The planning 
director shall prepare a notice or letter of decision within 10 days of the tree(s) 
being removed. The decision letter or notice shall explain the nature of the 
emergency and be on file and available for public review at City Hall. (Ord. 3-2012 § 
6; Ord. 6-2001 § 1) 

Condition of Approval: Prior to site disturbance temporary fencing shall be installed 
at the edge of the riparian corridor and shall be maintained throughout the 
construction period. 

Condition of Approval: No construction materials shall be stored in the riparian buffer 
corridor. 

Condition of Approval: No grading and operation of vehicles and heavy equipment 
including gas powered equipment within the riparian corridor. 

19.163.030 New landscaping. 
A. Applicability. This section shall apply to all developments requiring site design review, 
and other developments with required landscaping. 

B. Landscaping Plan Required . A landscape plan is required at the time of design review 
or other pertinent applications. All landscape plans shall conform to the requirements in 
FMC 19.420.020 (E), Landscape plans. 

C. Landscape Area Standards. The minimum percentage of required landscaping equals: 

2. Town center commercial district: five percent of the site. 

FINDINGS: The total area of the site is 242,009 square feet. Five (5) percent of the 
total site is 12,100 square feet. The site plan indicates 67,262 sq. feet of landscaped 
area (the majority in the Fairview Creek Resource Protection Area) which far exceeds 
the minimum landscaping requirement. This standard is met. 

D. Landscape Materials. This section provides guidelines that ensure significant 
vegetation growth and establishment using a variety of size specifications and coverage 
recommendations. 

Landscape materials include trees, shrubs, ground cover plants, nonplant ground covers, 
and outdoor hardscape features, as described below: 

1. Native Vegetation . Native vegetation shall be preserved or planted where 
practicable . 
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2. Plant Selection. A combination of deciduous and evergreen trees, shrubs and 
ground covers shall be used for all planted areas, the selection of which shall be 
based on local climate, exposure, water availability, and drainage condition s. As 
necessary, soils shall be amended to allow for healthy plant growth. 

3. Non-native, invasive plants, as per FMC 19.164.020(B), shall be prohibited . 

4. Hardscape features (i.e., patios, decks, plazas, etc.) may cover up to 15 percent of 
the required landscape area. Swimming pools, sports courts and similar active 
recreation facilities may not be counted toward fulfilling the landscape 
requirement. 

S. Nonplant Ground Covers. Bark dust, chips, aggregate or other nonplant ground 
covers may be used, but shall cover no more than five percent of the area to be 
landscaped . "Coverage" is measured based on the size of plants at maturity or after 
five years of growth, whichever comes sooner. 

6. Tree Size. Trees shall have a minimum caliper size of 1.5 inches or greater, or be 
six feet or taller, at time of planting. 

7. Shrub Size. Shrubs shall be planted from one-gallon containers or larger. 

8. Ground Cover Size. Ground cover plants shall be sized and spaced so that they 
grow together to cover a minimum of 80 percent of the underlying soil within three 

years. 

9. Significant Vegetation. Significant vegetation preserved in accordance with FMC 
19.163.020 may be credited toward meeting the minimum landscape area 
standards. Credit shall be granted on a per square foot basis. The street tree 
standards of FMC 19.163.040 may be waived when trees preserved within the front 
yard provide the same or better shading and visual quality as would otherwise be 
provided by street trees. 

10. Stormwater Facilities. Storm water facilities (e.g., detention/retention ponds and 
swales) shall be landscaped with water tolerant, native plants. 
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Figure 19.163.030 - Landscape Areas in a Multiple-Family Development (Typical) 

Iteotl la 
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FINDINGS: The applicant has submitted a landscaping plan as well as a mitigation plan 
for the Fairview Creek Resource Protection Area (see Attachment 10, Landscaping 
Plan, Attachment 11, Mitigation Plan Map, and Attachment 12, Mitigation Narrative). 
Native vegetation will be preserved in the Fairview Creek Natural Protection Area. 
The plan indicates a variety of trees (flowering cherries, ash, maples, dogwood, etc.), 
shrubs (azalea, hawthorn, rhododendrons, etc.), and groundcover. The plan indicates 
that trees will be 1.5 inches at the time of planting and shrubs will in gallon or larger 
containers. 

The applicant has exceeded the five percent (5%) minimum percentage of required 
landscaping within the Town Center Commercial zone. The plan also includes 
hardscape features (patios and a plaza) on site for amenities such as tables and chairs 
for residents and guests. 

E. Landscape Design Standards. The landscape design standards provide guidelines 
within setback areas, parking areas, etc. 

All yards, parking lots and required street tree planter strips shall be landscaped in 
accordance with the provisions ofthis chapter. Landscaping shall be installed with 
development to provide erosion control, visual interest, buffering, privacy, open space 
and pathway identification, shading and wind buffering, based on the following 
standards: 

1. Yard Setback Landscaping. Landscaping shall satisfy the following criteria: 

a. Provide visual screening and privacy within side and rear yards; while leaving 
front yards and building entrances mostly visible for security purposes; 
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b. Use shrubs and trees as windbreaks, as appropriate; 

c. Retain natural vegetation, as practicable; 

d. Define pedestrian pathways and open space areas with landscape materials; 

e. Provide focal points within a development, such as signature trees (i.e., large 
or unique trees), hedges and flowering plants; 

f. Use trees to provide summer shading within common open space areas, and 
within front yards when street trees cannot be provided; 

g. Use a combination of plants for year-long color and interest; 

h. Use landscaping to screen outdoor storage and mechanical equipment areas, 
and to enhance graded areas such as berms, swales and detention/retention 
ponds. 

FINDINGS: The landscaping plan provides visual screening of the site. Purple Ash trees 
will be planted along the perimeters of the west and south boundary lines. Pedestrian 
pathways throughout the site are defined using both trees and shrubs. The 
combination of selected trees and shrubs will provide year-long color and interest. 

2. Parking Areas. A minimum of five percent of the combined area of all parking 
areas, as measured around the perimeter of all parking spaces and maneuvering 
areas, shall be landscaped. Such landscaping shall consist of an evenly distributed 
mix of shade trees with shrubs and/or ground cover plants. "Evenly distributed" 
means that the trees and other plants are distributed around the parking lot 
perimeter and between parking bays to provide a partial canopy. At a minimum, 
one tree per five parking spaces total shall be planted to create a partial tree canopy 
over and around the parking area. All parking areas with more than 20 spaces shall 
include landscape islands with trees to break up the parking area into rows of not 
more than 12 contiguous parking spaces. All landscaped areas shall have minimum 
dimensions of four feet by four feet to ensure adequate soil, water, and space for 
healthy plant growth. 

FINDINGS: The landscaping plan shows landscaped parking islands. These islands 
break up the parking area into rows of not more than twelve (12) contagious parking 
spaces. The plan shows these islands landscaped with trees and shrubs. All of the 
landscaped areas as shown on the plan have a minimum dimension of four (4) feet by 
four (4) feet. The landscaping will be watered with a subsurface, automatic irrigation 
system. 

3. Buffering and Screening Required. Buffering and screening are required under the 
following conditions: 
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a. Parking/Maneuvering Area Adjacent to Streets and Drives - not applicable 

b. Parking/Maneuvering Area Adjacent to Building. Where a parking or 
maneuvering area, or driveway, is adjacent to a building, the area shall be 

separated from the building by a raised pathway, plaza, or landscaped buffer no 
less than four feet in width. Raised curbs, bollards, wheel stops, or other design 
features shall be used to protect buildings from being damaged by vehicles. 
When parking areas are located adjacent to residential ground-floor living 
space, a landscape buffer is required to fulfill this requirement. 

c. Screening of Mechanical Equipment, Outdoor Storage, Service and Delivery 
Areas, and Automobile-Oriented Uses. All mechanical equipment, outdoor 
storage and manufacturing, and service and delivery areas, shall be screened 
from view from all public streets and residential districts. Screening shall be 
provided by one or more of the following: decorative wall (i.e., masonry or 
similar quality material), evergreen hedge, non-see-through fence, or a similar 
feature that provides a non-see-through barrier. Walls, fences, and hedges shall 
comply with the vision clearance requirements and provide for pedestrian 
circulation, in accordance with Chapter 19.162 FMC, Access and Circulation . 
(Ord . 6-2001 § 1) 

FINDINGS: All parking areas adjacent to buildings are separated from the building by a 
raised curb, sidewalk, and landscaped area. The site plan meets this standard. 

19.163.040 Street trees. 
The guidelines provided in this section promote healthy street trees and adequate 
canopy cover to provide shade, reduce stormwater runoff, and improve the appearance 
of a development. 

Street trees shall be planted for all developments that are subject to land division or site 
design review. Requirements for street tree planting strips are provided in Chapter 
19.165 FMC, Public Facility Standards. Planting of unimproved streets shall be deferred 
until the construction of curbs and sidewalks. Street trees shall conform to the following 
standards and guidelines: 

A. Soil Preparation, Planting and Care. The developer shall be responsible for planting 
street trees, including soil preparation, ground cover material, staking, and temporary 
irrigation for two years after planting. The developer shall also be responsible for tree 
care (pruning, watering, fertilization, and replacement as necessary) during the first two 
years after planting. 

B. Assurances. The city shall require the developer to provide a performance and 
maintenance bond in an amount determined by the city engineer, to ensure the 
planting of the tree(s) and care during the first two years after planting. 
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C. Growth Characteristics. Trees shall be selected based on growth characteristics and 
site conditions, including available space, overhead clearance, soil conditions, exposure, 
and desired color and appearance. The following should guide tree selection: 

1. Provide a broad canopy where shade is desired. 

2. Use low-growing trees for spaces under utility wires. 

3. Select trees which can be "limbed-up" where vision clearance is a concern. 

4. Use narrow or "columnar" trees where awnings or other building features limit 
growth, or where greater visibility is desired between buildings and the street. 

5. Use species with similar growth characteristics on the same block for design 
continuity. 

6. Avoid using trees that are susceptible to insect damage, and avoid using trees 
that produce excessive seeds or fruit. 

7. Select trees that are well adapted to the environment, including soil, wind, sun 
exposure, and exhaust. Drought-resistant trees should be used in areas with sandy 
or rocky soil. 

8. Select trees for their seasonal color, as desired. 

9. Use deciduous trees for summer shade and winter sun. 

D. Caliper Size. The minimum caliper size at planting shall be 1.5 inches, based on the 
American Association of Nurserymen Standards. 

E. Spacing and Location. Street trees shall be planted within existing and proposed 
planting strips, and in sidewalk tree wells on streets without planting strips. Street tree 
spacing shall be based upon the type of tree(s) selected and the canopy size at maturity. 
In general, trees shall be spaced no more than 30 feet apart, except where planting a 
tree would conflict with existing trees, retaining walls, utilities and similar physical 
barriers. 

F. Maintenance and Irrigation. The use of drought-tolerant plant species is encouraged, 
and may be required when irrigation is not available. Irrigation shall be provided for 
plants that are not drought-tolerant. If the plantings fail to survive, the property owner 
shall replace them with an equivalent specimen (i.e., evergreen shrub replaces 
evergreen shrub, deciduous tree replaces deciduous tree, etc.). All other landscape 
features required by this code shall be maintained in good condition, or otherwise 
replaced by the owner. 
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G. Additional Requirements. Additional buffering and screening may be required for 
specific land uses, as identified by Article II of thi s title, and the city may require 
additional landscaping through the conditional use permit process. (Ord. 6-2001 § 1) 

FINDINGS: The landscape plan indicates fifteen (IS) Redbud streets trees to be planted 
along Halsey Street. This is a small deciduous tree growing between 15 to 25 feet in 
height, and has a vase shape canopy cover. The plan shows the trees to be planted 
per the minimum caliper size of 1.5 dbh. 

Condition of Approval: Street trees shall be planted at rate of one for every 30 ft . of 
the frontage along NE Halsey St, except where planting a tree would conflict with 
utilities and similar physical barriers, and sight distance requirements for driveways. 

Condition of Approval: All trees planted in the right-of-way shall include the 
installation of an approved root barrier adjacent to sidewalks and curbs for each tree, 
unless otherwise approved by the City. 

Condition of Approval: Prior to final occupancy the street trees must be installed and 
inspected or a performance and maintenance bond shall be posted in an amount 
determined by the city engineer to ensure planting of the trees and care during the 
first two years. 

Condition of Approval: The property owner shall maintain all landscaped areas in 
perpetuity upon completion and they shall be kept free from weeds and debris and 
maintained in a healthy, growing condition and shall receive regular pruning, 
fertilizing, mowing and trimming. Any damaged, dead, diseased, or decaying plant 
material shall be replaced within 30 days. 

19.163.050 Fences and walls. 

FINDINGS: The applicant is not proposing to install any fences or walls. Fences and 
walls must meet requirements in FMC 19.163.050 

FMC 19.164 - Vehicle and Bicycle Parking 

19.164.010 Purpose. 
The purpose of thi s chapter is to provide basic and flexible st andards for development 
of vehicle and bicycle parking. The design of parking areas is critically important to the 
viability of some commercial areas, pedestrian and driver safety, the efficient and safe 
operation of adjoining street s, and community image and livability .... 
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19.164.020 Applicability. 
All developments subject to site design review Chapter 19.420 FMC, including 
development of parking facilities, shall comply with the provisions of this chapter. (Ord . 
6-2001 § 1) 

19.164.030 Vehicle parking standards. 
A. The minimum number of required off-street vehicle parking spaces (i.e., parking that 
is located in parking lots and garages and not in the street right-of-way) shall be 
determined based on the standards in Table 19.164.030.A. 

There is no minimum number of off-street parking spaces required in the town center 
commercial district; hawever, the "maximum parking" standards af this chapter apply. 

FINDINGS: See below under "maximum parking" standards. 

B. Credit for On-Street Parking - not applicable 

C. Parking Location and Shared Parking. 

1. Location. Vehicle parking is allowed only on approved parking shoulders 
(streets), within garages, carports and other structures, or on driveways or 
parking lots that have been developed in conformance with this code. Specific 
locations for parking are indicated in Article II of this title for some land uses 
(e.g., the requirement that parking be located to side or rear of buildings, with 
access from alleys, for some uses). (See also Chapter 19.162 FMC, Access and 
Circulation.) 

2. Off-Site Parking .... (Not applicable) 

3. Mixed Uses. If more than one type of land use occupies a single structure or 
parcel of land, the total requirements for off-street vehicle parking shall be the 
sum of the requirements for all uses, unless it can be shown that the peak 
parking demands are actually less (i.e., the uses operate on different days or at 
different times of the day). In that case, the total requirements shall be reduced 
accordingly. 

4. Shared Parking. Required parking facilities for two or more uses, structures, or 
parcels of land may be satisfied by the same parking facilities used jointly, to the 
extent that the owners or operators show that the need for parking facilities 
does not materially overlap (e.g., uses primarily of a daytime versus nighttime 
nature), and provided that the right of joint use is evidenced by a recorded deed, 
lease, contract, or similar written instrument establishing the joint use. 
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5. Availability of Facilities. Owners of off-street parking facilities may post a sign 
indicating that all parking on the site is available only for reSidents, customers 
and/ or employees, as applicable. Signs shall conform to the standards of Chapter 
19.170 FMC, Sign age. 

FINDINGS: 19.164.030.C.1, Most of the parking is located a surfaced parking lot along 
drive aisles and a center parking lot area. 19.164.030.C.3 The applicant is proposing 
mixed uses onsite. 19.164.030.C.3. If more than one type of land use occupies a single 
structure or parcel of land, the total requirements for off-street vehicle parking shall 
be the sum of the requirements for all uses. A total of 285 parking spaces are 
available onsite (see Attachment 2), which includes 7 ADA stalls. The breakdown for 
parking is the following: 

• 123 standard spaces, 
• 39 standard spaces under carports, 
• 28 standard garage spaces; and 

• 95 compact spaces 

The sum of all parking requirements for all uses onsite is the following: 

Use Minimum Standard Parking Spaces 
Required 

1 bedroom (multi- 1.25 spaces per unit 79 
family) 
2 bedroom (multi- 2.5 spaces per unit 152 
family) 
3 bedroom (multi- 1.75 spaces per unit 28 
family 
Commercial/Retail 4.1 per 1,000 sq. 5 

feet 

Total Required Parking Spaces = 264 

Staff finds that the parking space requirements are met. The applicant is proposing 21 
additional parking spaces. 

Condition of Approval: Signs indicating that parking on site is available for residents, 
customers, employees, etc., shall conform to the standards of Chapter 19.170 FMC, 
Signage. 

D. Maximum Number of Parking Spaces -- not applicable 

E. Parking Management - not applicable 
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F. Parking Stall Standard Dimensions and Compact Parking Spaces. All off-street parking 
stalls shall be improved to conform to city standards for surfacing, storm water 
management and striping ..... Disabled person parking shall conform to the standards 
and dimensions of this chapter. The number of compact parking spaces shall not exceed 
40 percent of all parking spaces provided on site. 

FINDINGS: The site plan proposes 9S compact spaces or 33 percent of parking spaces 
onsite, which does not exceed 40 percent of all parking spaces, provided onsite. The 
parking dimensions on the site plan meet the city standards for parking stalls and 2-
way drive-aisle widths. 

Condition of Approval: All parking shall meet city dimensional standards and be 
striped according to city standards. 

G. Variances - not applicable 

H. Disabled Person Parking Spaces. The following parking shall be provided for disabled 
persons, in conformance with the Americans with Disabilities Act .... 

FINDINGS: The applicant has proposed 7 ADA parking spaces which meets the 
minimum requirement. 

Condition of Approval: Seven (7) ADA parking spaces shall be marked and signed. 

19.164.040 Bicycle parking standards. 
All uses which are subject to site design review shall provide bicycle parking, in 
conformance with the following standards, which are evaluated during site design 
review: 

1. Multifamily Residences. Every residential use of four or more dwelling units provides 
at least one sheltered bicycle parking space for each dwelling unit. Sheltered bicycle 
parking spaces may be located within a garage, storage shed, basement, utility room or 
similar area. In those instances in which the residential complex has no garage or other 
easily accessible storage unit, the bicycle parking spaces may be sheltered from sun and 
precipitation under an eave, overhang, an independent structure, or similar cover. 

FINDINGS: The development a mix-use development that includes multi-family and 
commercial uses. There are 180 units which require the same number of spaces for 
sheltered bike parking. Staff finds that there is adequate sheltered bike parking 
within the site design. Bikes can be sheltered in the proposed garages, and under the 
covered entryways into each unit. 

2. Parking Lots - not applicable 
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3. Schools - not applicable 

4. Colleges and Trade Schools - not applicable 

5. Town Center Commercial District. Within the town center commercial district, bicycle 
parking for customers shall be provided along the street at a rate of at least one space 
per use. Individual uses shall provide their own parking, or spaces may be clustered to 
serve up to six bicycles. Bicycle parking spaces shall be located in front ofthe stores 
along the street, either on the sidewalks or in specially constructed areas such as 
pedestrian curb extensions. Inverted "U" style racks are recommended. Bicycle parking 
shall not interfere with pedestrian passage, leaving a clear area of at least 36 inches 
between bicycles and other existing and potential obstructions. Customer spaces mayor 
may not be sheltered . When provided, sheltered parking (within a building, or under an 
eave, overhang, or similar structure) shall be provided at a rate of one space per 10 
employees, with a minimum of one space per store. 

FINDINGS; The site plan shows a total of 6 bicycle parking spaces near the NE Halsey 
Street frontage. The applicant meets the bicycle parking requirements for uses within 
the Town Center Commercial District. There is a total of four (4) bicycle parking 
spaces provided for each use and 2 bicycle parking spaces designed for the private 
clubhouse building. This criterion is met. 

B. Exemptions -not applicable 

C. Location and Design. Bicycle parking shall be conveniently located with respect to 
both the street right·of-way and at least one building entrance (e.g., no farther away 
than the closest parking space). It should be incorporated whenever possible into 
building design and coordinated with the design of street furniture when it is provided . 
Street furniture includes benches, streetlights, planters and other pedestrian amenities. 

FINDINGS; The location of the bicycle parking is located near NE Halsey Street within 
the plaza area between buildings F-3 and E-1. The parking is incorporated into the 
plaza area near entrances and coordinated with street furniture, planters and other 
pedestrian amenities. 

D. Visibility and Security. Bicycle parking should be visible to cyclists from street 
sidewalks or building entrances, so that it provides sufficient security from theft and 
damage. 

FINDINGS; The bike parking is visible from the sidewalk, and meets this standard. 

E. Options for Storage - not applicable 
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F. Lighting. Bicycle parking shall be at least as well lit as vehicle parking for security. 

FINDINGS: There is pedestrian scale lighting on the commercial buildings fronting NE 
Halsey, the private Club House and along the plaza areas (see Attachment 13, Lighting 
Plan). This criterion is met. 

G. Reserved Areas - not applicable 

H. Hazards. Bicycle parking shall not impede or create a hazard to pedestrians. Parking 
areas shall be located so as to not conflict with vision clearance standards (Chapter 
19.162 FMC, Access and Circulation). (Ord . 6-2001 § 1) 

Condition of Approval: All bicycle parking stalls shall be installed and located so as to 
not impede or create a hazard to pedestrians and to not conflict with vision clearance 
standards. 

FMC 19.165 - Public Facilities Standards 

19.165.010 Purpose and applicability. 
A. Purpose. The purpose of this chapter is to provide planning and design standards for 
public and private transportation facilities and utilities. Streets are the most common 
public spaces, touching virtually every parcel of land .... 

B. When Standards Apply. Unless otherwise provided, the standard specifications for 
construction, reconstruction or repair of transportation facilities, utilities and other 
public improvements within the city shall occur in accordance with the standards of this 
chapter .... 

C. Standard Specifications. The city engineer shall establish standard construction 
specifications consistent with the design standards of this chapter and application of 
engineering principles. They are incorporated in this code by reference. 

D. Conditions of Development Approval. No development may occur unless required 
public facilities are in place or guaranteed, in conformance with the provisions of this 
code ..... 

E. Rough Proportionality Report -- not applicable. 

Condition of Approval: Prior to the issuance of building permits the applicant shall 
submit final engineered construction plans for public facilities (water, sewer, storm 
drainage) to Public Works for review and approval that meet city design standards. 
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19.165.020 Transportation standards. 

Transportation standards are necessary so that the Fairview street system remains 
intact and well connected . Streets are critical to the connection of neighborhoods, 
businesses, schools, etc. It is important to regulate roadway sizes, locations and right-of
way dimensions ...... 

19.165.025 Transportation improvements. 

A. Development Standards. No development shall occur unless the development has 
frontage or approved access to a public street, in conformance with the provisions of 
Chapter 19.162 FMC, Access and Circulation, and the following standards are met: 

1. Streets within or adjacent to a development shall be improved in accordance 
with the transportation system plan and the provisions of this chapter; 

2. Development of new streets, and additional street width or improvements 
planned as a portion of an existing street, shall be improved in accordance with 
this section, and public streets shall be dedicated to the applicable city, county 
or state jurisdiction; 

3. New streets and drives connected to a collector or arterial street shall be 
paved; and 

4. The city may accept a future improvement guarantee (e.g. , owner agrees not 
to remonstrate (object) to the formation of a local improvement district in the 
future) in lieu of street improvements if one or more of the following conditions 
exist: 

a. A partial improvement may create a potential safety hazard to 
motorists or pedestrians; 

b. Due to the developed condition of adjacent properties it is unlikely 
that street improvements would be extended in the foreseeable future 
and the improvement associated with the project under review does not, 
by itself, provide increased street safety or capacity, or improved 
pedestrian circulation; 

c. The improvement would be in conflict with an adopted capital 
improvement plan; or 
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d. The improvement is associated with an approved land partition on 
property zoned residential and the proposed land partition does not 
create any new streets. 

B. Variances. Variances to the transportation design standards in this section may be 
granted by means of a Class B variance, as governed by Article V of this title, Variances. 
A variance may be granted under this provision only if a required improvement is not 
feasible due to topographic constraints or constraints posed by sensitive lands Chapter 
19.106 FMC 

FINDINGS: 19.16S.025.A, the site has frontage and access to NE Halsey, a public street. 
NE Halsey is under the jurisdiction of Multnomah County. As discussed above, the 
applicant is seeking a variance from Multnomah County. 

C. Creation of Rights-of-Way for Streets and Related Purposes - not applicable 

D. Creation of Access Easements - not applicable. 

E. Street Location, Width and Grade. 

1. Street grades shall be approved by the city engineer in accordance with the 
design standards in subsection N of thi s section; and 

2. Where the location of a street is not shown in an existing street plan (see 
subsection H of this section), the location of streets in a development shall 
either: 

a. Provide for the continuation and connection of existing streets in the 
surrounding areas, conforming to the street standards of this chapter, or 

b. Conform to a street plan adopted by the planning commission, if it is 
impractical to connect with existing street patterns because of particular 
topographical or other existing conditions of the land . Such a plan shall 
be based on the type of land use to be served, the volume of traffic, the 
capacity of adjoining streets and the need for public convenience and 
safety. 

FINDINGS: The proposed development does not create new public rights-of-ways. This 
site is constrained to east and south. Fairview Creek runs through the property along 
the eastern boundary and there is a significant grade difference to the south of the 
property abutting the Village. The site to the west is in the Village and when 
developed will take access from Market St reet. This site was not considered at the 
time the Village was developed. The applicant is proposing two accesses from NE 

Application: 2015-52-DR&NR 
Application Name: Northbrook Village 
Fairview Planning Commission 

September 8, 2015 
Page 50 of 75 



Halsey Street into the development. The two drive-aisles create a "Un shape around 
the proposed development. Access and circulation is described in detail above. Staff 
finds that the proposal addresses the needs of all uses onsite and modes of travel in 
the area (pedestrian/bicycling/transit). 

F. Minimum Rights-of-Way and Street Sections - not applicable 

G. Traffic Signals and Traffic Calming Feature - not applicable 

J. Sidewalks, Planter Strips, Bicycle lanes. Sidewalks, planter strips, and bicycle lanes 
shall be installed in conformance with the standards in Figures 19.165.025(F)(1) to (6), 
applicable provisions ofthe transportation system plan, the Comprehensive Plan, and 
adopted street plans. Maintenance of sidewalks, curbs, and planter strips is the 
continuing obligation of the adjacent property owner. All work must comply with the 
city of Fairview public works construction standards. 

FINDINGS: There is an existing sidewalk and bicycle lane on NE Halsey. 

Condition of Approval: Sidewalks, planter strips, shall be installed in conformance 
with City standards FMC 19.165.025(F)(1) to (6). Maintenance of sidewalks, curbs and 
planter strips is the obligation of the adjacent property owner. 

K. Intersection Angles .. .. 

l. Existing Rights-of-Way ... 

M. Cul-de-Sacs ... 

N. Grades and Curves ... 

FINDINGS: K-N above -- not applicable. 

O. Curbs, Curb Cuts, Ramps, and Driveway Approaches. Concrete curbs, curb cuts, 
wheelchair, bicycle ramps and driveway approaches shall be constructed in accordance 
with standards specified in Chapter 19.162 FMC, Access and Circulation . 

Condition of Approval: Concrete curbs, curb cuts, wheelchair, bicycle ramps and 
driveway approaches shall be constructed in accordance with standards specified in 
Chapter 19.162 FMC, Access and Circulation. 

P. Streets Adjacent to Railroad Right-of-Way .... 

Q. Development Adjoining Arterial Streets ... 
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R. Alleys, Public or Private. Alleys ... 

S. Private Streets .... 

T. Street Names .... 

U. Survey Monuments ... 

V. Street Signs .... 

FINDINGS: P-V above, not applicable. 

W. Mail Boxes. Plans for mail boxes to be used shall be approved by the United States 
Postal Service. 

FINDINGS: The applicant is proposing that mail boxes will be located in an alcove 
behind building E-l. 

Condition of Approval: Prior to final occupancy all mail boxes shall be installed in 
accordance with approved plan from USPS. 

X. Streetlight Standards. Streetlights shall be installed in accordance with city standards. 

FINDINGS: Existing street lights are installed on NE Halsey Street. The applicant is 
proposing lighting within the development (see Attachment 13). 

Condition of Approval: All onsite external lighting shall be designed to have no off-site 
glare. 

y. Street Cross-Sections - not applicable 

19.165.040 Sanitary sewer and water service improvements. 
The sanitary sewer and water service improvements ensure adequate sanitary sewer 
services to new developments. 

A. Sewers and Water Mains Required. Sanitary sewers and water mains shall be installed 
to serve each new development and to connect developments to existing mains in 
accordance with the city's construction specifications and the applicable Comprehensive 
Plan policies. 

B. Sewer and Water Plan Approval. Development permits for sewer and water 
improvements shall not be issued until the city engineer has approved all sanitary sewer 
and water plans in conformance with city standards. 
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C. Oversizing. Proposed sewer and water systems shall be sized to accommodate 
additional development within the area as projected by the Comprehensive Plan . The 
developer shall be entitled to system development charge credits for the oversizing. 

D. Permits Denied. Development permits may be restricted by the city where a 
deficiency exists in the existing water or sewer system which cannot be rectified by the 
development and which if not rectified will result in a threat to public health or safety, 
surcharging of existing mains, or violations of state or federal standards pertaining to 
operation of domestic water and sewerage treatment systems. Building moratoriums 
shall conform to the criteria and procedures contained in ORS 197.505 to 197.520. (Ord. 
6-2001 § 1) 

FINDINGS: The applicant submitted a preliminary public improvement plans showing 
water and sanitary sewer service improvements. 

Condition of Approval: Prior to receiving building permits the applicant shall submit 
final engineered construction plans for public facilities (water, sewer, storm drainage) 
to Public Works for review and approval that meet city design standards. 

Water 
The site is currently served from a 10" diameter city water line extending from NE 
Halsey Street. The development will need to meet fire flow verification (commercial 
and residential). 

Condition of Approval: Public Works shall approve backflow assembly devices to be 
installed at appropriate service locations. 

Sewer 
Access of sanitary sewer lateral connection is available to this site from an existing 8" 
sanitary sewer main located from NE Halsey. 

Condition of Approval: Prior to receiving building permits the applicant shall provide 
sanitary sewer capacity to Public Works staff to determine accommodation within the 
city's existing sewer system. 

Condition of Approval: If there is an existing private wastewater disposal system on 
site it shall be abandoned in accordance with the regulations of the Oregon 
Department of Environmental Quality. 

19.165.050 Storm drainage. 
The storm drainage section requires developers to accommodate and treat stormwater 
runoff from buildings and parking lots. 

Application: 2015-52-DR&NR 
Application Name: Northbrook Village 
Fairview Planning Commission 

September 8,2015 
Page 53 of 75 



A. General Provisions. The city shall issue a development permit only where adequate 
provisions for stormwater and flood water runoff have been made. 

B. Accommodation of Upstream Drainage. Culverts and other drainage facilities shall be 
large enough to accommodate potential runoff from the entire upstream drainage area, 
whether inside or outside the development. Such facilities shall be subject to review and 
approval by the city engineer. 

C. Effect on Downstream Drainage. Where it is anticipated by the city engineer that the 
additional runoff resulting from the development will overload an existing drainage 
facility, the city may deny approval of the development permit unless provisions have 
been made for improvement ofthe potential condition or until provisions have been 
made for storage of additional runoff caused by the development in accordance with 
city standards. 

D. Easements. Where a development is traversed by a watercourse, drainage way, 
channel or stream, there shall be provided a stormwater easement or drainage right-of
way conforming substantially with the lines of such watercourse and such further width 
as will be adequate for conveyance and maintenance. (Ord. 6-2001 § 1) 

FINDINGS: The applicant has provided a prel iminary Utility Plan and Stormwater 
Management Memo (see Attachment 4, and 15). 

The site is not currently served with stormwater infrastructure. The current 
stormwater runoff sheet flows to the east to Fairview Creek. The proposed drainage 
system will collect the runoff from the pavement hardscaped areas and pipe it to a 
mechanical filtration and then to a StormTech Chamber system for detention. A flow 
control manhole will manage the stormwater release rates. Stormwater quality for 
the parking lot area will be achieved using a 12-cart 96" Storm Filter Manhole and a 2-
cart Storm Filter catch basin. Roof runoff will be conveyed to drywells that are 
designed based on geotechnical recommendations. 

The prel iminary water quality and detention facilities have been designed to meet the 
City of Portland, Stormwater Quality Facilities Design Guidance Manual, dated January 
2014. The site flows are to Fairview Creek and as such storm water design is required 
to detain the post construction 2/year storm to the rate of Y, of the 2/year 
predevelopment (Lewis & Clark) release rate. The conveyance piping is sized to 
handle expected flows from the 25 year design storm. 

Final engineered stormwater plans shall use best management practices as specified 
in the "City of Portland Storm water Quality Faci lities Design Guidance Manual." The 
storm system design shall demonstrate how a 100-year flood event will be 
accommodated without adversely affecting existing and adjoining properties. A copy 

Application: 2015-52-DR&NR 
Application Name: Northbrook Village 
Fairview Planning Commission 

September 8, 2015 
Page 54 of 75 



of these calculations and worksheets shall be submitted with the final engineered 
plans. Maintenance of private stormwater facilities is the responsibility of the 
property owner. 

Condition of Approval: Prior to receiving development permits, the applicant shall 
prepare a final engineered stormwater management plan to be reviewed and 
approved by Public Works. The Plan shall use best management practices as specified 
in the City of Portland Stormwater Quality Facilities Design Guidance Manual, show 
accommodation of potential runoff, and effects on downstream drainage. As part of 
the final engineered stormwater plan, a geotechnical analysis of the permeability rate 
of the soil shall be included. 

Condition of Approval: Prior to receiving development permits the applicant shall 
prepare an Operations and Maintenance Agreement for private stormwater that shall 
meet maintenance procedures and frequency of inspections and approved by Public 
Works. 

Condition of Approval: As part of the condition of approval to replat the site, the 
applicant shall place a public stormwater easement over the Fairview Creek buffer and 
mitigation area. 

19.165.060 Utilities. 
The utilities section provides standards regarding electric lines and cable. Many types of 
utilities now must be installed underground for safety and aesthetic purposes. 

A. Underground Utilities. All utility lines including, but not limited to, those required for 
electric, communication, lighting and cable television services and related facilities 
shall be placed underground, except for surface-mounted transformers, surface
mounted connection boxes and meter cabinets which may be placed above ground, 
temporary utility service facilities during construction, and high capacity electric 
lines operating at 50,000 volts or above. The following additional standards apply to 
all new subdivisions, in order to facilitate underground placement of utilities .... . 

Condition of Approval: All utility lines except those required except for surface
mounted transformers, surface mounted connection boxes and meter cabinets, and 
temporary service during construction shall be placed underground. 

19.165.060 B-C - Not applicable 

19.165.070 Easements. 
The easements section provisions reserve adequate space for utilities .... 

FINDINGS: Conditioned above 
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19.165.080 Construction plan approval and assurances. 
The construction plan approval portion ensures the completion of a development by a 
builder. 

Condition of Approval: Prior to receiving development permits all plans must be 
approved by the City, development permit fees paid, and permits issued. 

19.165.090 Installation. 
A. Conformance Required. Improvements installed by the developer either as a 
requirement of these regulations or at his/her own option, shall conform to the 
requirements of this chapter, approved construction plans, and to improvement 
standards and specifications adopted by the city. 

B. Adopted Installation Standards. The Standard Specifications for Public Works 
Construction, Oregon Chapter APWA shall be a part of the city's adopted installation 
standard(s); other standards may also be required upon recommendation of the city 
engineer. 

C. Commencement. Work shall not begin until the city has been notified in advance. 

D. Resumption. If work is discontinued for more than one month, it shall not be 
resumed until the city is notified. 

E. City Inspection. Improvements shall be constructed under the inspection and to the 
satisfaction of the city. The city may require minor changes in typical sections and 
details if unusual conditions arising during construction warrant such changes in the 
public interest. Modifications requested by the developer shall be subject to land use 
review under Chapter 19.415 FMC, Modifications to Approved Plans and Conditions of 
Approval. Any monuments that are disturbed before all improvements are completed 
by the subdivider shall be replaced prior to final acceptance of the improvements. 

F. Engineer's Certification and As-Built Plans 

Condition of Approval: The applicant agrees to comply with all regulations and 
requirements of the Fairview City Code which are current on this date, EXCEPT where 
variance or deviation from such regulation and requirements have been specifically 
approved by formal Planning Commission action as documented by the records of this 
decision and/or the associated Conditions of Approval. 
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Other Standards: Solid Waste Storage, Equipment Screening, Signs, etc. 

Findings: The site plan indicates a trash disposal and recycling area near the southwest 
corner of the site, east of building H-3. Outside trash enclosures and recycling areas 
shall be adequately screen from public view. 

Condition of Approval: Prior to final occupancy all outside trash enclosures areas shall 
be constructed with a minimum six (6) ft. high wall and have a self-closing gate 
constructed of solid materials and attached to posts and embedded in concrete. 

Condition of Approval: All ground mounted utility appurtenances such as 
transformers, AC condensers, backflow devices, etc., shall be located out of public 
view and adequately screened in such a manner as to minimize the visual and 
acoustical impact. To the extent possible, equipment shall be located behind the 
building, on the side of the building or outside public view. Equipment within public 
view shall be screened to and may include a combination of landscaping and/or 
masonry or lattice walls or berms. All gas and electrical meters shall be concealed 
and/or painted to match the building 

Condition of Approval: No signs shall be installed without a sign permit issued by the 
City of Fairview. Sign area, size and location shall be in accordance with the City's 
Development Code Title 19.170. 

7.PROPOSED FINDINGS NATURAL RESOURCE REGULATIONS 

FMC 19.105 Flood Plain Overlay 

19.105.030 Compliance. 
No structure or land shall hereafter be constructed, located, extended, converted or 
altered without full compliance with the terms of FMC Chapter 16.05, Flood Damage 
Prevention. 

19.105.060 Conditional uses. 
The following uses are permitted conditionally: 
A. All uses allowed in the base zone or existing flood hazard overlay zone. 

FINDINGS: The applicant will need to provide that the development is in full 
compliance with FMC Chapter 16.05, Flood Damage Prevention. This chapter of the 

Application: 2015-52-DR&NR 
Application Name: Northbrook Village 
Fairview Planning Commission 

September 8, 2015 
Page 57 of75 



Municipal Code is not under Title 19, Development Code. Planning staff finds that the 
applicant has substantially met the requirements for buffer averaging and the 
submitted mitigation plan ensures that the remaining corridor area and the new offset 
(the buffer averaging area) is equivalent or enhanced for water quality and habitat 
functions and values. As conditioned below, the applicant will need to meet all 
applicable code criteria in FMC 16.05 prior to the submittal of development permits. 

Condition of Approval: Prior to the submittal for development permits (grading, 
erosion, building, etc.) the applicant shall submit all necessary informat ion to the 
City's building official to be reviewed for compliance with FMC Chapter 16.05. 

Chapter 19.106: Natural Resource Regulations 

19.106.010: Purpose 
A. The city has determined through review, investigation and development of 
appropriate regulation and guidelines to promote the application and utilization of the 
city's Comprehensive Plan, that the city's major water features the Columbia River, 
Fairview Creek, Osburn Creek, No Name Creek, Raintree Creek, Salmon Creek, Clear 
Creek, Fairview Lake, Columbia Slough, and associated wetlands and riparian areas, and 
upland habitat areas, as defined herein, are a valuable and irreplaceable natural 
resource to the community. It is the intention of the Fairview city council to protect and 
regulate the city' s natural resources with the following purposes 

1. To protect the natural functions of the city's natural resources, including 
its soil structure and vegetation, to maintain water quantity and quality, 
store recharge and discharge groundwater, and reduce needs for future 
stormwater treatment, collection and control facilities. 

2. To prevent property damage and degradation from storms and floods 
and to promote bank stabilization. 

3. To protect and enhance valuable fisheries and wildlife habitat. 

4. To provide an aesthetically pleasing and healthy environment. 

5. To implement the city's Comprehensive Plan. 

6. To allow fo r the storage and conveyance of stream flows through existing 
and natural flood conveyance systems. 

7. To minimize flood impacts, flood peak flows and wind and wave impacts. 
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8. To maintain water quality by reducing and sorting sediment loads, 
processing chemical and organic wastes and reducing nutrients. 

9. To protect and enhance wildlife habitat. 

10. To maintain water quality through the implementation of total maximum 
daily load (TMDL) requirements . 

11. To promote recreational and education opportunities and public access 
to open spaces and natural resources. 

12. Find the appropriate balance between resource protection and 
enhancement and reasonable development. Variable riparian resource 
protection areas of 35 feet, 40 feet, 55 feet and 75 feet are established as 
shown on the city's adopted natural resources inventory map. 

B. The purpose of the upland habitat areas is to protect habitat and wildlife areas while 
permitting appropriate development when carried out in a sensitive manner with 
minimal impacts on identified natural resource values 

19.106.030: Coordination with other regulations 
A. Implementation ofthis chapter is in addition to, and shall be coordinated with, FMC 
Title 19, Development Code, and FMC Title 16, Environmental Regulation s. 

B. When this chapter conflicts with other sections of the Fairview Municipal Code, the 
more restrictive provision shall apply. 

C. The requirements of thi s chapter apply in addition to all applicable local, regional, 
state, and federal regulations, including those for wetlands and flood management 
areas. Where this chapter imposes restrictions that are more stringent than regional, 
state, and federal regulation s, the more stringent regulation shall apply. 

D. Development in or near wetlands and streams may require permits from the Oregon 
Department of State Lands (DSL) and the U.S. Army Corps of Engineers (Corps). If a 
federal permit is required, a water quality certification from the Oregon Department of 
Environmental Quality (DEQ) may also be required . The public works director shall notify 
DSL and the Corps when an application for development within streams and wetlands is 
submitted. Applicants are encouraged to contact the above-mentioned agencies first 
before preparing development plans. (Ord . 3-2012 §§ 2, 3(Att. 2)) 

19.106.040 Resource protection area requirements. 
A. Standards outlined in this section apply to the city's riparian resources and upland 
habitats as shown on the city of Fairview natural resource map adopted by the city 
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council on September S, 2012, (hereon referred to as "the map" ) which includes the 
Columbia River and Fairview Creek, Osburn Creek, No Name Creek, Salmon Creek, Rain 
Tree Creek, and Clear Creek, and mapped wetlands and upland habitat. 

B. Each resource has been designated with a specific protection area as shown on the 
map. The map shows Fairview's riparian resources that are subject to a 35-, 40-, 55-, or 
80-foot riparian buffer resource protection area. The protection areas are measured 
from the centerline ofthe creek in each direction 35, 40, 55, or 80 feet as shown on the 
map. Where there are multiple reaches of waterbodies the protection area shall be 
measured from the centerline of each reach . 

1. Riparian Resource Protection Areas. The riparian resource protection area 
includes the mapped resource and the area of land immediately adjacent to the 
edges of banks located along the Columbia River and Fairview Creek, Osburn 
Creek, No Name Creek, Salmon Creek, Rain Tree Creek, and Clear Creek. 

Each resource protection area has a specific required buffer of either 80 feet (160-foot 
total width), 55 feet (llO-foot total width), 40 feet (80-foot total width), and 35 feet (70-
foot total width) as set forth below and as shown on the adopted map. The resource 
protection area shall be measured from the centerline ofthe creek. 

c. The 40-foot resource protection area applies to: 
• Fairview Creek from the city detention pond located just north of 
Fairview Village north toward Smith Memorial Church, as shown on the 
adopted map. 

Table 19.106.040(8) 
Permitted and Prohibited Uses 

35-ft. 40-ft . 

RPA RPA 

Development of permitted structures Prohibited Type 
allowed in the underlying zone within the III ' 
resource protection area subject to FMC 
19.106.040(D), Exception process. 

55-ft . 
RPA 

Type 

III' 

' Type 111- Subject to standards 19.106.040.D.(E) Buffer Averaging 

80-ft. 50-ft . 
RPA Wetland 

Buffer 

Type Type III 
III' 

Upland 
Habitat 

Type III 

C. Development and Construction Standards. The following standards apply to 
development and construction in the resource protection areas identified in this section 
(FMC 19.106.040 and as permitted in Table 19.106.040(B)). These standards do not 
apply to Fairview Lake or natural resources located within Fairview Village. An applicant 
wishing to deviate from these standards to increase the allowable development 
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footprint may make a request to the planning commiss ion through the Type III review 
process and the exception process listed in subsection D of this section. The request 
may only be made for permitted uses listed in Table 19.106.040(B). 

1. All plantings installed must be native plantings approved on the Metro Native 
Plant List and be deemed compatible with the environment in which they are to 
be planted . Plantings shall be in compliance w ith subsection E ofthis section, 
Mitigation. 
2. Benches may not exceed eight feet in length and may be no larger than the 
average industry standards for bench width . 
3. Areas disturbed for seating and viewing cannot exceed 300 square feet of 
applicable resource protection area . Only one seating or viewing area may be 
installed per 100 feet by 100 feet of applicable resource protection area. 
Mitigation shall be provided consistent with subsection E ofthis section . 
4. Private natural pathways or trail s shall be no wider than 30 inches. Where 
trail s or paths include stairs, the stair width shall not exceed 50 inches. Trails and 
pathways shall be constructed using nonhazardous, pervious materials where 
applicable. Raised boardwalks may be considered by the public works director 
only when needed to lessen impacts to resource areas. Trails shall provide the 
most direct access to the resource area and shall not excessively meander. 
5. Public pathways on public property or easements shall be no wider than five 
feet and shall be constructed using nonhazardous, pervious materials where 
applicable. Pathways may be larger than five feet if necessary to comply with 
ADA requirements or ifthe public works director deems necessary. Trails shall be 
constructed using nonhazardous, pervious materials where applicable. Raised 
boardwalks may be considered only when the applicant demonstrates they are 
needed to lessen negative impacts to the resource area. 
6. Stream bank, bed, or water alteration proposals and applications shall be 
prepared by a qualified professional and must include submission of a city of 
Fairview habitat assessment form . 
7. Minor encroachments in commercial areas for outdoor seating or resource 
viewing may not exceed 500 square feet in area per 100 lineal feet of resource 
buffer. Encroachments are subject to mitigation requirements and resource 
protection area buffer averaging. 
8. Use of heavy machinery or herbicides for invasive and nonnative plant 
removal is not permitted unless special exception is granted by the public works 
director. 
9. Erosion/sedimentation control devices shall be installed between the area to 
be disturbed by the proposed development and construction and the adjacent 
water feature; these devices shall comply with specifications and procedures 
outlined in the soil erosion control ordinance (Chapter 16.15 FMC), must be 
installed prior to any soil disturbance, and remain in place during construction 
and afterwards until the soil has stabilized . 
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10. Stormwater detention and filtration facilities which are designed according 
to the best management practices described in the standard specifications 
ordinance and related ordinances and technical guidance manuals shall be 
provided when applicable. 
11. Bridges, culverts and similar structures shall be designed and constructed to 
facilitate fish passage during periods of low stream flow. 
12. Roads, bridges, culverts, and utility crossings of a waterbody or associated 
riparian buffer area shall conform with Oregon Department of Fish and Wildlife 
(ODFW) requirements for such crossings or obtain ODFW approval for any 
deviation from them; however, such crossings shall be avoided when practical 
alternative routing exists, and roads shall be constructed away from waterbodies 
and riparian areas, except at crossings, which shall be aligned perpendicular to 
the resource site. 
13. Temporary disturbances may not exceed more than 25 percent of the area of 
the applicable resource protection area. Temporary disturbances are those that 
occur during an allowed or approved development activity but will not persist 
beyond completion of the project. Temporary disturbances include, but are not 
limited to, construction access ways, material staging and stockpile areas, and 
excavation areas for building foundations, utilities, stormwater facilities, etc. 
14. Protection of Resource Protection Area During Site Development. During 
development of any site containing an applicable resource protection area 
identified in this section, the following standards apply: 

a. Work areas shall be marked to reduce potential damage to resource 
areas. 
b. Trees with in applicable resource protection areas shall not be used as 
anchors for stabilizing construction equipment. 
c. Native soils disturbed during development shall be conserved on the 
property. 
d. An erosion and sediment control plan is required and shall be prepared 
in compliance with requirements set forth by the city's public works 
standard s. 
e. Site preparation and construction practices shall be followed that 
prevent drainage of hazardous materials or erosion, pollution, or 
sedimentation to any applicable resource protection area adjacent to the 
project area. 

D. Exception Process. Any proposed development within a riparian resource protection 

area, upland habitat areas, or the required 50-foot buffer for wetland areas must file an 

exception application with the city of Fairview. The intent of the exception process is to 

allow reasonable development of property while providing protection for water and 

wildlife resources. 
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1. The applicant may utilize the following methods for avoiding or minimizing 

development within the upland habitat area and riparian resource protection areas. 

Exception applications must demonstrate compliance with the following criteria : 

(E) Buffer Averaging: Buffer averaging is permitted for new development 

activities, excluding any existing building footprint area already encroaching into 

the riparian resource area. Reductions from the standard buffer setback 

distances shall be accomplished through averaging the buffer distance on a site. 

Buffer averaging involves decreasing a portion of the riparian buffer within the 

proposed development site and increasing the buffer in another area. The new 

buffer area will need to provide equivalent or enhanced protection of the 

functions of values of the riparian resource area and provided the total area 

contained in the buffer on the proposed development site does not decrease. 

(1) Criteria for buffer averaging include: 

(a) The Resource Protection Area may not be reduced more than 

60% (or 24 ft .) in the 40 ft . Resource Protection Area, 50% in the 

55 ft. Resource Protection Area (or 27 .5 ft .) and 40% in the 80 ft. 

Resource Protection Area (or 32 ft.) 

(b) Buffering Averaging is allowed with the following site 

assessment prepared by a qualified professional. At a minimum 

the assessment shall contain: 

i. A description of the proposed development, including 

a site plan and distance to property lines. 

ii. A description and illustration ofthe relationship 

between the proposed development and the Riparian 

Resource Protection Area. 

iii. An assessment and illustration of the existing condition 

of the Riparian Resource Protection Area within and 

adjacent to the project area. This assessment must 

include when appropriate, a wetland delineation 

report approved by DSL and acreage. 
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iv. An analysis, based upon best available science, of how 

the averaged buffer area will provide protection that is 

equal to or better than of the current buffer area. 

v. A discussion of alternatives that would have less 

impact on the Resource Protection Area and 

associated buffer. 

(c) Any proposed buffer averaging requires enhancement and 

mitigation ofthe remaining Resource Protection Area and the 

new buffer averaging area. A mitigation plan must be prepared 

that meets section 19.106.040.E M itigation. 

(d) Wherever practical, reductions in the buffer distance shall 

occur adjacent to lower value or less sensitive areas within the 

buffer site and the expansion of the buffer in compensation shall 

occur within higher value or more sensitive areas. 

(e) To the extent practicable, wherever riparian buffers are 

reduced from the standard setbacks, the buffer shall be increased 

on the opposite bank of the channel across from the area where 

the reduction is allowed. 

(f) A development permit shall be obtained before construction or 
development begins within any area of special flood hazard . 
Requirements for the permit as well as specific and general 
standards are outlined in Chapter 19.105 FMC, and 16.05 FMC. 

FINDINGS: FMC 19.106.040(0) Exception Process: The applicant proposes to place 
buildings within the western 40-foot riparian area buffer in order to make efficient use 
of the site. The applicant has requested an exception to allow the building 
encroachment in the 40-foot buffer zone and to use buffer averaging and mitigation 
standards to protect the functions and values of the riparian resource area. Buildings 
A, Bl-3 and Cl-2 all encroach into the buffer on the eastern portion of the site. 
Encroachment ranges from approximately 6 feet to 24 feet which is in compliance 
with the code language. 

The applicant's proposal indicates a riparian encroachment of 4,504 sq. ft. into the 
total 21,823 sq. ft . riparian corridor area (40 ft . on each side/center of stream). The 
remaining portion ofthe 80 ft. corridor (17, 319 sq. ft.) will be planted with native 
trees and shrubs. The area outside the original 80 ft. corridor is 6, 365 sq. ft. and is 
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located on the east side of the stream. This area exceeds the encroachment (4,504 sq. 
ft .) amount by 1,861 sq. ft. of open space. This is the area that is used to meet the 
buffering averaging criteria and will also be planted with native vegetation. 

Roughly 2,000 sq. ft. of the proposed encroachment is within mapped special flood 
hazard area and FMC 19.105 Flood Plain Overlay applies (see findings below). 

A mitigation plan has been submitted that meets the requirements in FMC 
19.106.040.E (see Attachments 11 and 12). 

Per the city' s mitigation and buffer averaging requirements the applicant is required 
to mitigate for the encroachment area and to ensure that the new offset (the buffer 
averaging area) is equivalent or enhanced for water quality and habitat functions and 
values. 

Per option 2, in the city's mitigation requirements, the applicant is required to plant 
109 trees and 543 shrubs for a total of 652 plants and shrubs. The applicant has well 
exceeded this amount (1,100 trees and shrubs) in the mitigation plan to ensure that a 
minimum of 80% of the overall number of native trees and shrubs planted in the 
riparian area are present after 5 years. 

Per the submitted mitigation plan annual monitoring will occur at least once between 
May and September to assess site conditions. An annual monitoring report 
summarizing the data collected will be submitted to the City of Fairview by December 
31 of each monitoring year. 

Condition of Approval: Temporary fencing shall be installed at the edge of the riparian 
corridor during construction activities. Temporary fencing shall be installed prior to 
construction and shall be maintained throughout the construction period. 

Condition of Approval : No construction materials shall be stored in the riparian buffer 
corridor. 

19.106.040(E) Mitigation 

E. Mitigation. The purpose of mitigation is to compensate for negative impacts that 

occur to the natural resource and designated protection area as a result of development 

activity. Vegetation mitigation is required for the following activities and development: 

Mitigation Requirements Associated with Development. Mitigation is required 
for all development: 
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• Within a designated resource protection area (riparian areas, wetlands, 
and upland habitat areas). 

Option 2. The mitigation option shall be calculated based on the size of disturbance area 
within the mapped protection area. Native trees and shrubs are required to be planted 
at a rate of one tree and five shrubs for every 100 square feet of disturbance area. All 
fractions shall be rounded to the nearest whole number of trees and shrubs. Bare 
ground must be planted or seeded with native grasses or herbs. 

3. Mitigation Plan and Planting Requirements (For All Types of Required Mitigation). A 
mitigation plan including a calculation demonstrating compliance with vegetation 
mitigation requirements must be submitted with the land use application and consistent 
with this subsection E and shall include the following: 

a. A tree removal plan showing all trees greater than six inches in diameter 
to be removed must be submitted with the land use application . The tree 
removal plan must clearly label healthy/viable trees, and dead, diseased, 
or hazardous trees. 

b. Plant Size. Replacement trees must be at least two inches in caliper 
measured at six inches above the ground level for field grown trees or 
above the soil for container grown trees. Oak or madrone trees shall be a 
minimum one-gallon size. Shrubs must be in at least a one-gallon 
container or equivalent ball and burlap and must be at least 12 inches in 
height. 

c. Plant Spacing. When feasible, trees shall be planted between eight and 
12 feet on plant center and shrubs shall be planted between four and five 
feet on center or clustered in single species groups of no more than four 
plants, with each cluster planted between eight and 10 feet on center. 

d. Plant Diversity. Shrubs must consist of at least two different species. If 10 
trees or more are planted, no more than 50 percent of the trees may be 
of the same genus. 

e. Native Plants. Only resource-specific native plants identified on the most 
updated version ofthe Metro Native Plant List are permitted. 

f. Location of Mitigation Area . All vegetation must be planted on the 
applicant's site within the resource protection area first. If there is not 
sufficient room within the resource protection area, planting may occur 
contiguous to the resource protection area. If the vegetation is planted 
outside the resource protection area, then the applicant shall preserve 
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the contiguous area by executing a deed restriction such as a restrictive 
covenant. 

g. Invasive Vegetation. Invasive, nonnative or noxious vegetation must be 
removed within the mitigation area prior to planting mitigation 
vegetation. 

h. Tree and Shrub Survival. A minimum of 80 percent of the trees and 
shrubs planted shall remain alive on the fifth anniversary of the date that 
the mitigation planting is complete. 

i. Monitoring and Reporting. Monitoring of the mitigation site is the 
ongoing responsibility of the property owner. Plants that die must be 
replaced in kind. For a period of five years, the property owner must 
submit an annual report to the city of Fairview public works director 
documenting the survival of the trees and shrubs on the mitigation site. 

j. To enhance survival of mitigation plantings the following practices are 
recommended, but not required : 

i. Mulching. Mulch new plantings a minimum ofthree inches in depth and 
18 inches in diameter to retain moisture and discourage weed growth. 

ii . Irrigation . Water new plantings one inch per week between June 15th 
and October 15th for the three years following planting. 

iii. Weed Control. Remove or control nonnative or noxious vegetation 
throughout maintenance period . 

FINDINGS: The site is located in the area north of the City's Chinook detention pond 
and is subject to the 40-foot required buffer zone measured from the centerline of 
Fairview creek on both sides for an 80 ft. riparian corridor. A map of the site with City 
Natural Resource Area and the proposed stream buffer mitigation plan is shown 
below on Attachment 11. 

Per FMC 19-106.030 coordination with other regulations is required. The 
requirements of this chapter apply in addition to all applicable local, regional, state 
and federal regulations. The more stringent regulations shall apply. Public and private 
pathways, trails or boardwalks are subject to construction standards of FMC 
19.106.040(C). The applicant's site plan shows a pathway leading to Fairview Creek 
between Buildings A and B1. The path is subject to a Type II review if it is provided. 
However, as part of this development, this land use review shall serve to assess the 
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impacts of the path. The applicant shall be required to meet the construction 
standards for the pathway. 

Condition of Approval: The applicant shall notify the Oregon Department of State 
Lands and US Army Corps of Engineers prior to any site work in the stream bank. 

Condition of Approval: Any construction of a path within the resource protection area 
shall meet the applicable requirements of FMC 19.106.040(C) and FMC 16.15 (Erosion 
Control) . 

Current conditions of stream buffer: The west side of the buffer has been recently 
cleared of Himalayan blackberry and a there are a few scattered trees and shrubs both 
native and non-native. The east side of the buffer is fully vegetated but is primarily 
dominated by Himalayan blackberries. Black cottonwood, red alder, and hawthorn 
are present except in wetter areas where reed canary grass is the dominant 
groundcover. Th is portion of Fairview Creek that runs through site is degraded but is 
amendable to enhancement measures that will increase water quality measures and 
habitat. 

8. CONCLUSIONS & RECOMMENDATIONS 

PLANNING COMMISSION ALTERNATIVES 

1. Approve the application based on the findings of compliance with City 
regulations and conditions of approval. 

2. Modify the findings, reasons, or conditions, and approve the request as 
modified. 

3. Deny the application based on the Commission's findings 
4. Continue the Public Hearing to a date certain if more information is needed. 

STAFF RECOMMENDMATION 
Staff finds that the proposed application will meet the requirements of the City Code as 
conditioned, and recommends approval of the site design review and natural resources 
review subject to the following : 

CONDITIONS OF APPROVAL 
The application, as presented, meets or can meet applicable City codes and 
requirements, provided that the following conditions of approval are met. The site shall 
be developed in accordance with the applicant's approved plans, as attached and 
modified below. 

A. General Requirements 
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1. Approval for application shall be shown on: 
Exhibits "A" Findings of Fact 

"B" Referral Comments 
Attachments "1-6" 1) Project Narrative, 2) Site Plan, 3) Existing 

Conditions Map, 4) Utility Plan,S) Colors and 
Materials, and 6) Elevations. 

2. Any modifications to the approved plans or changes of use, except those 
changes relating to the Building Codes, will require approval by the Planning 
Director or Planning Commission. 

3. Regardless of the content of material presented for this Planning 
Commission, including application text and exhibits, staff reports, testimony 
and/or discussions, the applicant agrees to comply with all regulations and 
requirements of the Fairview City Code which are current on this date, 
EXCEPT where variance or deviation from such regulation and requirements 
have been specifically approved by formal Planning Commission action as 
documented by the records of this decision and/or the associated Conditions 
of Approval. 

4. In the absence of sufficient knowledge to predict the location of cultural 
resources within the project area, extreme caution is recommended during 
project related ground disturbing activities. Under state law archaeological 
sites, objects and human remains are protected on both state and private 
lands in Oregon. If archaeological objects or sites are discovered during 
construction, all activities should cease immediately until the Oregon State 
Historic Preservation Office has been contacted and an archaeological 
assessment of the discovery is prepared . 

5. This approval for application 2015-52 DR shall become null and void after 
two (2) years if construction activities has not commenced. 

6. Prior to the issuance of building permits the applicant shall submit an 
application to vacate property lines /replat the site to remove the interior lot 
lines only of TL 9200, and 9400. 

7. All utility lines except those required except for surface-mounted 
transformers, surface mounted connection boxes and meter cabinets, and 
temporary service during construction shall be placed underground. 

8. Prior to receiving development permits all plans must be approved by the 
City, development permit fees paid, and permits issued. 
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9. No signs shall be installed without a sign permit issued by the City of 
Fairview. Sign area, size and location shall be in accordance with the City's 
Development Code Title 19.170. 

B. Prior to grading/site disturbance 

1. The applicant shall be required to comply with all conditions set forth in the 
County's transportation decision for this site. These conditions shall be made 
part ofthis land use review and decision and any subsequent development 
permit. 

2. Prior to the issuance of any development permit or construction activity on 
the site, the applicant shall submit a construction management plan for 
review and approval by the Public Works Department. The plan shall include 
but is not limited to, a tentative development timeline, any significant 
impacts (nOise/vibrations, street closures, etc.}, a construction vehicle 
parking plan, names of persons who can be contacted to correct problems, 
hours of construction activity, and any work that may occur within a public 
right-of-way. Such use of a right-of-way may require a separate permit 
through the City or County. 

3. The applicant shall obtain a grading and erosion control permit from the 
Public Works Department no more than 30 days before grading is 
commenced on site. 

4. Prior to site disturbance temporary fencing shall be installed at the edge of 
the riparian corridor and shall be maintained throughout the construction 
period. 

5. Prior to the submittal for development permits (grading, erosion, building, 
etc.) the applicant shall submit all necessary information to the City's 
building official to be reviewed for compliance with FMC Chapter 16.05. 

C. Plan Check Review/Prior to Construction 

1. Prior to the issuance of building permits the applicant shall submit an 
application to vacate property lines /replat the site to remove the interior lot 
lines only of TL 9200, and 9400. 

2. Prior to the issuance of building permits the applicant shall revise the north 
elevation on Building A to include a window 
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3. Prior to the issuance of building permits the applicants shall revise the 
elevation and/or indicate that the garage entrances in Buildings D (1-4) 
should be set back from the front building elevation by 5 feet. 

4. All pedestrian access and circulation shall be required to meet Americans 
with Disabilities (ADA) standards. 

5. Prior to the issuance of building permits the applicant shall submit final 
engineered construction plans for public facilities (water, sewer, storm 
drainage) to Public Works for review and approval that meet city design 
standards. 

6. Sidewalks, planter strips, shall be installed in conformance with City 
standards FMC 19.165.025(F)(1) to (6) . Maintenance of sidewalks, curbs and 
planter strips is the obligation of the adjacent property owner. 

7. Concrete curbs, curb cuts, wheelchair, bicycle ramps and driveway 
approaches shall be constructed in accordance with standards specified in 
Chapter 19.162 FMC, Access and Circulation. 

8. All onsite external lighting shall be designed to have no off-site glare. 

9. Prior to receiving building permits the applicant shall provide sanitary sewer 
capacity to Public Works staff to determine accommodation within the city's 
existing sewer system. 

10. If there is an existing private wastewater disposal system on site it shall be 
abandoned in accordance with the regulations of the Oregon Department of 
Environmental Quality. 

11. Prior to receiving development permits, the applicant shall prepare a final 
engineered stormwater management plan to be reviewed and approved by 
Public Works. The Plan shall use best management practices as specified in 
the City of Portland Stormwater Quality Facilities Design Guidance Manual, 
show accommodation of potential runoff, and effects on downstream 
drainage. As part ofthe final engineered stormwater plan, a geotechnical 
analysis of the permeability rate of the soil shall be included. 

12. Prior to the issuance of building permits the applicant shall prepare a final 
Fire Access and Water Supply Plans to be reviewed and approved by 
Gresham Fire. The Plans shall address the following: 

a) Provide fire flow per Oregon Fire Code Appendix B. Fire flow for 
apartment buildings varies based on construction and square footage. 
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b) A temporary address of 6" shall be provided at each construction 
entrance prior to the arrival of materials or workers. 

c) The site addressing shall meet the Gresham Fire Addressing Policy. 
Each entrance shall be a monument sign with a minimum 6" address 
numbers. After pulling in the driveway, each entrance shall have a 
monument sign with a site plan ofthe complex on the right side 
(provide a copy with the building permit plans for our review) . Each 
building shall have a sign placard with a minimum 10" address letters 
and 6" unit numbers. Each individual apartment shall have a 
minimum 4" address numbers and commercial tenant spaces a 
minimum 6" numbers. 

d) Public fire hydrant locations shall be indicated on the plans. A public 
hydrant may be required to be added near the entrance off Halsey. 
The onsite Private fire hydrants on the East and West sides shall be 
moved to the same side of the street as the FOe's. Another hydrant 
will be required to be added to the South side of Building D to meet 
spacing requirements. All fire hydrants shall have STORZ quick 
adapters on the large port . The model required is Harrington 
HPHA50-45NHWCAP. 

e) A fire hydrant shall be within 50 feet of the fire sprinkler system 
IIFDC' slJ • 

f) Fire hydrant locations shall be identified by the installation of 
reflective markers. The markers shall be BLUE. They shall be located 
adjacent and to the side of the centerline of the access road way that 
the fire hydrant is located on . In case that there is no center line, then 
assume a centerline, and place the marker accordingly. 

g) Prior to applying for a building permit provide a fire flow test and 
report. The fire flow report will verify that the correct fi re flow is 
available and will be required to have been conducted within the last 
12 months. 

h) All Fire Dept. Access Roads shall be drawn to scale and shown clearly 
on plans. The access roads shall be constructed and maintained prior 
to and during construction. The minimum width is 26' wide to provide 
access for aerial ladder trucks. 
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i) Required Fire Dept. Access Roads on site shall be designed to support 

an apparatus weighing 75,000 lb. gross vehicle weight. Provide an 

engineer's letter stating the access road meets those requirements at 
time of building permit submittal. 

j) No Parking Fire Lane signage or curb marking will be required. Fire 

access roads 20' - 26' wide do not allow parking on either side within 

that space. Parking spaces outside that space are acceptable. 

Indicate sign age or curb marking on the building permit plans. I can 
email you our policy. 

k) Each building is required to be provided with fire sprinklers. This 
includes balconies, decks and ground floor patios. 

I) A fire alarm system will be required. 

D. Landscaping/Riparian Buffer/Street Trees 

1. Plantings along NE Halsey, within the vision clearance area shall not exceed 

three (3) feet in height. 

2. No construction materials shall be stored in the riparian buffer corridor. 

3. No grading and operation of vehicles and heavy equipment including gas 
powered equipment within the riparian corridor. 

4. Street trees shall be planted at rate of one for every 30 ft . of the frontage 
along NE Halsey St, except where a planting a tree would conflict with 

utilities and similar physical barriers, and sight distance requirements for 

driveways. 

5. All trees planted in the right-of-way shall include the installation of an 

approved root barrier adjacent to sidewalks and curbs for each tree, unless 
otherwise approved by the City. 

6. Prior to final occupancy the street trees must be installed and inspected or a 

performance and maintenance bond shall be posted in an amount 

determined by the city engineer to ensure planting of the trees and care 

during the first two years. 

7. The property owner shall maintain all landscaped areas in perpetuity upon 
completion and they shall be kept free from weeds and debris and 
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maintained in a healthy, growing condition and shall receive regular pruning, 
fertilizing, mowing and trimming. Any damaged, dead, diseased, or decaying 
plant material shall be replaced within 30 days. 

8. As part of the condition of approval to replat the site, the applicant shall 
place a public stormwater easement over the Fairview Creek buffer and 
mitigation area. 

9. The applicant shall notify the Oregon Department of State Lands and US 
Army Corps of Engineers prior to any site work in the stream bank. 

10. Any construction of a path within the resource protection area shall meet the 
applicable requirements of FMC 19.106.040(C) and FMC 16.15 (Erosion 
Control). 

E. Vehicle/Bike Parking and Pedestrian Access 

1. All pedestrian access and circulation shall be required to meet Americans 
with Disabilities (ADA) standards. 

2. Signs indicating that parking on site is available for residents, customers, 
employees, etc., shall conform to the standards of Chapter 19.170 FMC, 
Signage. 

2. All parking shall meet city dimensional standards and be striped according to 
city standards. 

3. All bicycle parking stalls shall be installed and located so as to not impede or 
create a hazard to pedestrians and to not conflict with vision clearance 
standards. 

4. Seven (7) ADA parking spaces shall be marked and signed. 

F. Prior to Final Occupancy 

1. Prior to final building occupancy approval, copies of any applicable CC&R's 
and Operations and Maintenance Agreements must be recorded and 
provided to the city. 

2. Prior to final occupancy all mail boxes shall be installed in accordance with 
approved plan from USPS. 
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3. Public Works shall approve backflow assembly devices to be installed at 
appropriate service locations. 

4. Prior to final occupancy all outside trash enclosures areas shall be 
constructed with a minimum six (6) ft. high wall and have a self-closing gate 
constructed of solid materials and attached to posts and embedded in 
concrete. 

5. All ground mounted utility appurtenances such as transformers, AC 
condensers, backflow devices, etc., shall be located out of public view and 
adequately screened in such a manner as to minimize the visual and 
acoustical impact. To the extent possible, equipment shall be located behind 
the building, on the side of the building or outside public view. Equipment 
within public view shall be screened to and may include a combination of 
landscaping and/or masonry or lattice walls or berms. All gas and electrical 
meters shall be concealed and/or painted to match the building. 

Application: 2015-52-DR&NR 
Application Name: Northbrook Village 
Fairview Planning Commission 

September 8, 2015 
Page 75 of75 



Department of Community Services 
land Use and Transportation Planning Program 
www.multco.us/ tra nsportation · planning 

Exhibi t B -- Mult . Coun ty 

Tra n spo r ta t ion Comme n t s 

Multnomah 
County 

1600 SE 190'h Avenue, Portland Oregon 97233·5910' PH. (503) 988·5050' Fax (503) 988·3389 

MEMORANDUM 

TO: Sarale Hickson, Development Analyst, City of Fairview 

CC: Joanna Valencia, Senior Transportation Planner 
Brian Vincent, County Engineer 
Alan Young, ROW Permit Specialist 

FROM: Rachel Ferdaszewski, Transportation Planner 

DATE: August 21 , 2014 

SUBJECT: File No. 2014·22 Parker, City of Fairview Pre·Application 
I N3E28DD Tax Lot 09300, 22000 NE Halsey 
R94328 1700 
EP 2014·3720 

The Multnomah County TranspOItation Program has reviewed the project description for the 
proposed 5·acre Mixed use development, of 160 units and office/retail located at 22000 Halsey 
St. in the City of Fairview. Halsey St is classified as a Minor Arterial facility per the County 
Functional Classification system and is under the jurisdiction of Multnomah County at this 
location. The site also has a small piece of frontage along NE Barr Road. BaIT Road is 
classified as an Urban Local facility per the County Functional Classification system and is 
under the jurisdiction of Multnomah County at this location. 

County Transportation does not object to this proposal provided that the measures outlined 
below are included as conditions of approval. 

1. Furnish deed restrictions committing the property owner to participate in future 
right.of.way improvements. 

A non· remonstrance agreement or "deed restriction" will require that the property 
participate in standard urban local road improvements along the site ' s Halsey St frontage 
that are not completed as a part of the site's required interim improvements . <Contact Pat 
Hinds at (503) 988·5050 Ext. 83712 to complete the deed restrictions> 

2. Dedicate 10 feet of right·of.way along the site's NE Halsey Street frontage to 
Multnomah County. 
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The preferred right-of-way for a Minor Arterial facility is 90-ft. The applicant is required 
to dedicate IO-ft in order to achieve a proportional share of this preferred standard. This 
right-of way will be used to improve the roadway to serve growing travel demand, which 
in part will be generated by this proposed action. 

3. Dedicate 5 feet of r ight-of-way along the site's NE Barr Road frontage to Multnomah 
County. 

The preferred right-of-way for a Urban Local facility is 60-ft. The applicant is required to 
dedicate 5-ft in order to achieve a proportional share of this preferred standard. This right
of way will be used to improve the roadway to serve growing travel demand, which in part 
will be generated by this proposed action 

4. Complete a traffic study to determine what, if any, traffic mitigation is needed as a 
result of this proposal. 

A traffic study is required to determine the impact of this proposed development on the 
public roadway system and to identify mitigation measures needed to address those 
impacts. Needed mitigation measures could include on and/or off-site improvements . 
Prior to commencement of the traffic study, please contact the Multnomah County 
Engineer, Brian Vincent, at (503) 988-5050 to determine the scope. 

Off-site improvements are required by County code (Mulmomah County Road Rules, 
Seclion 8.100) as conditions of approval in order to satisfy safety requirements, 
development created capacity needs, County road maintenance requirements, Uniform Fire 
Code requirements, ADA requirements, and other public service requirements, and to 
protect the public from detrimental effects of a proposed development. 

5. A Road Rules Variance may be necessary for access. 

It appears that the proposed development will not meet all the access standards in the 
Multnomah County Road Rules. The Multnomah County road Rules allows for a single 
access per parcel. Additionally, there are intersection and access spacing standards detailed 
in the Multnomah County Road Rules and/or Design and Construction Manual. 

Multnomah County Road Rules (16.100) provides for a variance from the county standards 
and requirements when written documentation substantiates that the requested variance is 
in keeping with the intent and purpose of County Code and adopted rules, and the 
requested variance will not adversely affect the intended function of the County road 
system or related facilities. A variance approval may include mitigation measures as 
condition of approval. Please contact Rachel Ferdaszewski, at (503) 988-3043 ex29640 to 
apply for a Road Rules Variance. 

6. Obtain an Encroachment permit from Multnomah County for all work in the public 
right of way. 

Multnomah County has jurisdiction over the Halsey Street right-of-way. A permIt IS 
required in order to assure that all work in the right-of-way meets County standards. 
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[MCRR 18.00] Please contact Alan Young at (503) 988-3582 to obtain access, 
encroachment permit. 

Other: 

7. Note that any work in the right of way or any increase in storm-water drainage from 
the site to the right of way will require review and a permit from Multnomah County. 
[MCRR 18.750, DCM 5.1] 

Any alteration of storm water drainage to the existing discharge needs to be reviewed by the 
County. Increased run-off to incorporated Multnomah County could negatively impact the 
roadway system. StOlmwater drainage from the project must not impact the county road 
system. Please contact Greg Kirby at (503) 988-5050 extension 29623 for questions regarding 
this requirement. 

The comments provided in thi s memorandum are based on the information provided in the hearing notice from the 
City of Faiview. While every effort has been made to identify all related standards and issues, additional issues 
may arise and other standards not li sted may become appl icable as mOTe information becomes avai lab le. 
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MEMORANDUM 

TO: Erika Palmer 

Exhibit B -- Public Works 

Comments 

City of Fairview 

A Community of J-l istOl'Y Qnd Vision 

FROM: Zaldy Macalanda, Engineering Associate (Public Works Engineering) 

August 07, 2014 DATE: 

RE: Pre-Application Development Review for a S-acre Mixed-Use Development (160 
Units) at 22000 NE Halsey St. Fairview, OR. 

Comply with the following components of the City of Fairview Municipal Code (FMC); Erosion 
Prevention and Sediment Control (EPSC); adopted external agency standards (City of Portland 
Stormwater Quality Facilities Management and Design Guidance Manual) and best 
management practices . 

• Water: 

1. Water supply distribution is served by the City of Fairview. The applicant shall meet all 
City of Fairview conditions as part of this project. Contact Derrick Yates (City of 
Fairview, Public Works Lead Worker) for allocated Water Utility Agency boundaries. 

2. Access of water service line connection is available to this site from an existing 10" 
diameter Ductile Iron Pipe City water main located at the north property frontage at 
NE Halsey St. Water meter shall be located in the right-of-way. Check the water main 
As-bUilt for connection details. 

3. "Residential Fire-Flow Verification" for one-and two-family dwellings (all floor levels 
within the exterior walls and under horizontal projections of the roof, including garage) 
must meet minimum fire flow requirements. Site plan shall show nearest location of 
existing fire hydrant. 

o If City of Fairview is the water provider for the property, obtain the "Residential 
Fire-Flow Verification" form from the City of Fairview to be submitted with the 
building permit application. If Rockwood Public Utility District provides the 
water, please take the form to them to verify actual available on-site fire flow. 
Once RWPUD completes the lower portion of the form, include it with your 
building permit application. 

4. On-site fire hydrant(s) if applicable shall be private, submit plans to Public Works 
Engineering for review and approval. 

5. An approved backflow assembly shall be installed at service connections. 

City of Fairview Public Works Depattment 1300 NE Village Street Fairview, Oregon 97024 

Ph: 503.665.9320 W'''''W .ci Jai rview .01'. us Fax: 503.667.7866 



City of Fairview 

A Community of Hist01Y and Vision 

• Sanitary Sewer: 

1. The applicant shall provide sanitary sewer capacity (in gpd) in writing to determine 
capacity accommodation with the City's existing sanitary sewer system designed 
capacity. 

2. Access of sanitary sewer lateral connection is available to this site from an existing 8" 
diameter concrete pipe City sanitary sewer main located at the north property 
frontage at NE Halsey St. 

3. If there is an existing private wastewater disposal system on site it shall be abandoned 
in accordance with the regulations of the Oregon Department of Environmental Quality . 

• Stormwater: 

For on-site stormwater quality management implementation address best management 
practices from point of collection, detention and Treatment to point of discharge. 

1. Stormwater facility systems from collection, conveyance, detention and treatment to 
the discharge point is provided and managed by the Multnomah County Drainage 
District (MCDD). Catch basin point sources are located at NE Halsey St. and NE Fairview 
Ave. There is no storm main collection system at NE Halsey St. and NE Fairview Ave. 
Contact Multnomah County for As-built information details. 

2. Storm water detention and treatment is provided by the Chinook Detention Pond and 
discharges to the Fairview Creek. Chinook Detention Pond is under assessment and 
evaluation study by Firwood Design Group for enhancing functionality, aesthetic and 
native vegetation management. The project will be completed during this Fiscal Year. 

3. Provide treatment of stormwater runoff through the use of Best Management Practices 
(BMPs) as specified in the "City of Portland Stormwater Quality Facilities Design 
Guidance Manual". Plans and calculations shall be submitted for review and approval to 
the Public Works Department with the building permit application. 

4. The storm system design shall demonstrate how a lOO-year event will be 
accommodated without adversely affecting existing and adjoining properties. Verify 
Consultant's design calculations. 

5. A copy of the calculations and worksheets used to design the storm drainage system 
shall be submitted with the plans for approval. 

6. Maintenance of the private stormwater quality facility is the responsibility of the 
property owner. Operation and maintenance agreement will be established during the 
permitting process and the occupant must be in compliance according to maintenance 
procedure and frequency of inspection . 

City of Failyicw Public Works Department 1300 NE Village Street Fai"oew, Oregon 97024 

Ph: 503.665.9320 www.ci.fairview.or.us Fax: 503.667.7866 



City of Fairview 

A Community of HistDlY and Vision 

• Well Head Protection: 

1. This property is located in the Columbia South Shore Well Field Wellhead Protection 
Area (CSSWHPA). Any Hazardous Materials identified in the Inventory Form and site 
plan shall be submitted with the building permit submittal. 

2. Site improvements shall meet all applicable requirements based on the results of the 
inventory. 

3. Under consideration of possible contaminated soils, there shall be no infiltration of 
stormwater runoff. 

• General: 

System Development Charges must be paid prior to permit issuance. 

• Access: 

Halsey Street is a Multnomah County road. Access shall be coordinated with 
Multnomah County. 

• Erosion Prevention & Sediment Control (EPSq Manual and Appendices (A & B): 

Developers, builders and contractors shall ensure prevention of discharging sediment and 
pollutants from construction sites via stormwater or other construction related discharges. 
Refer to the City of Gresham's adopted Erosion Prevention and Sediment Control (EPSC) 
manual and technical information about EPSC best management practices (BMP's). 

Sites required to obtain a DEQ issued 1200-C Permit (typically one acre or larger or as 
determined by DEQ). 

Construction sites or phased development that will disturb one or more acres require a DEQ
approved erosion control plan and issuance of a 1200-C storm water construction permit. At 
the discretion of DEQ, some sites less than one acre may also require a 1200-C permit. 

The City of Fairview's Public Works Department will ensure that DEQ has issued this permit. 
Once issued, the Public Works Inspector will use the associated plan as a guidance document 
during the Pre-Construction meeting and to adaptively manage the site. 

~ Stormwater run -off shall be managed on-site. Plans shall be submitted to 

review and approval with the building permit. 

Keep and contain sediments on site. Never flush sediments into Drainage 

System lonsite/off-site}. 

All construction debris and other pollutants are kept out of stormwater storm 

City of Fai,,;ew Public Works Dcpaltment 1300 NE Village Street Fai,,;ew, Oregon 97024 

Ph: 503.665.9320 www.ci.fa il..\;ew.or.us Fax: 503.667.7866 



City of Fairview 

A Community of HistolY and Vision 

drains, streams, and any stormwater treatment facilities. No construction debris 

and other potential stormwater pollutants are permitted to leave the 

construction site. 

Provide and maintain storm drain inlet protection (onsite/off-sitei. Use Pre

fabricated filter Insert or Silt sacks for storm drain inlet protection. 

Maintain and clean sediments if it reaches 1/3 the exposed height of the 

storage depth. 

o It is recommended by DEQ not to use bio-bags on streets or other paved 

areas due to high maintenance and potential for damage and 

displacement. Make sure that they are not made of dense material for 

enough designed flow-through. 

Provide construction entrance/exit tracking controls. Ensure that gravel 

construction site entrances and exits are installed and maintain. Top dress 

with additional gravel as the condition demands. If the construction 

entrance/exit is paved or impervious then ensure that any tracked 

sediment is swept or vacuumed daily. Street washing is prohibited. 

¥' Provide stockpile management for both soil and non-soil stockpiles. 

¥' Provide temporary ground cover (such as straw mulch) during Oct. 31 st to May 

31st or until wet weather subsides. 

Provided daily inspection and maintenance when work is ongoing, or as needed 

during wet weather. 

Ensure entire site, including finished slopes, are fully stabilized prior to final EPSC 

inspection approval. 

Require additional BMP's, if necessary to protect adjacent property or 

downstream water quality. 

Remove temporary erosion controls once construction is completed and the site 

is stabilized . 

• City of Fairview Municipal Code: 

A. FMC (Fairview Municipal Code) Title 13 - Water & Sewers 
• Chapter 13.27 - Wastewater Tx Capacity Allocation Policy 

• Chapter 13.30 - Storm Drainage 
• Chapter 13.40 - Control of Non-Storm water Discharge. NPDES MS4 -
/DOE (Illicit Discharge Detection & Elimination) Requirements. 

City of Failview Public Works Department 1300 NE Village Street Fallview, Oregon 97024 

Ph: 503.665.9320 \vww .ci.fairview.or.us Fax: 503.667.7866 
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B. FMC (Fairview Municipal Code) Title 16 - Environmental Regulations. 

• Chapter 16.10 - Wellhead Protection 
• Chapter 16.15 - Erosion Control Plan. 

e. FMC (Fairview Municipal Code) Title 19 - Development Code 

• Chapter 19.165 - Public Facilities Standards (FMC_Article III - Design 
Standards). 

~ END~ 

City of Fain"ew Public Works Department 1300 NE Village Street Fairview, Oregon 97024 

Ph: 503.665.9320 v\'ww .ci.fairvicw .Of.US Fax: 503.667.7866 



Exhibit B -- Fire Comments 

Fairview File #: 15-16 
Northbrook Apartments / 22000 NE Halsey 
FROM: Shawn Durham, Gresham Fire /Shawn.Durham@GreshamOregon.gov) 
DATE: 4/29/15 
FIRE COMMENTS: 

NOTE: Limited information at this time. All of the following will need to be provided 
on a separate FIRE ACCESS and WATER SUPPLY page with the building permit plans. 

1. Provide fire flow per Oregon Fire Code Appendix B. Fire flow for apartment buildings 
varies based on construction and square footage. OFC App 8 Table 8105.1. 

2. A temporary address of 6" shall be provided at each construction entrance prior to the 
arrival of materials or workers. OFC 505 & 3301 

3. The site addressing shall meet the Gresham Fire Addressing Policy. Each entrance shall 
be a monument sign with a minimum 6" address numbers. After pulling in the 
driveway, each entrance shall have a monument sign with a site plan of the complex on 
the right side (provide a copy with the building permit plans for our review). Each 
building shall have a sign placard with a minimum 10" address letters and 6" unit 
numbers. Each individual apartment shall have a minimum 4" address numbers and 
commercial tenant spaces a minimum 6" numbers. OFC 505.1 

4. Public fire hydrant locations are not indicated on the plans. They must be shown . A 
public hydrant may be required to be added near the entrance off Halsey. The onsite 
Private fire hydrants on the East and West sides shall be moved to the same side of the 
street as the FOC's. Another hydrant will be required to be added to the South side of 
Building D to meet spacing requirements . All fire hydrants shall have STORZ quick 
adapters on the large port. The model required is Harrington HPHA50-45NHWCAP. OFC 
507 

5. A fire hydrant shall be within 50 feet of the fire sprinkler system "FOe's". OFC Appendix 
C 102.2 & NFPA HE 

6. Fire hydrant locations shall be identified by the installation of reflective 
markers. The markers shall be BLUE. They shall be located adjacent and to the side of 
the centerline of the access road way that the fire hydrant is located on. In case that 
there is no center line, then assume a centerline, and place the marker accordingly. OFC 
508.5.4 

7. Prior to applying for a building permit provide a fire flow test and report. The fire flow 
report will verify that the correct fire flow is available and will be required to have been 
conducted within the last 12 months. OFC 507.3 & 8-101.1 



8. All Fire Dept. Access Roads shall be drawn to scale and shown clearly on plans. The 
access roads shall be constructed and maintained prior to and during construction. The 
minimum width is 26' wide to provide access for aerial ladder trucks. OFC 1410,503.2.1 
& D103.1 

9. Required Fire Dept. Access Roads on site shall be designed to support an apparatus 
weighing 75,000 lb. gross vehicle weight. Provide an engineer's letter stating the access 
road meets those requirements at time of building permit submittal. OFC, Appendix D, 

Section D102.1 
10. No Parking Fire Lane signage or curb marking will be required. Fire access roads 20' -

26' wide do not allow parking on either side within that space. Parking spaces outside 
that space are acceptable. Indicate signage or curb marking on the building permit 
plans. I can email you our policy. OFC D 103.6 

11. Each building is required to be provided with fire sprinklers. This includes balconies, 
decks and ground floor patios. 903, 903.3.1.2 

12. A fire alarm system will be required. OFC 903.4 ond 907 

13. If a gate is installed on a fire access road, it must meet the requirements of the Gresham 
Fire Gate Policy. This policy can be faxed to you if requested. OFC 506.1 
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Exhibit 8 -- Mult. County 

Transportation Comment s 

Multnomah 
County 

1600 SE 190'· Avenue, Portland Oregon 97233-5910' PH. (503) 988-5050' Fax (503) 988-3389 

MEMORANDUM 

TO: Sarale Hickson, Development Analyst, City of Fairview 

CC: Joanna Valencia, Senior Transportation Planner 
Brian Vincent, County Engineer 
Alan Young, ROW Permit Specialist 

FROM: Rachel Ferdaszewski , Transportation Planner 

DATE: August 21 , 2014 

SUBJECT: File No. 2014-22 Parker, City of Fairview Pre-Application 
IN3E28DD Tax Lot 09300, 22000 NE Halsey 
R94328 1700 
EP 2014-3720 

The Multnomah County Transportation Program has reviewed the project description for the 
proposed 5-acre Mixed use deve lopment, of 160 units and office/retail located at 22000 Halsey 
St. in the City of Fairview. Halsey St is classified as a Minor Arterial facility per the County 
Functional Classification system and is under the jurisdiction of Multnomah County at this 
location . The site also has a small piece of frontage along NE Barr Road. Barr Road is 
classified as an Urban Local facility per the County Functional Classi fication system and is 
under the jurisdiction of Multnomah County at thi s location. 

County Transportation does not object to thi s proposal provided that the measures outlined 
below are included as conditions of approval. 

1. Furnish deed restrictions committing the property owner to participate in future 
right-of-way improvements. 

A non-remonstrance agreement or "deed restriction" will require that the property 
participate in standard urban loca l road improvements along the site ' s Halsey St frontage 
that are not completed as a pal1 of the site 's required interim improvements. <Contact Pat 
Hinds at (503) 988-5050 Ex t. 83712 to complete the deed restrictions> 

2. Dedicate 10 feet of right-of-way along the site's NE Halsey Street frontage to 
MuItnomah County. 

EP-20 14-3720 
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The prefen'ed light-of-way for a Minor Arterial facility is 90-ft. The applicant is required 
to dedicate 10-ft in order to achieve a proportional share of this preferred standard. This 
right-of way will be used to improve the roadway to serve growing travel demand, which 
in part will be generated by thi s proposed action. 

3. Dedicate 5 feet of right-of-way along the site's NE Barr Road frontage to Multnomah 
County. 

The preferred right-of-way for a Urban Local facility is 60-ft. The applicant is required to 
dedicate 5-ft in order to achieve a proportional share of thi s preferred standard. This right
of way will be used to improve the roadway to serve growing travel demand, which in part 
will be generated by thi s proposed action 

4. Complete a traffic study to determine what, if any, traffic mitigation is needed as a 
result of this proposal. 

A traffic study is required to determine the impact of thi s proposed development on the 
public roadway system and to identify mitigation measures needed to address those 
impacts. Needed mitigation measures could include on and/or off-site improvements. 
Prior to commencement of the traffic study, please contact the Multnomah County 
Engineer, Brian Vincent, at (503) 988-5050 to determine the scope. 

Off-site improvements are required by County code (Multnomah County Road Rules, 
Section 8.100) as conditions of approval in order to sati sfy safety requirements, 
development created capacity needs, County road maintenance requirements, Uniform Fire 
Code requirements, ADA requirements , and other public service requirements, and to 
protect the public from detrimental effects of a proposed development. 

5. A Road Rules Variance may be necessary for access. 

It appears that the proposed development will not meet all the access standards in the 
Multnomah County Road Rules . The Multnomah County road Rules allows for a single 
access per parcel. Additionally, there are intersection and access spacing standards detailed 
in the Multnomah County Road Rules and/or Design and Construction Manual. 

Multnomah County Road Rules (16.100) provides for a variance from the county standards 
and requirements when written documentation substantiates that the requested variance is 
in keeping with the intent and purpose of County Code and adopted rules, and the 
requested variance will not adversely affect the intended function of the County road 
system or related facilities. A variance approval may include mitigation measures as 
condition of approval. Please contact Rachel Ferdaszewski, at (503) 988-3043 ex29640 to 
apply for a Road Rules Variance. 

6. Obtain an Encroachment permit from Multnomah County for all work in the public 
right of way. 

Multnomah County has jurisdi ction over the Halsey Street right·of-way. A permit is 
required in order to assure that all work in the right-of-way meets County standards. 

EP-20 14-3720 
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[MCRR 18.00) Please contact Alan Young at (503) 988-3582 to obtain access , 
encroachment permit. 

Other: 

7. Note that any work in the right of way or any increase in storm-water drainage from 
the site to the right of way will require review and a permit from Multnomah County. 
[MCRR 18.750, DCM 5.1) 

Any alteration of storm water drainage to the existing discharge needs to be reviewed by the 
County. Increased run-off to incorporated Multnomah County could negatively impact the 
roadway system. Stormwater drainage from the project must not impact the county road 
system. Please contact Greg Kirby at (503) 988-5050 extension 29623 for questions regarding 
this requirement. 

The comments provided in this memorandum are based on the information provided in the hearing notice from the 
City of Faiview. While every effort has been made to identify all related standards and issues, additional issues 
may arise and other standards not li sted may become applicable as more information becomes available. 

EP-20 14-3720 
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Attachment 1 

MEMORANDUM 

To: PrOlect Number Dale 

City o f Fairview, OR 14683 May 14, 2015 
From: Proiect Name 

Dan Salvey, Project Manager, Hill Architects Northbrook Village Apartments 
I n Reference to 

Type III Design Review: Project Narrative 

PROJECT NARRATIVE 

This Narrative is being provided as required by the conditions of approval for the Type III Site Design 
Review application process. As required, the process involved a pre-application meeting which was held 011 

August 71h, 2014, and more recently there was a follow up meeting that" was conducted in January of 2015. 

A m.L'Xcd-use (residential multi-family and commercial) project is proposed within the Town Centcr 
Commercial (fCC) Zone. Project site is approximately 5.55 acres with street frontage on NE Halsey Strcet 
ro the north. Fairview Creek runs through the site from south [0 north near the eastern edge of the site. 
Topography of the site slopes generally down from the south property line rowards the north property line 
adjoining NE I-lalsey Street. 

Twenty- three buildings include a total of 180 residential apartments and 4,500 square feet of 
commercial space. A 3,171 square foot clubhouse is provided for use of residents. In addition, a total of 
thirty-nine (39) carport parking spaces are provided in SL" separate structures. Twenty-eight (28) garage 
parking spaces arc located below Buildings 01 , 02, 03 and 04. 

Vehicular access to NE I-falsey is proposed by improvement of two existing driveways. A Vllnsnce is 
being requested from Multnomsh County fOr two entry/erit points along NE Hslsey. A total of 286 
on site parking spaces are provided which exceeds the required 274 spaces. 

Buildings vary in height from 2 stories to 3 stories + basement. Maximum proposed building height 
for buildings with housing is approximately 40 feet which is less than the allowable 57 feet for buildings with 
housing above the ground floor. Building A is the only building without housing and has a maximum height 
of approximately 32 feet which is less than the aUowable 45 feet maximum. The largest building contains 
38,732 sguare fee t of enclosed building area which is less than the maximum allowable 60,000 square feet. 

Total building gross enclosed fl oor area is 179,3 18 square feet on a site of 242,009 square feet. FA R 
for the proposed design is 0.74 (179,318/242,009) which is less than the 1.0 maximum allowable FAR. 

Ground floor commercial space is provided along NE Halsey Street at Buildings E & F. Brick walls 
with storefront \vindows and awnings separate the commercial space from the residential above. \'I1idened 
sidewalks and plazas between buildings provide pedestrian amenities along the street frontage. Street level 
frontage consists of commercial space, clubhouse, and residential apartments. Thirty- five percent (35%) of 
the street level frontage is residential \vhich is less than the fifty percent (50%) maximum allowed in the 'fCC 
zone. 

A vsn'snce is requested from the buffer sversge resource protection sres setbRck slong Fsirview 
Creek. See attsched fOr additionsl informstion. 
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EXECUTIVE SUMMARY 

I . A new mixed-use development containing 180 apartment units as well as 4,500 square feet of 
office/retail space is proposed for a property located on the south side ofNE Halsey Street in 
Fairview, Oregon . The proposed development will take access via two new driveways on NE 
Halsey Street. 

2. The proposed mixed-use development is projected to generate 98 trips during the morning peak 
hour, with 23 entering and 75 exiting the site. During the evening peak hour, an increase of 121 
trips is projected, with 76 entering and 45 exiting the site. A weekday total of 1,284 trips is pro
jected, with half entering and half exiting the site. 

3. Based on the most recent fi ve years of crash data, no significant existing safety hazards were 
evident and no mitigations are recommended. 

4. Intersection sight di stance was examined for the proposed new site access driveways on NE Hal
sey Street. Adequate sight distance is projected to be available in both directions for safe opera
tion of the proposed site access driveways with clearing of vegetation within the right-of-way 
west of the west site access driveway. No other sight distance mitigations are necessary or rec
ommended. 

5. Left tum lane warrants and traffic signal warrants were examined for the study area intersec
tions. Based on the analysis , no new turn lanes or traffic signals are recommended. 

6. Based on the operational analysis, all of the study intersections are currently operating accepta
bly during the morning and evening peak hours. Under year 2018 traffic conditions, the inter
sections are projected to continue to operate acceptably either with or without the addition of site 
trips from the proposed development. No capacity-reiated mitigations are necessary or recom
mended. 

7. Based on the queuing analysis, the majority of the study intersections have available storage 
lengths in excess of the projected 95th percentile peak hour queues. The intersections ofNE Hal
sey Street at NE 223'd Avenue and NE 223'" Avenue at W Arata RoadlN E Barr Avenue have 
some projected 95th percentile queues that exceed the available storage. The avai lable storage is 
very nearly sufficient for the 95 th percentile queues, so conflicts are rare at these intersecti ons; 
however consideration should be given to restricting southbound left turns onto W Arata Road to 
address queuing concerns that are expected to worsen in the future. Eliminat ion of this turning 
movement could also facilitate increased northbound left-turn storage for the intersection of NE 
Halsey Street at NE 223'" Avenue. 

8. The proposed site pl an includes two access driveways on NE Halsey Street, in confonnance with 
the requirements of the 2014 Oregon Fire Code and the requirements of Gresham Fire and 
Emergency Services. Based on the direction and distance of the proposed driveway offsets, the 
proposed site access driveways are projected to operate safely and efficiently. No additional ac
cess mi tigations are necessary or recommended. 

Northbrook Village - Traffic Impact Study 3 



PROJECT DESCRIPTION 

INTRODUCTION 

A mixed-use development including 180 apartment units and 4,500 square feet of office/retail space 
is proposed for a site located on the south side ofNE Halsey Street between NE Village Street and 
NE 223'" Avenue in Fairview, Oregon. The proposed development will take access via two new 
driveways on NE Halsey Street, with one near the west side of the property and one near the east 
side of the property. It is anticipated that the development could be completed and occupied within 
three years. 

The purpose of this study is to assess the traffic impact of the proposed development on the nearby 
street system and to recommend any required mitigative measures. The analysis will include level of 
service calculations, a queuing analysis and an evaluation of safety in the site vicinity. 

Detailed infonnation on traffic counts, trip generation calculations, and level of service calculations 
is included in the appendix to this report. 

LOCATION DESCRIPTION 

The subject property has approximately 625 feet of frontage along the south side ofNE Halsey Street 
and is centered approximately 700 feet west ofNE Fairview AvenuelNE 223"' Avenue. The site is 
surrounded by undeveloped property immediately to the west, existing multi-family residential de
velopment to the south, a mix of residential and office uses to the east, and commercial development 
to the north. 

Access to the proposed development will be taken via two new full-movement driveways on the 
south side ofNE Halsey Street. The driveways will connect to common internal circulation drive 
aisles and parking areas, allowing all site patrons to utilize either access point. 

Multnomah County and the Oregon Department of Transportation have requested a detailed opera
tional analysis for the intersections of: 

• Fairview Parkway at the 1-84 Westbound Ramps; 
• Fairview Parkway at the 1-84 Eastbound Ramps; 
• Fairview Parkway at NE Halsey Street; 
• NE Village Streetl7'h Street at NE Halsey Street; 
• NE 223'" AvenuelNE Fairview Avenue at NE Halsey Street; 
• NE 223,d Avenue at W Arata Road; and 
• NE Halsey Street at the two proposed sile access driveways. 
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Interstate 84 operates under the jurisdiction of the Oregon Department of Transportation and is clas
sified as an Interstate Highway on the National Highway System, a Freight Route and a Truck Route. 
It has a posted speed limit of 60 mph in the vicinity of Fairview Parkway. 

Fairview Parkway is classified by the City of Fairview as a Major Arterial with a posted speed limit 
of 40 mph in the site vicinity. It generally has two through lanes in each direction with a center me
dian. Turn lanes are provided at intersections. Bike lanes and sidewalks are in place along both 
sides of the roadway and on-street parking is generally prohibited. 

NE Halsey Street is classified by the City of Fairview as a Minor Arterial , with a posted speed limit 
of 35 mph. It generally has one through lane in each direction, with turn lanes added at intersections. 
A second westbound through lane is provided west ofNE Market Drive, and the roadway widens to 
provide 2 through lanes in each direction west of Fairview Parkway. Bike lanes and sidewalks are in 
place on both sides of the roadway and on-street parking is prohibited. 

NE Village Streetl7'h Street has a posted speed limit of 25 mph in the site vicinity. It is classified by 
the City of Fairview as a Local Street, with one through lane in each direction. Northbound and 
southbound left-tum lanes are provided at NE Halsey Street , but are not available at other intersec
tions. Partial sidewalks area available on both sides of the roadway and on-street parking is generally 
available. 

NE 223"' AvenuefN E Fairview Avenue is classified as a Major Collector with a posted speed limit of 
35 mph. It generally has one through lane in each direction, with tum lanes added as needed at inter
sections. South ofNE Halsey Street is has a center median striped as a two-way left-tum lane. Bike 
lanes and sidewalks are in place on both sides of the roadway extending south from approximately 
250 feet north ofNE Halsey Street, but are not continuous north of this point. 

W Arata Road is classified as a Neighborhood Collector with a posted speed limit of 35 mph. It has 
one through lane in each direction with centerline and fog line striping. Bike lanes are generally not 
available on either side of the roadway and on-street parking is generally not available. Partial side
walks are in place along the south side of the roadway. 

The intersection of Fairview Parkway at the 1-84 Westbound Ramps operates under stop control for 
the westbound freeway off-ramp. Through traffic travelling along Fairview Parkway does not stop. 
The northbound approach has a through lane and a right-turn lane that feeds onto Interstate 84 west
bound. The southbound approach has a left-turn lane that also feeds onto Interstate 84 westbound 
and two through lanes. The westbound approach has a left-tum lane and a right-tum lane and is fed 
by the Interstate 84 westbound off-ramp. 

The intersection of Fairview Parkway at the 1-84 Eastbound Ramps is controlled by a traffic signal. 
The northbound approach has two through lanes and a right-tum lane. The southbound approach has 
a left-tum lane with protected/pennitted phasing and two through lanes. The eastbound approach has 
a shared left/through lane and two right-tum lanes. Marked crosswalks are in place crossing the 
west, north and east legs of the intersection . 

The intersection of Fairview Parkway at NE Halsey Street is controlled by a traffic signal. The 
northbound, southbound and westbound approaches each have a left-tum lane with protected signal 
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phasing, a dedicated through lane and a shared through/right lane. The eastbound approach has a 
left-tum lane with protected signal phasing, a through lane and a right-tum lane. All four legs of the 
intersection have marked crosswalks with pedestrian signals in place. 

The intersection ofNE Halsey Street at NE Village Street/7,h Street is controlled by a traffic signal. 
The northbound, southbound and westbound approaches each have a left-tum lane and a shared 
through/right lane. The eastbound approach has a left-tum lane, a through lane and a right-tum lane. 
All left-tum movements operate with permitted-only signal phasing. All four legs of the intersection 
have marked crosswalks with pedestrian signals in place. 

The intersection ofNE Halsey Street at NE 223'" AvenuefNE Fairview Avenue is controlled by a 
traffic signal. The northbound, eastbound and westbound approaches each have a left-tum lane with 
protected signal phasing, a through lane and a right-tum lane. The southbound approach has a left
tum lane with protected signal phasing and a shared through/right lane. All four legs of the intersec
tion have marked crosswalks with pedestrian signals in place. 

The intersection ofNE 223" Avenue at W Arata Road operates under stop control for the westbound 
Arata Road approach. The northbound approach has a shared through/right lane. The southbound 
approach utilizes the center two-way left-tum lane for left-tum movements and has a dedicated 
through lane. The westbound approach has a left-tum lane and a right-tum lane. 

Tri-Met Route 77, Broadway/Halsey, provides transit service in the site vicinity. The nearest bus 
stops are located on NE Halsey Street immediately east and west of SE Brookwood Parkway, ap
proximately one quarter mile north of the subject property. Weekday service is from about 5:30 AM 
to II :00 PM, with typical headways of 15 to 30 minutes. Saturday service is from 6:30 AM to 11:00 
PM with head ways of 20 to 30 minutes. Sunday service is from 7:00 AM to II :00 PM with head
ways of 30 to 60 minutes. 

Turning movement count data was collected during March , 2015 at the study area intersections from 
7:00 to 9:00 AM and from 4:00 to 6:00 PM in order to determine the peak-hour traffic volumes. The 
measured traffic volumes were examined to determine the system-wide peak hour, which was used 
for analysis. The peak hours occurred from 7: 10 to 8: lOAM and from 4:05 to 5:05 PM. Detailed 
traffic count data is included in the appendix to this report. 

Figure I on page seven shows the project study area and the location of the site. Figures 2 and 3 on 
pages eight and nine show the existing traffic volumes at the study area intersections during the 
morning and evening peak hours, respectively. 
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T RIP GENERATION & D ISTRIBUTION 

TRIP GENERATION 

To estimate the number of trips that will be generated by the proposed residential development, trip 
rates from the TRIP GENERATION MANUAL, Ninth Edition, published by the Institute of Transpor
tation Engineers, were referenced . The trip rates used were those for land use codes 220, Apartment, 
710, General Office, and 820, Shopping Center. The trip rates are based on the number of dwelling 
units for the apartments and on the gross floor area for the office and retail land uses. 

The proposed mixed-use development is projected to result in an increase of 98 trips during the 
morning peak hour, with 23 entering and 75 exiting the si te. During the evening peak hour, an in
crease of 121 trips is projected , with 76 entering and 45 exiting the site. A weekday total of I ,284 
trips is projected, with half entering and half exiting the site. 

The table below summarizes the trip generation data. Detai led trip generation worksheets are also 
included in the technical appendix. 

TRIP GENERATION SUMMARY 

AM Peak Hour PM Peak Hour 

Entering Exiting Total Entering Exiting Total 

180 Apartments 18 74 92 73 39 112 

3,400 slGeneral Office 4 I 5 I 4 5 

1,100 slShopping Center 0 2 2 4 

Total 23 7S 98 76 4S 121 

For a conservative analysis, no reductions to the trip generation estimate were taken for internaliza
tion, pass-by trips or transit use. 
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TRIP DISTRIBUTION 

The distribution of site trips was detennined based on the locations of likely trip destinations as well 
as the locations of major transportation faci li ties and existing travel patterns in the site vicinity. 

Overall , 30 percent of si te trips are projected to travel to and from the west via Interstate 84, 25 per
cent of site trips are projected to travel to and from the west via NE Halsey Street , 5 percent of site 
trips arc projected 10 travello and from the southwest on Fain/iew Parkway, 20 percent arsile trips 
are projected to travel to and from the east on NE Halsey Street , 15 percent of site trips are projected 
to travel to and from the south 011 NE 223 rd Avenue, and 5 percent of site trips are projected to travel 
to and from the north on N E Fairview Avenue. 

A nominal number of site trips would be expected to utilize NE Village Street and W Arata Road. 
Although some site trips are likely to travel to and from the nearby Target store and local retail des
tinations immediately north of the subject property, for a conservative analysis all site trips were as
signed to routes passing through the study intersections in accordance with the above trip distribution 
description. 

Figures 4 and 5 on pages 12 and 13 illustrate the distribution and assignment of the site trips during 
the morning and evening peak hours, respectively. 
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SAFETY ANALYSIS 

CRASH HISTORY 

Using data obtained from ODOT's Crash Analysis and Reporting Unit, a review of the most recent 
available five years of crash history (January, 2009 through December, 2013) at the study intersec
tions was performed. The crash data was evaluated based on the number of crashes, the type of col
lisions, the severity of the collisions and the crash rate for the intersection. Crash rates allow com
parison of safety risks at different intersections by accounting for both the number of crashes occur
ring and the number of vehicles that travel through the intersection. Crash rates were calculated us
ing the common assumption that traffic counted during the PM peak period represents 10% of annual 
average daily traffic (AADT) at the intersection. Crash patterns and crash rates in excess of one 
crash per million entering vehicles (CMEV) may be indicative of specific safety hazards that should 
be further investigated and mitigated. 

The intersection of Fairview Parkway at the Interstate 84 westbound ramps had six reported crashes 
during the five-year analysis period. These crashes included one rear-end collision, four turning
movement collisions, and one fixed-object collision . Three crashes at the intersection resulted in 
property damage only (PDO) , one crash resulted in a possible injury or complaint of pain (Injury-C), 

and two crashes resulted in a non-incapacitating injury (Injury-B). The crash rate for the intersection 
was calculated to be 0.30 CMEV. 

The intersection of Fairview Parkway at the Interstate 84 eastbound ramps had 33 reported crashes 
during the analysis period . Of these, 18 crashes were rear-end collisions, 6 were angle crashes (one 
of which involved a pedestrian), 3 crashes occurred during a turning movement,S involved a fixed 
object, and I crash was a non-collision (overturned vehicle). The pedestrian collision occurred when 
a person involved in a prior collision was standing in the roadway and was struck by a driver making 
an eastbound right turn . The collision resulted in a possible injury/complaint of pain to the pedestri
an. Of the 18 reported rear-end collisions, IS were related to the eastbound freeway off-ramp ap
proach. These collisions were generally mild, with most resulting in property damage only and no 
collisions more severe than a report of a possible injury/complaint of pain. A total of 16 crashes re
sulted in property damage only while 10 crashes had repons of a possible injury/complaint of pain 
and 7 crashes had non-incapaci tating injuries. There were no incapacitat ing injuries or fatalities re
ported. The crash rate for the intersection was calculated to be 0.94 CMEV. 

The intersection of Fairview Parkway at NE Halsey Street had 13 reported crashes during the analy
sis period. Seven crashes were rear-end collisions, four were angle-type crashes, one was a turning 
movement crash that involved a bicycle, and one crash was a sideswipe while overtaking. The bicy-
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cle collision occurred when a person riding a bicycle eastbound along NE Halsey Street was struck 
by a driver making an eastbound right tum into Fairview Parkway. Five of the crashes resulted in 
only property damage, seven crashes resulted in possible injuries or complaints of pain (including the 
one that involved the bicyclist) , and one crash resulted in a non-incapacitating injury. The crash rate 
for the intersection was calculated to be 0.27 CMEV. 

The intersection of NE Halsey Street at Village Street/7,h Street had seven reported crashes during 
the analysis period. Two crashes at the intersection were rear-end type incidents, four crashes in
volved a turning movement (including one with a bicycle), and one crash was a vehicle backing into 
another. The bicycle colli sion occurred when a person riding a bicycle westbound on NE Halsey 
Street was struck by a driver making a southbound left tum. The collision data notes that they were 
unable to detennine whether the driver or the person on the bicycle di sregarded the traffic signal. 
Three of the crashes resulted in only property damage while three crashes resulted in possible inju
ries (including the incident with the bicyclist) and one crash resulted in a non-incapacitating injury. 
The crash rate for the intersection was calculated to be 0.34 CMEV. 

The intersection ofNE Halsey Street at Fairview AvenuelNE 223'd Avenue had 21 reported crashes 
during the analysis period . Of these, ten crashes were rear-end collisions, six crashes were angle
type incidents, three crashes invol ved a turning movement, one crash was with a pedestrian, and one 

crash was a sideswipe while overtaking. The pedestrian collision occurred when a person walking 
northbound along NE 223"' Avenue was struck by an eastbound driver that failed to yield to the pe
destrian. The collision resulted in a non-incapacitating injury to the pedestrian . Nine of the crashes 
resulted in only property damage, ten of the crashes resulted in possible injuries, and two crashes 
resulted in non-incapacitating injuries (including the incident with the pedestrian). The crash rate for 
the intersection was calculated to be 0.55 CMEV. 

The intersection ofNE Arata Road at Fairview AvenuelNE 223"' Avenue had three reported crashes 
during the fi ve-year analysis period . One crash at the intersection was an angle-type collision, one 
crash was during a turning-movement, and one collision involved a fixed object. Of the three crash
es, one resulted in only property damage while the other two resulted in possible injuries or com
plaints of pain . The crash rate for the intersection was calculated to be 0.11 CMEV. 

Based on the collision data, no significant design concerns were identified at the study intersections. 
Accordingly, no safety mitigations are recommended. Detailed crash reports for the study intersec
tions are included in the appendix to this report. 

i N TERSECTION SIGHT DISTANCE 

Intersection sight distance was examined for the proposed site accesses onto NE Halsey Street. In
tersection sight distance was measured and evaluated in accordance with the standards established in 
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A Policy on Geometric Design oj Highways and Streets, published in 20 II by the American Associa
tion of State Highway and Transportation Officials. 

Based on the posted speed limit of 35 mph on NE Halsey Street, the minimum required intersection 
sight distance is 390 feet in each direction. Intersection sight distance was measured to be in excess 
of 500 feet in each direction from the proposed east site access location. Intersection sight distance 
to the east at the west site access was also measured to be in excess of 500 feet. Intersection sight 
distance to the west from the west site access location is restricted by a horizontal curve and existing 
vegetation within the site frontage . With redevelopment of the site it is anticipated that a minimum 
of 390 feet of intersection sight distance to the west can be achieved. 

Based on the detailed analysi s, adequate sight distance can be made available for the proposed new 
site access driveways on NE Halsey Street with clearing of vegetation within the right-of-way west 
of the west site access. No other sight distance mitigations are necessary or recommended. 

TRAFFIC SIGNAL AND TURN LANE WARRANTS 

Left-tum lane warrants were examined for the unsignalized study intersections, including Fairview 
Parkway at the Interstate 84 westbound ramps, NE 223m Avenue at W Arata Road, and the two pro
posed site access driveways on NE Halsey Street. 

Based on the projected traffic volumes, traffic signal warrants will not be met at any of the intersec
tions currently operating under stop control. No new traffic signals are recommended. 

Left-tum lane warrants are primarily a safety consideration, allowing left-turning vehicles to pull out 
of the through traffic lane while waiting for a safe gap in the opposing traffic stream. 

For the proposed site access driveways, a continuous center two-way left-tum lane is also in place 
along NE Halsey Street. Dedicated left-tum lanes or center two-way left-tum lanes are already in 
place at the off-site intersections within the study area. Accordingly, no new left-tum lanes are 
needed in conjunction with the proposed development. 
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O PERATIONAL ANALYSIS 

BACKGROUND TRAFFIC 

Prior to analyzing the impact of the projected site trips from the proposed development, the existing 
traffic volumes were adjusted to account for background growth that will occur prior to full occu
pancy within the proposed subdivision. The proposed mixed-use development can reasonably be 
full y developed and occupied within three years, so the existing traffic volumes were adjusted to ac
count for three years of growth . A two percent per year compounded growth rate was applied to the 
exi sting traffic volumes in order to account for general growth in within the region. 

It should be noted that the Oregon Department of Transportation utilizes its own planning model to 
project future traffic volume growth for state highways. Based on data from the Future Volumes 
Table, Interstate 84 is projected to experience a linear growth of approximately 1.5 percent per year 
over the planning horizon . However in order to maintain consistency with the background growth of 
the city and county facilities analyzed and provide a conservative analysis, a two percent per year 
compounded growth rate was al so applied to the turning-movement volumes at the Interstate 84 
ramp tenninals. 

Figures 6 and 7 on pages 18 and 19 show the projected year 2018 background traffic volumes during 
the morning and evening peak hours. Figures 8 and 9 on pages 20 and 21 show the year 201 8 traffic 
volumes with the addition of site trips from the proposed mixed-use development. 
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CAPACITY ANALYSIS 

A capacity and delay analysis was conducted for each of the study intersections. The analysis was 
conducted according to unsignalized intersection analysis methodologies in the HIGHWAY CAPAC
ITY MANUAL (HCM) published by the Transportation Research Board. For the Interstate 84 ramp 
terminal intersections operating under OOOT jurisdiction, the maximum allowable vic ratio is 0.85 
per the Oregon Highway Plan. Multnomah County generally requires that intersections in urbanized 
areas operate at level of service " 0 " or better. 

The intersection of Fairview Parkway at the Interstate 84 Westbound Ramps is currently operating at 
level of service C during the morning and evening peak hours, and with a vic ratio of 0.15 or less for 
the critical movement. Under year 2018 traffic conditions the intersection is projected to continue to 
operate at level of service C during the morning and evening peak hours, with a vic ratio of 0.16 or 
less. 

The intersection of Fairview Parkway at the Interstate 84 Eastbound Ramps is currently operating at 
level of service B during the morning and evening peak hours, and with a vic ratio of 0.51 or less for 
the critical movement. Under year 2018 traffic conditions the intersection is projected to continue to 
operate at level of service B during the morning and evening peak hours, with a vic ratio of 0.53 or 
less. 

The intersection of Fairview Parkway at NE Halsey Street is currently operating at level of service C 
during the morning and evening peak hours. The intersection is projected to continue to operate at 
level of service C through 2018 either with or without the addition of site trips from the proposed 
development. 

The intersection ofNE Halsey Street at NE Village Streetl7th Street is currently operating at level of 
service B during the morning and evening peak hours. The intersection is projected to continue to 
operate at level of service B through 2018 either with or without the addition of site trips from the 
proposed development. 

The intersection ofNE Halsey Street at NE 223"' AvenuelFairview Avenue is currently operating at 
level of service C during the morning and evening peak hours. Under year 2018 traffic conditions, 
the intersection is projected to operate at level of service C during the morning peak hour and level 
of service 0 during the evening peak hour either with or without the addition of site trips from the 
proposed development. 

The intersection ofNE 223"' Avenue at W Arata Road is currently operating at level of service B 
during the morning peak hour and level of service C during the evening peak hour. Under year 2018 
traffic conditions, the intersection is projected operate at level of service C during the morning and 
evening peak hours either with or without the addition of site trips from the proposed development. 

Under year 2018 traffic conditions with completion of the proposed development, the west site ac
cess intersection 011 NE Halsey Street is projected to operate at level of service B during the morning 
peak hour and level of service C during the evening peak hour. 
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Under year 20 I 8 traffic conditions with completion of the proposed development, the east site access 
intersection on NE Halsey Street is projected to operate at level of service B during the morning and 
evening peak hours. 

The results of the capacity ana lysis including the Levels of Service (LOS), delays and volume-to
capacity (vic) ratios are shown in the table on the following page. Detailed capacity analysis results 
are included in the appendix to this report. 

As shown in the table, the off-site study area intersections currently operate acceptably during the 
morning and evening peak hours and will continue to operate acceptably through 20 I 8 either with or 
without the addition of site trips from the proposed development. The proposed site access intersec
tions are also projected to operate acceptably upon completion of the project. No operational mitiga
tions are necessary or recommended. 
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LEVEL OF SERVICE SUMMARY 

AM Peak Hour PM Peak Hour 

Delay LOS VIC Delay LOS VIC 
Fairview Parkway 01 /-84 Westbound Ramps 

20 15 Existing Conditions 18 C 0.15 16 C 0. 12 
2018 Background 19 C 0.16 17 C 0.14 

2018 Background plus Sile Trips 19 C 0.16 17 C 0. 14 

FainJiew Parkway at /-84 Eastbollnd Ramps 
20 15 Existing Conditions 14 B 0.51 16 B 0.45 

20 18 Background 15 B 0.53 17 B 0.48 
20 18 Background plus Si le Trips 15 B 0.53 18 B 0.50 

Fairview Parkway 01 NE Halsey Street 
20 15 Existing Conditions 24 C 0.47 27 C 0.73 
2018 Background 25 C 0.50 29 C 0.76 

2018 Background plus Sile Trips 27 C 0.53 30 C 0.78 

NE Halsey Street at NE Vii/age Street/7th Street 
20 ) 5 Existing Conditions 12 B 0.31 12 B 0.34 

20 18 Background 12 B 0.33 12 B 0.36 

2018 Background plus Sile Trips 13 B 0.36 12 B 0.39 

NE Halsey Street at NE 223rd Avenue/Fairview Avenue 
2015 Existing Conditions 26 C 0.65 34 C 0.78 
2018 Background 27 C 0.67 38 D 0.82 
20 18 Background plus Sile Trips 28 C 0.67 39 D 0.84 

NE 223rd Avenlle at NE Arata Road 
2015 Ex ist ing Conditions 15 B 0.43 19 C 0.49 
20 18 Background 15 C 0.45 2 1 C 0.52 
2018 Background pl us Sile Trips 15 C 0.46 21 C 0.52 

NE Halsey Street at West Site Access 
20 18 Background plus Sile Trips 13 B 0.09 16 C 0.08 

NE Halsey Street at East Site Access 
20 18 Background pl us Sile Trips 12 B 0.07 15 B 0.06 

LOS = Level of Service (per Highway Capacily Manual) 
VIC = Volume-lo-Capacity Ralio 
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QUEUING ANALYSIS 

A queuing analysis was also conducted in order to identify any potential concerns related to queue 
storage for the study intersections. The queuing analysis was conducted for year 2018 traffic condi
tions during the morning and evening peak hours with the addition of site trips from the proposed 
development. The queuing analysis was perfonned using a SimTraffic simulation model, with the 
results reported as the 95'" percentile queue length . The 95'" percentile queue length is the queue 
length that is exceeded during only five percent of the peak hour. Queues in excess of the 95'" per
centile queue length typically occur with insufficient frequency and duration to require mitigation. 

Based on the results of the queuing analysis, the intersections of Fairview Parkway at the Interstate 
84 Westbound Ramps, Fairview Parkway at the Interstate 84 Eastbound Ramps, Fairview Parkway at 
NE Halsey Street, NE Halsey Street at NE Village Street/7'" Street and the two site access intersec
tions are projected to have 95'" percentile queue lengths that are less than the available queue storage 
lengths during the morning and evening peak hours with completion of the proposed development. 

The intersection ofNE Hal sey Street at NE 223"' AvenuelNE Fairview Avenue is projected to expe
rience northbound left-rum queues during the morning and evening peak hours that exceed the avai l
able turn-lane storage by up to ten feet. The available tum-lane storage is limited by the distance 
between NE Halsey Street and NE Barr Road. 

The intersection of NE 23"' Avenue at W Arata Road has very limited storage available for the 
southbound left-tum movement, since the storage length is limited by the offset distance between W 
Arata Road, which fonns the east leg of the intersection and NE Barr Road, which forms the west leg 
of the intersection. This turning movement serves 25 vehicles during the morning peak hour and 55 
vehicles during the evening peak hour with an average queue length ofless than one vehicle. The 
proposed development is projected to add a negligible amount of traffic to this rurning movement 
and would not be projected to have a meaningful impact on queuing for this approach. 

Based on the projected queues as well as the potential for conflicts between northbound vehicles on 
NE 223"' Avenue turning left onto NE Barr Road and southbound vehicles on NE 223"' Avenue rum
ing left onto W Arata Road, it is recommended that consideration be given to restricting southbound 
left-turns onto W Arata Road. This restriction would eliminate potential confl icts between opposing 
left-turn movements from NE 223'" Avenue onto W Arata Road and NE Barr Road, and could also 
facilitate increasing the available left-tum storage length serving the northbound left-rum movement 
at the intersection ofNE Halsey Street and NE 223'd Avenue. Conflicts at this location are currently 
minor; however as traffic volumes increase in the future the queue lengths will continue to increase 
and left-tum conflicts may become more frequent. Although it may not be necessary to restrict turn
ing movements immediately it is apparent that restrictions may be appropriate in the near furure . 

A summary of the projected queue lengths and the available queue storage at the study area intersec
tions is provided in the table on the following page. Detailed queuing analysis worksheets are also 
provided in the technical appendix. 
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QUEUING ANALYSIS SUMMARY 

AM Peak Hour PM Peak Hour Existing 

Queue Queue Storage 

Fairview Parkway at /-84 Westbound Ramps 
Westbound Left Turn 47' 52' 150' 
Southbound Left Turn 42' 52' 115' 

Fairview Parkway at /-84 Eastbound Ramps 
Eastbound LeftlThrough 11 2' 94' 300' 
Eastbound Right Turn 139' 23 1' 260' 
Southbound Left Turn 40' 57' 170' 

Fairview Parkway af NE Halsey Street 

Eastbound Left Turn 79' 99' 200' 
Eastbound Right Turn 57' 161' 200' 
Westbound Left Turn 63' 85' 200' 
Northbound Left Turn 85' 123' 180' 
Southbound Left Turn 131 ' 254' 270' 

NE Halsey Slreel 01 NE Village Slreel/7lh Slreel 
Eastbound Left Turn 50' 62 ' 180' 
Eastbound Right Turn 33' 73 ' 140' 
Westbound Left Turn 33' 70' 180' 
Northbound Left Turn 41' 50' 130' 
Southbound Left Turn 30' 32' 100' 

NE Halsey Street at NE 223rd Avelll.lelFain4ew Avenue 

Eastbound Left Turn 56' 11 7' 180' 
Eastbound Right Turn 82' 195' 200' 
Westbound Left Turn 146' 226' 250' 
Westbound Right Turn 102' 80' 180' 
Northbound Left Turn 162' 165' 155' 
Northbound Right Turn 143' 156' 175' 
Southbound Left Turn 103' 173' 175' 

NE 223rd Avenue 01 NE Arala Road 
Southbound Left Turn 27' 41' 35' 

NE Halsey Street at West Site Access 
Westbound Left Turn 4' 19' >100' 

NE Halsey Street at East Site Access 
Westbound Left Turn 9' 34' > 100' 
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SITE ACCESS CONSIDERA TlONS 

The proposed site plan includes two new driveways on NE Halsey Street to serve the subject proper
ty. The site has frontage only on NE Halsey Street, so it is necessary that all access be taken from 
thi s roadway. Two site accesses are required per the 2014 Oregon Fire Code for serving residential 
development in excess of 100 units. Additionally, Gresham Fire and Emergency Services has specif
ically requested two points of access for the proposed development. 

The proposed site access locations are each offset approximately 40 feet to the east of existing 
driveways serving commercial land uses on the north side ofNE Halsey Street. The direction of off
set allows simultaneous left-tum movements from NE Halsey Street into the site access driveways 
without conflicts, so no interruptions to the flow of through traffic would be anticipated as a result of 
the proposed offset. For vehicles exiting from the site access location, there is the potential for con
flict s within the center median if drivers attempt to make simultaneous two-stage left turns by cross
ing the near lanes of traffic to enter the median, then waiting within the median for a safe opportunity 
to merge into the through travel lanes on the far side of the roadway. However, based on the opera
tional analysis the site access intersections are projected to operate acceptably (level of service C) 
without the need for two-stage left-tum movements. Additionally, since all potentially-conflicting 
approaches are readily visible from the site access driveway, drivers will be able to anticipate and 
avoid such conflicts in the median. 

Based on the direction and distance of the proposed driveway offsets, the proposed site access 
driveways are projected to operate sa fel y and efficiently. No additional access mitigations are neces
sary or recommended. 
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CONCLUSIONS 

Based on the most recent five years of crash data, no significant existing safety hazards were evident 
and no mitigations are recommended. 

Intersection sight distance was examined for the proposed new site access driveways on NE Halsey 
Street. Adequate sight distance is projected to be available in both directions for safe operation of 
the proposed site access driveways with clearing of vegetation within the right-of-way west of the 
west site access driveway. No other sight distance mitigations are necessary or recommended. 

Left tum lane warrants and traffic signal warrants were examined for the study area intersections. 
Based on the analysis, no new tum lanes or traffic signals are recommended. 

Based on the operational analysis, all of the study intersections are currently operating acceptably 
during the morning and evening peak hours. Under year 2018 traffic conditions, the intersections are 
projected to continue to operate acceptably either with or without the addition of site trips from the 
proposed development. No capacity-related mitigations are necessary or recommended. 

Based on the queuing analysis, the majority of the study intersections have available storage lengths 
in excess of the projected 95'" percentile peak hour queues. The intersections ofNE Halsey Street at 
NE 223"' Avenue and NE 223"' Avenue at W Arata RoadfNE Barr Avenue have some projected 95'" 
percentile queues that exceed the available storage. The available storage is very nearly sufficient 
for the 9S1h percentile queues, so conflicts are rare at these intersections; however consideration 
should be given to restricting southbound left turns onto W Arata Road to address queuing concerns 
that are expected to worsen in the future. Elimination of this turning movement could also facilitate 
increased northbound left-tum storage for the intersection ofNE Halsey Street at NE 223"' Avenue. 

The proposed site plan includes two access driveways on NE Halsey Street, in confonnance with the 
requirements of the 2014 Oregon Fire Code and the requirements of Gresham Fire and Emergency 
Services. Based on the direction and distance of the proposed driveway offsets, the proposed site 
access driveways are projected to operate safely and efficiently. No additional access mitigations are 
necessary or recommended. 
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Northbrook Village Apartments - Fairview, Oregon 
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RIPARIAN BUFFER MITIGATION PLAN FOR NORTHBROOK VILLAGE 
APARTMENTS IN FAIRVIEW, OREGON 

The Northbrook Village Apartments project is a mixed-use development on a 5.55-acre site along 
NE Halsey Street in Fairview. Oregon. Up to 180 residential apartments, commercial space, 
clubhouse, and associated parking will be located on the developable space to the west of Fairview 
Creek. which runs through the eastern portion of the site trom south to north . 

Fairview Creek is a perennial stream that has been mapped within the City of Fairview' s Natural 
Resource Inventory, and is subject to regulation under FDC Chapter 19.106 Natural Resource 
Regulations. Resource Protection area setbacks required for this segment of Fairview Creek are 40 
feet wide, as measured in both directions from the centerline of the creek. Development is restricted 
within the setbacks: however, due to circumstances unique to this project. a variance trom the 
required setback width is requested of the City of Fairview. 

Request for Variance 

The Northbrook Village Apartments project will require a variance from the City's 40-foot resource 
protection area setback trom Fairview Creek. A Class C variance (under FDC 19.520.040). to be 
determined within the Type III design review process. will be required since the project does not fit 
either Class A or Class B criteria. 

A separate narrative from the Applicant is included with this submittal to address the applicable 
criteria for this variance request. 

Current Condition 

The riparian buffers along this section of Fairview Creek are distinctly different in vegetation cover, 
with the west buffer being recently cleared of Himalayan blackberry. which previously dominated 
the site . A few scattered trees and shrubs have been retained , including both native and non-native 
species. The east bank. by contrast. is fully vegetated but also largely dominated by Himalayan 
blackberry. Scattered clumps of black cottonwood. red alder. and hawthorn emerge from the 
blackberry thickets. except in wetter areas where reed canarygrass is the dominant groundcover. 
This mostly degraded plant community is highly amenable to enhancement measures. 

Buffer Mitigation 

In order to mitigate for the project ' s encroachment into the creek ' s western buffer. a mitigation 
planting plan is proposed that will enhance both the remaining west buffer as well as mosl of the 
eastern butTer along the affected stream reach . The plan has been developed in accordance with 
FDC 19.106.040. utilizing Option 2 to address buffer area encroachments. Option 2 was chosen 
since it more effectively replaces lost riparian functions by requiring native plantings based on the 
area impacted. 

Ripi.lriall BulTer Mitig,lIion Plan lor thl.' Filirvicw Crcl.!k Apil rlrncnts Projcct in Fairv iew. Orc1;ul1 
PaciJic Habit tll Sen'ices. Inc. ! PHS # 5616 
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The mitigation planting areas will exceed the total area of buffer encroachment (I 1.620 square feet 
and 9.719 square feet. respecti ve ly). and plant numbers will meet the density requirements of 
FDe 19.106.040. At the required I tree and 5 shrubs per 100 square feet. the I 1,620 square-foot 
area will require at least 116 trees (I 16 X I) and 580 shrubs (I 16 X 5). As such. a total 01'700 trees 
and shrubs are proposed. The attached Figure I depict s the encroachment and mitigation areas, and 
also li sts the recommended native plantings. A native seed mix will al so be applied as a soil
stabilizing groundcover. All plant introductions must be conducted following further weed control 
measures to provide a suitable planting 

Planting List and Rationale 

Native woody plantings will be installed along the channel and elsewhere throughout the retained 
burrer areas in order to increase riparian vegetative structural and species diversity. 

Ten native tree and shrub spec ies will be installed to increase the area's diversity over time. An 
appropriate grass seed mi x will also be applied throughout the mitigation area to provide more 
immediate ground cover following excavation activities . The proposed riparian planting plan is 
depicted in Figure I (attached). A species list is provided below. 

Proposed Plant List for Buffer Impact Mitigation Area (11,620 sf/ 0.27 acre) 

Scientific name Common name Plant Form 
Minimum 
Snacinl! 

TREES 
Alnus rllbra Red alder I gall 24" min .hl. 12 ' OC 
MaillS fllsea Oregon crabapple I gall 24" min. hI. 12 ' OC 
POOII/"S /richoL'clI'/)({ Black cottonwood I gall 24" min .hl. 12 ' OC 
T/lIIja plicala Western red cedar I gall 24" min.hl. 12 ' OC 

Subtotal Trees 
SHRUBS 
Allleial/chier all/ifolia Saskatoon serviceberry I gall 18" min .hl. 5' OC 
Comus alba Red-osier dogwood I gal/ IS" min .hl. S' OC 
Ph),.I'oc(l/'IJus coni/alliS Pacific ninebark I gall IS" min .hl. 5'OC 
Ros(l lllilkan(l Nootka rose I gal l 18" min.hl. S'OC 
Sambucus racemosa Red elderbem' I llal I 18" min .hl. 5' OC 
S)'IlIl1horicarnos a/bus Common snowberrv I eaJI 12" min.ht . 4'OC 

Subtotal Shrubs 
Total Trees and Shrubs 

Buffer Mitigation Seed Mix 

Scientific name Common name Lbs/ac PLS' 

Agroslis exarala Spike bent grass 7 
£IYll11l5 KlallclIs Bille wi Idrye 10 
Ely mus rrachycollius Slender wildrye 8 
HordewlI brac/~)'an1"enllll Mcadow barley 10 
Lupinus ril'l1/aris Riverbank Lupine 2 

Total Seed (PLS per acre) 37 
·Pure U,'e Seed 

Riparian Bull'cr Mit igat ion Plan lor th e Fairview Cn:ck Ararlm~nl s Project in r uirvicw. Oregon 
Patilie Hilhitat Services. Inc . / I'll S # 5616 
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Quantities 

30 
30 
35 
25 
120 

75 
100 
12S 
125 
75 
80 

580 
700 



Suggested Plant Establishment Aids 

Plant survival will be enhanced significantly if irrigation is supplied during the dry summer months 
of the first few years of establishment. Typically. providing the equivalent of up to 1.5 inches of 
precipitation weekly to each plant during the driest periods will sutftce. Water should be applied 
relatively infrequently (1-2 times per week) for sutftcient periods to provide the needed water to 
deeper roots: this will enable the plants to develop deeper root systems for bettcr long tern1 survival. 

Mulching around each plant base can also aid in water retention and to a lesser extent. retard weedy 
plant growth. 

Stem guards may be necessary to deter herbivory by rodents; these can be applied at a later time if 
necessary if damage becomes apparent. 

Noxious/Invasive Species Control 

Controlmeasurcs will generally target any noxious species li sted by the Oregon Department of 
Agriculture (ODA). as well as the more widespread invasives that are no longer li sted due to their 
pervasive nature . The most appropriate approach at thi s site is to introduce native woody plants and 
grass seed and help those species succeed by minimizing competition from common invasives. 

As such. control measures such as periodic mowing and possibly the limited usc of herbicides 
should be considered in keeping invasives from outcompeting more desirable plantings. 

Physical COlltrol (Mowing) 

Mowing around planted species twice per year (mid-to late spring and early fall) can prove to be a 
successful and cost effective control method in favoring nati ves. with herbicide use mostly 
restricted to controlling invasive broadleafweeds and brambles (i.e. Canada thistle. teasel. 
Himalayan blackberry) on an as-need basis. 

Chemical Control (Herbicide Treatmmts) 

Herbicide treatments may also be appropriate at times. in particular for weedy forbs that can be 
controllcd selectively. However, our preierence is to maximize use of mechanical, non-chemical 
methods to keep invasives under control. as there is arguably less impact to sensitive wildlife 
species (esp. amphibians). Approval must be obtained tromthc City prior to use of herbicides. 

Spot spray applications should be applied on an as-need basis to help control invasives that are not 
being controll ed effectively by mowing alone . Vegctation can otten be controlled best by using 
herbicide in combination with a freshly mowed surface in order to remove excess biomass and 
provide enhanced plant/herbicide contact. Backpack spot spraying will also provide more selective 
control of smaller weed patches. on an as-need basis only. 

Rip .. niall Buffer Mitigation Plan fur Ihe Fain'il.: \\' Creek Apartments Project in Fa irview. Oregon 
Paci ri c llabitat $crvit:cs. Int.: . / PH S # S()16 

Page 3 



Summary of Tasks Associated with Noxiousllnvasive Weed Control 

Task Timeline 

Monitor site conditions to determine Twice anOllally (early Spring and mid-
specific control needs Summer) at minimum 

Mowing 
Early to Mid-Spring annually 

Noxious/Invasive Early to Late-Fall annually 
Weed Control During Spring Growth stage (adjust per 

Herbicide Application 
species targeted) or as needed 
During Fall Nutrient Storage stage (adjust per 
species targeted) or as needed 

Monitoring Plan 

Proposed Pel'fornltlllce Stfllldfirds ami Success Criteria 

A primary goal orthe riparian mitigation is to increase the vegetative species and structural 
diversity along Fairview Creek. Thcrefore. the standards of success in the mitigation area will 
emphasize the development of a native riparian forest community that can compete favorably with 
invasive ground cover species. 

To thi s end. performance standards will include rates of survival for woody species, coupled with 
appropriate control of invas ive non-native species. Emphasi s will be given to minimizing the ability 
of invasives to compete with the more desirable native species. 

Vegelalion: A minimum 01'80% of the overall number ofnalive trees and shrubs planled in the 
riparian area shall be present after 5 years. Conlrol and/or removal of invasive vegetalion will be 
conducled as necessary over the 5 year mainlenance period. 

MOllitorillg Methods 

The compensatory non-weiland miligalion site will be monilored for success for a minimum of five 
years following completion of grading and planting aClivilies. Annual moniloring visilS will occur 
at leasl once annually belween May and Seplember to assess sile conditions. A simple census or 
stem counl of native Irees and shrubs in the planted area will provide a success rale relalive 10 

numbers planled. The eSlimaled extenl o f nali ve and non-native groundcover planls will also be 
documented. and photodocumenlation from at least three fixed locations will provide a visual 
record of structural changes during the moniloring period. 

An annual monitoring report summarizing Ihe data collecled will be submitted 10 City of Fairview 
by December 3 1 of each monitoring year. The monitoring report will provide an assessmenl oflhe 
site 's progress loward meeling Sllccess criteria. and any remedial steps to be laken toward that goal: 
monitoring tasks are summari zed in Ihe table below. 

Ripari :.m Buller t\'lili gulitln Phm I'm Ihe )'''lin' jew Creek Ap<lrtnH.:nl s Project in Fair\'h:w. Oregon 
Pacitic Il abital Services. Inc. I PIIS # 56 I h 
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Summary of Tasks Associ>lted with Annual Mitigation Monitoring 

Monitoring Component Task Timeline 

Vegetation 
Woody stem counts ; visually estimate invasive Late spring or summer of 
species control success each year 

Annual Monitoring 
Documentation of vegetation success, discussion By December 3 I of each 
of goals and success criteria, recommendations 

Report for remedial actions 
year 

COlltillgellcy Pltlll (or Buffer Mitigatioll Failures 

The applicant or their representati ves wi ll be responsible for the mitigation area plantings, and will 
implement the appropriate contingency measures in the event that the target mitigation goals are not 
being met during the required monitoring period. Coordination between the applicant and the City 
of Fairview shall occur to determine the l1Iost appropriate corrective measures. which may include 
reseeding. supplemental planting. additional irrigation. and nox ious weed control as necessary . 

Riparian BulTer Mitigation Plan lo r Ihl' Fairview C reck Apunmcnts ProjCl" in Fairview. Oregon 
Pacific lJabitat Services. Inc. J PH S # 5616 
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ENGINEERING 

MEMORANDUM 

DATE: March 19, 2015 

TO: City of Fairview 

BY: Craig Harris, PE 

SUBJECT: Stormwater Management Memo 

PROJECT: Northbrook Village Apartments, Fairview, OR 

PROJECT NO.: A14193,11 

This memorandum is to outline the stormwater management process utilized for the 
Northbrook Village Apartments project located on tax lots 9300-9400 in Fairview, Oregon. 

The project will include nine apartment buildings with a total footprint of approx, 
74,179SF and construction of a new 118,610SF parking lot. The existing site is residential 
in nature and slopes from the southwest to the northeast. There is a steep bench along the 
south property line that contains slopes greater than 25%. Along the east property line is 
Fairview Creek. The total existing site is -242,009SF with a total of -10, 140SF of existing 
impervious. Post construction impervious area will be -197,374SF. 

The current stormwater runoff sheet flows to the east to Fairview Creek. The proposed 
drainage system will collect runoff from the pavement and hardscape areas and pipe ~ to a 
mechanical filtration and then to a StormTech Chamber system for detention, A flow control 
manhole will manage the stormwater release rates . The stormwater quality for the new 
parking lot will be accomplished using a 12-cart 96" Storm Filter Manhole and a 2-cart 
Storm Filter Catch basin. Roof runoff will be conveyed to drywells that are deSigned based on 
the geotechnical recommendations. 

The water Quality and Detention facilities required for this project have been be 
designed according to the requirements outlined in the "Stormwater Management Manual' 
by the City of Portland, dated January, 2014. Since this site flows to Fairview Creek we are 
required to detain the post construction 21yr storm to the rate of 1/2 of the 2/yr pre
development (Lewis & Clark) release rate . And conveyance piping is sized to handle 
expected flows from the 25yr design storm. 

cc: File 

4875 SW Griffith Drive I Sufte 300 I Beaverton, OR I 97005 
.. - - - - ---- -------

503.620.3030 I tel 503.620.55391 fax www . aaJeng . com 
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