
 

 

 

 

 

 

1.  CALL TO ORDER: 6:30 p.m. 

 

2.  CITIZENS WISHING TO SPEAK ON NON-AGENDA ITEMS 

 

3.   ADOPTION OF MINUTES FROM OCT. 23 AND NOV. 13, 2018 
 

4. PUBLIC HEARINGS 

a.  File Number 2018-48-MOD — Continued from October 23, 2018 
The Ceeley Building Modification (SW Corner of Village Street & Market Drive.) 
Type III Quasi-Judicial Procedure 
 
Summary: The applicant is requesting a Major Modification to prior land use 
approval for Building D of the Market Square South development, City of Fairview 
Land Use file no. D-005-98. The proposed modification would add a fourth story to 
the originally approved three story mixed-use building. The upper stories would 
consist of 33 total residential units, and ground floor will be occupied by commercial 
space. 

    
   Applicable Fairview Municipal Code Criteria: 

FMC 19.400   Administration of Land Use and Development Review 
FMC 19.412 Description of Permit Procedures 
FMC 19.413  Procedures 
FMC 19.415 Amendments to Decisions 
FMC 19.420 Development Review and Site Design Review 
FMC 19.422 Applicability 
FMC 19.424 Site Design Review – Application Review Procedure 
FMC 19.425 Site Design Review – Application Submission Requirements 
FMC 19.426 Site Design Review – Approval Criteria 
FMC 19.110 Village General Provisions 
FMC 19.135 Village Commercial (VC) and Mixed Use (VMU) 
FMC 19.140 Village General Standards 
FMC 19.150 Special Development Standards – VO, VC and VMU Zones 
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 Facilities Standards 

  

 

 

PLANNING COMMISSION MEETING 

Tuesday, November 27, 2018, 6:30 PM 

Fairview City Hall – Council Chambers, 2nd Floor  
1300 NE Village Street, Fairview, OR 97024 

MEETING AGENDA 

 
 



 

 

b.  File Number 2018-50-DR-SD 
Halsey Street & Fairview Parkway Mixed-Use Site  
(Northwest corner of intersection/20925 NE Halsey and 20939 NE Halsey) 

Type III Quasi-Judicial Procedure 
 

 Summary: The applicant is requesting Site Design Review and Preliminary 
Subdivision Plat approval for a new horizontal mixed-use development in the Town 
Center Commercial zone consisting of 12,000 sq. ft. of commercial space along 
Halsey Street and Fairview Parkway, 17 townhomes, and 12 duplexes. The applicant 
is also provisionally requesting a Conditional Use Permit for residential uses, and a 
Class B Variance to setbacks for the purpose of tree preservation.  

 
 The applicant is concurrently requesting a variance to Multnomah County Road Rules 
standards from Multnomah County Transportation to allow right-in/right-out access 
from Fairview Parkway, in addition to access from Halsey. 

 
Applicable Fairview Municipal Code Criteria: 
FMC 19.400  Administration of Land Use and Development Review 
FMC 19.412 Description of Permit Procedures 
FMC 19.413  Procedures 
FMC 19.424 Site Design Review – Application Review Procedure 
FMC 19.425 Site Design Review – Application Submission Requirements 
FMC 19.426 Site Design Review – Approval Criteria 
FMC 19.430 Land Divisions and Lot Line Adjustments  
FMC 19.440 Conditional Use Permits 
FMC 19.65 Town Center Commercial (TCC) District 
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 Facilities Standards 
FMC 19.520 Variances 
 

 
5. COMMISSION AND STAFF UPDATES 
 
6. TENTATIVE AGENDA 
 
7.   ADJOURNMENT 
 
NEXT PLANNING COMMISSION MEETING: TUESDAY, DEC. 11, 2018  
 

Planning Commission hearings are broadcast live on Comcast Cable Channel 30 and Frontier FiOs Channel 
38. Replays of the meeting are shown on Saturday at 12:30pm and Monday at 2:00pm following the original 
broadcast date. Meetings are also available for viewing on the MetroEast website. Further information is 
available on our web page at www.fairvieworegon.gov or by calling Devree Leymaster, City Recorder, 503-
674-6224. 
 
The meeting location is wheelchair accessible.  A request for an interpreter for the hearing impaired or for 
other accommodations for person with disabilities should be made at least 48 hours before the meeting to: 
Devree Leymaster, 503-674-6224. 

http://www.fairvieworegon.gov/


 
   

 PRESENT: Ed Jones, Chair 
    Russell Williams, Vice Chair  

  Hollie Holcombe  
  Jeff Dennerline   
  Steven Hook  
  Les Bick 
   
    STAFF:  Sarah Selden, Senior Planner  
    Eric Rutledge, Associate Planner 
    Chris Crean, City Attorney 
    Devree Leymaster, City Recorder 
                

1. CALL TO ORDER 
Chair Jones called the meeting to order at 6:30 PM.  
 

2. CITIZENS WISHING TO SPEAK ON NON-AGENDA ITEMS 
None.  
 

3. REVIEW AND ADOPT MINUTES: September 25 and October 9, 2018 
Commissioner Holcombe requested the spelling of Brian Cassidy’s name in the October 9 
minutes be corrected.  
  
Commissioner Dennerline moved to adopt the minutes as written with the name spelling 
correction and Commissioner Hook seconded. The motion passed unanimously. 

   Ayes: 6 
   Nays: 0 
   Abstained: 0 

 
4. PUBLIC MEETING  

a.   Review Draft Urban Plan for Conformance with Fairview Comprehensive Plan 
  Scott Vanden Bos, Consultant, presented a review of the Urban Renewal Plan and the process for 
 creating the proposed plan. (Exhibit A) He explained the role of the Planning Commission was to 
 review the draft plan for conformance with the Fairview Comprehensive Plan. (Exhibit A) 
 
Commissioner Hook moved that the Fairview Planning Commission, based upon the 
information provided in the staff  report and the provided attachments, that the Fairview Urban 
Renewal Plan conforms with the Fairview Comprehensive Plan, and further recommend that the 
Fairview City Council adopt the proposed Fairview Urban Renewal Plan. Commissioner 
Holcombe seconded. The motion passed unanimously.  

   Ayes: 6 
   Nays: 0 
   Abstained: 0 
 

5. PUBLIC HEARING  
 a.  File Number 2018-48-MOD:  The Ceeley Building Modification  

MINUTES 
PLANNING COMMISSION MEETING 

1300 NE Village Street 
Fairview, OR  97024 

Tuesday, October 23, 2018 
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Chair Jones read the Open Hearing Statement for a Quasi-Judicial Hearing and Senior Planner 
Selden sited the applicable criteria. Commissioner’s Hook and Holcombe declared ex parte 
contact through Next Door (social media) and Commissioner Bick disclosed working with the 
applicant for consulting work on another project in July 2018.  
 
Chair Jones asked if anyone objected to the impartiality of any Planning Commission member.  
Garth Everhart, applicant, read a statement objecting to the Commissioner who organizes and 
oversees the Fairview Oregon Now Facebook page. Commissioner Dennerline identified himself 
as that person but stated he believes he can be impartial and that the opinions expressed on the 
FB page don’t have anything to do with the application. Mr. Everhart requested Commissioner 
Dennerline recuse himself and requested Chair Jones request he recuse himself. Chair Jones 
recommended Commissioner Dennerline recuse himself. Commissioner Dennerline declined and 
requested clarification from the City Attorney.  
  
City Attorney Crean defined ex parte contact, bias and conflict of interest. He commented if a 
Commissioner believes they can objectively evaluate the criteria in the application and they have 
no actual conflict of interest, they do not have to recuse themselves. 
 
Kevin Kelly, Fairview, OR, suggested Commissioner Dennerline may have a conflict of interest 
because he did not disclose ex parte contact in the beginning as the other Commissioners did.  
Commissioner Dennerline replied the opinions on the FB page have nothing to do with the 
application, and therefore, there is no ex parte contact.  
 
SP Selden presented the staff report. (Exhibit B) The proposal is a major modification to a prior 
land use approval that approved a three story building with ground floor commercial and two 
upper stories of apartments. The modification request is to add a fourth story, with 11 apartment 
units. She noted 66 parking spaces are required; the applicant is providing 78 on-site parking 
spaces.   
 
Garth Everhart, applicant, Vancouver, WA, reiterated the previous design review approval and 
that the request is for adding a fourth story will 11 units. He noted most of the apartments will be 
one bedroom units. He shared they did not claim any on-street parking in the application and that 
the 12 surplus spaces are on-site. Parking will be managed by a parking management company. 
There will be placards identifying commercial and residential spaces.  
 
Barry Smith, architect, Portland, OR, remarked it has always been the plan for these corner 
buildings to be prominent buildings. The “four corners area” is consistent with the building 
across the street and other buildings. The proposal meets the height requirement and provides 
additional housing. 
 
Chair Jones asked if anyone would like to speak in favor of, neutral to, or opposed to the 
application.  
 
Dean Hurford, Portland, OR spoke in favor of the application. He remarked as a developer you 
do your best to meet all the criteria and follow the codes. This proposal has done that.  
 
Steve Prom, Fairview, OR spoke in opposition of the application. He commented the VMU zone 
is to be occupied by townhomes and commercial uses. The proposal is for apartments; a 
reasonable person knows there is a difference between an apartment and a townhome.  Mr. Prom 
questioned why the previous approval was grandfather in; when a land use approval is only good 
for one year. He referred to FMC 19.418 and Ordinance 6-2001 regarding the neighborhood 
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meeting requirement and noted there never was a meeting. He commented this will impact 
neighbors and parking. Just because the tenants will have a parking pass doesn’t mean they won’t 
try to park closer i.e. the street.  
 
SP Selden commented staff agrees they are not townhomes but rather an apartment or multi-
family unit. She explained the “Village Mixed Use Four Corner Area” prohibits residential on the 
ground floor and approves multi-family units above. She reported the prior land use approval was 
one approval for four buildings (Market Square South), which included the proposed building. 
Because of infrastructure investment and the completion of other buildings, it was determined 
the original decision was vested. She clarified a neighborhood meeting was not required because 
the fourth floor addition is not a significant impact.  
 
Brian Cox, Fairview, OR, and on behalf of Brenda Ziegler, Fairview, OR, spoke in opposition of 
the application. He encouraged the Commission to make an intuitive decision, even if the 
application meets the loop holes.  
 
Tina Willer, Fairview, OR, spoke in opposition. She is concerned with the parking impacts of 
adding additional units. She noted people don’t have one and a half cars, but two cars.   
 
Greg Malby, Fairview, OR, remarked he did not receive notification of the hearing; he lives on 
Park Lane. He shared he has a studio unit above his garage as many in the Village do. He is 
concerned the impact this will have on his tenant and their ability to park. The street parking is 
almost always full as it is now, adding a fourth story with additional units will only exasperate the 
situation. He asked the Commission not approve the application, commenting they don’t have to 
just because another developer has a fourth story.  
 
Polly Malby, Fairview, OR, spoke about her concerns for safety i.e. drug activity, noise and light 
pollution, and the impact to the value of her home.   
 
Sherry Fox Hanes, Fairview, OR, commented she has tried to work with Mr. Everhart regarding 
parking to no resolution. She asked if there will be on-site management. She remarked tenants do 
not have the same vested interest as homeowners do. She asked the Commission to look out for 
the citizen’s best interest and not approve the proposal.  
 
Theresa Bright, Fairview, OR, opposed the application. Concerned for the value of her home due 
to the impact of parking issues.  
  
Deborah Aronson, Fairview, OR, commented the issues today are not the same as when the 
Village community was designed. Encouraged the Commission to consider how we want it to be 
in 20 years; consider property values, safety, livability, and the future.  
 
Ted Kotsakis, Fairview, OR, remarked the Village vision has changed over time. He has seen the 
livability of Fairview go down. Renters do not have the vested interest that homeowners do. He is 
concerned about bringing a huge amount of people into an area without the proper 
infrastructure. Believes it is unrealistic that each unit will only have one and a half cars. He 
requested the Commission not approve the application.   
 
Michele Class, Fairview, OR; Jennifer Jacobs, Fairview, OR; and Gail Swanson, Fairview, OR. 
each spoke in opposition of the proposal. The primary concern was parking, adding more people 
and vehicles.    
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Mr. Everhart responded to the comments heard. He questioned why the parking problem issue is 
placed on him. He noted most residences have garages that they do not use. By choice they use 
their garages for other uses. He does offer leased parking spaces in the parking lot that he owns; 
few have leased spaces. He doesn’t see why his rights as a developer are not equal to those that 
have purchased developed property. They have the same property rights.  
 
Vice Chair Williams asked if there is a marketing plan to fill the commercial spaces. Mr. Everhart 
replied yes, they will have a marketing plan. The hope is to fill the spaces and generate more 
activity that will spill over to other vacant spaces.  
 
Chair Jones closed the public hearing and thanked the speakers for their input and personal time. 
 
Commissioner Dennerline commented there is some ambiguity between townhome and 
apartment, and the number of stories allowed, between the Code and the Comprehensive plan. 
The VMU was the 4 corners originally. Then there is the Comprehensive Plan that refers to the 
VMU as a four-corner retail square, formed by two and three story buildings. The Code states the 
VMU area be townhomes and commercial uses.  Then there is a section in the Code that defines 
the buildings in the “four corners area” within the VMU zone that restricts residential to upper 
stories (it does not define residential as townhome). The vision of the Comprehensive Plan 
doesn’t clearly translate into the Code. Commissioner Dennerline suggested the development 
should have been two stories of townhomes over commercial and the Commission is not 
obligated to repeat a mistake.  
 
Commissioner Bick remarked the development is well designed, it meets applicable criteria, and 
he is supportive it.   
 
Chair Jones requested clarification regarding the fourth story; is it identified in the Code or 
Comprehensive Plan. CA Crean replied the Code stipulates a building height restriction and the 
Comprehensive Plan provision is that commercial be on the ground floor with a minimum height 
of 18 feet.  
 
Commissioner Dennerline suggested continuing the hearing and asking staff to clarify 
Comprehensive Plan language and what was in the staff report that allows a fourth story in the 
VMU.  
 
CA Crean commented staff won’t be able to give a clear clarification. When there is conflicting 
language, the best you can do is balance the differing language sections.    
 
Commissioner Dennerline moved to continue the hearing for application 2018-48-MOD to 
November 27, 2018 at 6:30 PM and Commissioner Hook seconded. The motion passed by 
majority.   

   Ayes: 5 
   Nays: 1 – Commissioner Bick 
   Abstained: 0 
 
b.  File Number 2018-62-DR: AGC Heat Transfer (3109 and 3025 NE 230th Avenue) 
Chair Jones read the Open Hearing Statement for a Quasi-Judicial Hearing and SP Selden sited 
the applicable criteria. 
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AP Rutledge presented the staff report. (Exhibit C) The proposal is for site design approval for a 
new development including a 63,075 SF industrial facility, 10 loading docks and 105 employee 
and visitor parking spaces. The site location is on NE 230th Avenue in the Townsend Business 
Park. The occupant will be AGC Heat Transfer. Staff recommends approval of the application 
based on findings and conditions of approval.  
 
Lee Leighton, Mackenzie, Portland, OR, spoke on behalf of the applicant. The design is build-to- 
suit for this manufacturing company. It will bring 60 employees with room to expand. He noted 
the pedestrian path requirement is doable and no retaining walls are expected. Street landscaping 
will be a planter strip and sidewalk. The strip behind the sidewalk will be planted with dense 
screen plantings.   
 
Chair Jones asked if anyone would like to speak in favor of, neutral to, or opposed to the 
application. No one requested to speak. 
 
Commissioner Hook asked about page eight of the staff report and the requirement for a 62 foot 
right of way, which is currently 60 feet. AP Rutledge replied staff is not requesting a change; will 
match what is already there. The area was already built then the ROW changed.  
 
Chair Jones inquired about the occupancy rating and sprinklers. Adam Fischer, Mackenzie, 
Portland, OR answered it is a F1 facility, type IIB construction and will have sprinklers.    
 
Chair Jones closed the public hearing.  
 
Commissioner Holcombe moved to approve application 2018-62- DR with staff conditions of 
approval and Commissioner Dennerline seconded. The motion passed unanimously.  

   Ayes: 6 
   Nays: 0 
   Abstained: 0 

 
6. COMMISSION AND STAFF UPDATES  
 Joint Work Session with the City Council on November 7th. Commissioner Dennerline shared 
 he will be unavailable November 7th, and November 13th.  
  
7. TENTATIVE AGENDA – NOVEMBER 13, 2018 
 Public Hearing: 2018-37-DR - Allwood Recycling. 
 
8.   ADJOURNMENT  

 Meeting adjourned by consensus at 9:15 PM.   
                       
                                                       

      ____________________________ ____________________________  
Devree A. Leymaster         Ed Jones 
City Recorder     Chair  
 

  ____________________________  
          Date  

 
A complete recording and/or video of these proceedings is available. 

Contact the City of Fairview City Recorder Office, 1300 NE Village St., Fairview, OR 97024, (503) 674-6224. 
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FAIRVIEW URBAN RENEWAL 
PLAN

Elaine Howard Consulting LLC

ROADMAP
1. Role of Planning Commission

2. Urban Renewal Planning 
Committee/Open House

3. Boundary

4. Projects

5. Financing

6. Impacts to Taxing Districts

7. Conformance to Comprehensive 
Plan

8. Next Steps 

Elaine Howard Consulting LLC

ROLE OF 
PLANNING 
COMMISSION

Review draft Fairview Urban Renewal 

Plan for conformance with Fairview 

Comprehensive Plan 

Elaine Howard Consulting LLC

URBAN 
RENEWAL 
PLANNING 
COMMITTEE/
OPEN HOUSE

• 3 meetings of Urban Renewal 
Planning Committee

• reviewed boundary

• projects

• allocations of funding to projects

• financing 

• Open House 
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Elaine Howard Consulting LLC Elaine Howard Consulting LLC

FINANCING
• Maximum Indebtedness

$51,000,000

• $$ Needed $60,135,749 City 
provides upfront bridge loan of 
$650,000

• One bond will be impacted for one 
year: estimated impact on $100K 
of assessed value: 7 cents

Elaine Howard Consulting LLC

PROJECTS
• Incentives and assistance to 

private developers

• Public Infrastructure

• Economic Development 

• Administration 

Elaine Howard Consulting LLC

INCENTIVES 
AND 
ASSISTANCE 
TO PRIVATE 
DEVELOPERS

A. Private Development Loan-to-

Grant Program

B. Utility System Development 

Charges Assistance
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Elaine Howard Consulting LLC

INCENTIVES 
AND 
ASSISTANCE 
TO PRIVATE 
DEVELOPERS

1. Chapter 3 Community Building

2. Chapter 9 Economic Development

Elaine Howard Consulting LLC

PUBLIC 
INFRASTRUCTURE

A. Water System Well #10

B. Reservoir #1 Rehabilitation

C. Street Improvements Including 

Pedestrian and Bicycle Improvements

D. Round-a-bout Features on Halsey 

Street’s Major Intersections

E. Streetscape Improvements on Halsey

F. Sandy Sewer Trunk Line

G. Streetscape Improvements on Fairview 

Parkway

H. Trails Next to Rails 

I. Fairview Village Parking 

Elaine Howard Consulting LLC

PUBLIC 
INFRASTRUCTURE

1. Chapter 3 Community building

2. Chapter 8 Recreational Needs

3. Chapter 9 Economic Development

4. Chapter 11 Public Facilities and 

Services

5. Chapter 12 Transportation

6. Chapter 13 Energy Conservation

Elaine Howard Consulting LLC

ECONOMIC 
DEVELOPMENT A. Incentivize Village Live Work 

Developments

B. Park-n-Ride with Transit and Bike Hub 

on PPL Property

C. Purchase and Resale of Property for 

Development or Redevelopment
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Elaine Howard Consulting LLC

ECONOMIC 
DEVELOPMENT 1. Chapter 3 Community Building

2. Chapter 9 Economic Development

Elaine Howard Consulting LLC

PLAN 
ADMINISTRATION

• $3,000,000 in 2018$

• $4,506,360 in YOE$

• $120,000 a year 

CONFORMANCE TO 
COMPREHENSIVE PLAN 

Elaine Howard Consulting LLC

Chapter 3 Community Building
Chapter 8 Recreational Needs
Chapter 9 Economic Development 
Chapter 11 Public Facilities and Services
Chapter 12 Transportation
Chapter 13 Energy Conservation

Fairview Transportation System Plan 
Fairview 20.30.40 Community Vision 
2017 Parks and Open Space Master Plan 

Main Streets on Halsey Plan Fairview, Wood Village Troutdale, 
Strategic Economic Action Plan June 2017 (Main Streets on Halsey 
Plan) 

Elaine Howard Consulting LLC

IMPACTS TO 
TAXING 
DISTRICTS
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Elaine Howard Consulting LLC

NEXT STEPS 
& SCHEDULE 1. City Council Hearing November 7

Elaine Howard Consulting LLC

SUGGESTED 
MOTION

“I move that the Fairview Planning 

Commission finds, based upon the 

information provided in the staff report and 

the provided attachments, that the Fairview 

Urban Renewal Plan conforms with the 

Fairview Comprehensive Plan 

Optional additional language:

and further recommend that the Fairview 

City Council adopt the proposed Fairview 

Urban Renewal Plan.”
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FAIRVIEW 
PLANNING COMMISSION 
PUBLIC HEARING

2018-48-MOD
The Ceeley

October 23, 2018

 Major Modification to prior land use approval 
for Market Square South (D-005-98). 

 Previously approved 3 story building with 
ground floor commercial and 2 upper stories 
of apartment

 Proposed modification adds a 4th story to 
design, with 11 apartment units

APPLICATION

 Major Modification procedure required for:

 Increase in number of dwellings

 Increase of floor area (for residential use) by 
more than 5% where previously specified

 Major modifications follow original review 
process, requiring Type III review procedure

APPLICATION

Notice of Public Hearing

 Oct. 3: Mailed to property owners within 250 ft. of the site. 

 Oct. 5: Published in the Gresham Outlook 

 Oct. 12: Sign was posted on the site

Referrals

 Application routed to Gresham Fire and Fairview Public Works

Written Testimony

 By noon on the hearing day, no written testimony has been 
submitted

NOTICES/REFERRALS/TESTIMONY
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A ppl i ca t ion  Re v iew P r o cedures
 19.400 Admin istra t ion  of  Land Use  and Development Review
 19.412 Descr ipt ion  of  Permit  Procedures
 19.413 Procedures
 19.420 Development Rev iew and S i te  Design  Review
 19.422 Applicabi l i ty
 19.424 Site  Design  Review – Appl icat ion  Review Procedure
 19.425 Site  Design  Review – Appl icat ion  Submission  Requirements
 19.426 Site  Design  Review – Approva l  Cr i ter ia

L a n d  U s e  D i s t r ic t s
 19.110 Vi l lage Genera l  Prov isions
 19.135 Vi l lage Commerc ia l  (VC)  and Mixed Use (VMU)
 19.140 Vi l lage Genera l  Standards
 19.150 Spec ia l  Development Standards – VO,  VC and VMU Zones

D e s i gn S t a ndards
 19.162 Access and C ircu la t ion
 19.163 Landscaping ,  S treet  Trees,  Fences and Walls
 19.164 Veh ic le  and Bicyc le  Parking
 19.165 Public  Fac i l i t ies S tandards
 19.170 Sign  Regu la t ions

APPLICABLE CRITERIA SITE LOCATION

Market Square South  
“A” Library with 
apartments above

Future Market Square 
South “B” Mixed-use 
commercial residential

Future 4-story 
mixed-use 
development 
(2018-22-DR)

Market Square South 
“C” 3 rowhouses with 
ground floor commercial

Site

SITE LOCATION SITE LOCATION
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VILLAGE MIXED-USE (VMU) ZONING

Village Mixed- Use 
(VMU) zone

“FOUR CORNERS AREA” 
FMC 19.155 FIGURE V-1

Commercial ground 
floor requirement

“FOUR CORNERS AREA” 
FMC 19.155 FIGURE V-1

Commercial ground 
floor requirement

“Typically, the lower floors will be 
used as retail shops, while the 
upper stories of the small retail 
buildings may be offices or 
apartments - adding to the 
energy and vitality of the market 
square.  The main intersection 
and entrance to the mixed use 
area will be required to have 
buildings with a minimum height 
of 18 feet and retail or 
commercial uses on the ground 
floor.  The area subject to this 
requirement is shown in Figure 4. 
“
 Comprehensive Plan, Fairview 

Village (1994)

VILLAGE MIXED-USE (VMU) ZONING

Commercial ground 
floor requirement
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ALLOWED USES

19.135.010 Permitted uses.
1 . Retai l  store or  business.

2. Banks and similar  f inancial  ser vice 
uses.

3. Health and recreational  faci l i t ies.

4. Locksmith.

5. Publ ic  of f ices.

6. Pr inting and copying serv ices,  
telecommuting center.

7. Residential  dwel l ing units in 
conjunction with permitted uses when 
developed in accordance with the VMU 
design standards of  
FMC 19.135.030(A)(2).

8. Tanning salon.

9. Theater  (VC only) .

10. Travel  agent.

11 . Video rental .

12. Baker y.

13. Blueprint or  photostat shop.

14. Business school  or  pr ivate school  
operated as a commercial  enterpr ise.

15. Cater ing establ ishment.

16. Cleaning establ ishment,  other than 
commercial  dr y c leaning.

17. Depar tment or  furniture store (VC 
only) .

ALLOWED USES

19.135.010 Permitted uses.
18. Frozen food locker,  exc luding 
wholesale storage.

19. Inter ior  decorating store.

20. Medical  or  dental  c l in ic  or  
laboratory.

21. Hotel ,  motel  (VC only);  bed and 
breakfast (VMU and VC).

22. Music  instruction establ ishment.

23. Mar tial  ar ts or  dance instruction 
establ ishment.

24. Newsstand.

25. Flower or  p lant store.

26. Pet shop (VC only) .

27. Restaurant or  tavern.

28. Supermarkets over  5,000 square 
feet (VC only) ;  food markets less than 
5,000 square feet (VMU and VC).

29. Ar t studio/supply.

30. Hardware store (VC only) .

31 . Meat market.

32. Pharmacy.

33. Mul ti family  dwel ling un its subject to  
the  development s tandards of  
FMC 19.135.030(A)(1)  (VC zone)  and 
(A ) (2)  (VMU zone) .

34. Day care.

35. Barber/beauty shop.

36. Photography studio/supply store.

37. Spor ting goods shop.

38. Shoe repair.

39. Dressmaking or  tai lor ing shop.

40. Telecommunications fac i l i t ies:  
antennas pursuant to 
Chapter 19.245 F MC.  

ALLOWED USES

VMU Design Standards

 The VMU area shall be occupied by townhomes and commercial 
uses.

“Single-family attached housing (townhomes)” means two or more single-family 
dwellings with common end-walls.

(More specifically):

 Buildings in the “four corners area” of the VMU zone shall have a 
minimum front facade height of 18 feet as measured from the 
finished street grade with residential uses restricted to the 
second and/or third floor.

SITE PLAN

Ground floor 
commercial  with 
apartments above

8 new 
parking 
spaces

Extended 
sidewalks to 
match existing 
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BUILDING DESIGN BUILDING DESIGN

BUILDING DESIGN BUILDING DESIGN
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BUILDING DESIGN BUILDING DESIGN

BUILDING DESIGN BUILDING DESIGN
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BUILDING DESIGN PARKING

Type of Use Parking Ratio Proposed Number 
of Units / Square 
Footage

Minimum Number 
of Required 
Parking Stalls

4+ Attached 
dwellings, 
including above 
commercial

1.5 spaces per unit 33 units 50
(49.5 rounded up)

Retail Trade
General Office

1 space/500 sq. ft. 
of floor area

7,710 sq. ft. 16
(15.42 rounded 
up)

Total Required 66 stalls

Number of Available Stalls:
New parking stalls on vacant lot 8

Existing stalls available 70 (62 in Tract X 
parking and 8 on 
tax lot 244)

Total Available 78 stalls

 Stormwater, water and sewer lines 
constructed with prior improvements 

 Traffic study shows no decreased level of 
service

 Improvements to Village Street and Market 
Drive
 Completion of 15 ft. wide sidewalks

 ADA ramps at intersection

 Flowering Pink Flair Cheery trees to be planted Village 
and Market frontage

PUBLIC FACILITIES

 Plant Pink Flair Cherry trees in 11 abutting tree 
wells

 Update site plan to show locations and dimensions 
of interior and exterior parking spaces (36 total/18 
covered, 9 secure interior) 

 All cantilevered bays to be located within the site 
boundaries

 Provide calculations on stormwater discharge, for 
verification with Fairview Village Stormwater
Master Plan.

KEY CONDITIONS OF APPROVAL
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Staff finds that the proposed major modification, 
adding a 4th story will meet the requirements of the 
City Code as conditioned, and recommends approval of 
the modification subject to conditions listed and 
described in the Staff Report.

STAFF RECOMMENDATION

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

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

 Deny the application based on the Commission’s 
findings.

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

PLANNING COMMISSION 
ALTERNATIVES
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FAIRVIEW 
PLANNING COMMISSION 
PUBLIC HEARING

2018-62-DR
Dermody Properties
October 23, 2018

Site Design Review Approval for new 
development in the General Industrial zone:

 63,075 SF industrial facility 

 105 employee and visitor parking spaces

 10 loading docks

APPLICATION

SITE LOCATION EXISTING CONDITIONS
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Notice of Public Hearing

 Oct 2: Mailed to property owners within 250 ft. of the site 

 Oct 3: Published in the Gresham Outlook 

 Oct 12: Sign was posted on the site 

Referrals

 Application routed to Multnomah County Transportation, 
Gresham Fire and Fairview Public Works

Written Testimony

 By noon on the hearing day, no written testimony received

NOTICES/REFERRALS/TESTIMONY

Appl ication Review Procedures
19.400 Administration of Land Use and Development Review
19.412 Description of Permit Procedures
19.413 Procedures
19.424 Site Design Review – Application Review Procedure
19.425 Site Design Review – Application Submission Requirements
19.426 Site Design Review – Approval Criteria

Land Use Distr icts
19.85 General Industrial District

Design Standards
19.162 Access and Circulation
19.163 Landscaping, Street Trees, Fences and Walls
19.164 Vehicle and Bicycle Parking
19.165 Public Facil ities Standards

APPLICABLE CRITERIA

GENERAL INDUSTRIAL ZONING (GI) ALLOWED USES

1. Industrial

a. Heavy manufacturing, assembly, processing of  raw materials (CU) 

b. Light  manufacture (e.g.  electronic equipment,  printing, b indery,  
furniture, and similar goods)  

c. Warehousing and distr ibut ion 

d. Junk yard, motor vehicle wrecking yards, and similar uses

e. Columbia River industrial uses north of  Marine Drive

f . Uses similar to those l isted above
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SITE 
PLAN

SITE 
ACCESS

101 spaces 
required

105 spaces 
prov ided 

PARKING PED
ACCESS
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BUILDING DESIGN BUILDING DESIGN

BUILDING DESIGN

 Water & sewer available from NE 230th Ave.

 All stormwater from the development site to 
be managed in accordance with the Portland 
Stormwater Manual

PUBLIC FACILITIES
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STREET IMPROVEMENTS

B6 The site plan shall be revised to show 
compliance with FMC 19.163.050 Fences and 
Walls

C3 Prior to final occupancy, NE 230th Avenue shall 
be improved in accordance with the 
transportation system plan and other provisions 
of FMC 19.165 Public Facilities Standards 

KEY CONDITIONS OF APPROVAL

Staff finds that the proposed application will meet the 
requirements of the City Code as conditioned, and 
recommends approval of the site design review subject 
to conditions listed and described in the Staff Report.

STAFF RECOMMENDATION

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

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

 Deny the application based on the Commission’s 
findings.

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

PLANNING COMMISSION 
ALTERNATIVES



 
   

 PRESENT: Ed Jones, Chair 
    Russell Williams, Vice Chair  

  Hollie Holcombe  
  Steven Hook  
  Les Bick 
 
ABSENT: Jeff Dennerline 
   
    STAFF:  Sarah Selden, Senior Planner  
    Eric Rutledge, Associate Planner 
    Devree Leymaster, City Recorder 
     
                

1. CALL TO ORDER 
Chair Jones called the meeting to order at 6:30 PM.  
 

2. CITIZENS WISHING TO SPEAK ON NON-AGENDA ITEMS 
None.  
 

3. PUBLIC MEETING  
 a. File Number 2018-37- DR: Allwood Recycling  

Chair Jones read the Open Hearing Statement for a Quasi-Judicial Hearing and Senior Planner 
Selden sited the applicable criteria.  
 
Associate Planner Rutledge presented the staff report. (Exhibit A) The proposal is for site design 
review approval for a new sales and storage yard for Allwood Recycling including material storage 
and pickup area, 924 SF office trailer, scale house, and employee and customer parking.  Staff 
recommends approval of the application based on findings of compliance and conditions of 
approval.  
 
Mark Wubben, owner, Allwood Recycling, Fairview, OR. shared they have outgrown the current 
site. This expansion, additional site, will spread operations out and improve safety.  
 
Andrew Gunther, applicant, PLS Engineering, Vancouver, WA, proposed arborvitae instead of 
evergreen trees as identified in Conditions of Approval B.3. and C.2.; believe will provide more of 
a screen, and they have shorter branch length and will drop less vegetation. Also requested the 
vegetation height be lowered to 12 feet instead of 15 feet as listed. He noted the perimeter 
fencing will be 6 foot chain link with slats; this also will provide additional screening.  
 
Mr. Gunther commented on Conditions of Approval B.4., B.5. and B.6. concerning pedestrian 
pathways. They would prefer to not have to connect a pathway to the Marine Drive Trail; it 
creates potential security issues. However, it is doable and they will comply if required. The 
pathways will be the minimum five feet wide and asphalt.  
 
Commissioner Holcombe suggested moving the trail connection near the driveway. AP Rutledge 
commented the code requires direct and reasonable access. If the applicant changes the location it 
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will need to meet this standard. Mr. Gunther indicated they would not relocate the trail access 
connection.   
 
Mr. Wubble commented on the conditional use permit for dust. The owner maintains a clean site 
and keeps water on site to assist in keeping the dust down.  
 
Chair Jones opened the public hearing and asked if any person would like to speak in favor of, 
opposition to, or neutrally regarding the application. There was no public comment.  
 
Commissioner Bick asked if they anticipate cross traffic between the sites. Mr. Wubben replied 
the large commercial trucks will still come to the current site. The new site will be for the public 
i.e. smaller, personal vehicles. Material from the new site will be loaded into large trucks and 
taken over. They do not anticipate too much increased cross traffic over Marine Drive.  
 
Commissioner Hook inquired if there is proposed signage for the Marine Drive Trail. Joanna 
Valencia, Multnomah County Transportation, replied they are working with the applicant on a 
signage and lighting plan to ensure safety. There are federal and regional requirements to comply 
with.   
 
Chair Jones asked if they will be providing different services. Mr. Wubben replied no, the types of 
material will remain the same. The expansion is to spread operations out for the ease of loading 
and unloading, and safety.  
  
Mr. Gunther noted they will fully comply with the parking requirements in the main office 
parking area, but requested not having to put landscaping in the yard parking area; not feasible 
for access and circulation. AP Rutledge remarked if the applicant meets the parking and 
landscaping requirements by the office area, which it looks like they will, they are free to design 
the yard parking as they want.   
 
Mr. Wubben asked if item B.3. should be modified for the trees along the RV Park. They have an 
electric fence and trees blowing against the fence could cause it to arc out. AP Rutledge noted 
they need to meet the minimum 10% landscaping; their proposal exceeds this so the trees along 
that stretch may not be required.  
 
Chair Jones closed the public hearing. He summarized the Commission’s direction seems to be to 
approve the application with the conditions of approval and a modification to B.3. and C.2. for 
arborvitae (12 feet) instead of evergreen trees (15 feet).  
 
Commissioner Hook moved to approve application 2018-37-DR with conditions of approval and 
modification to conditions B.3. and C.2. allowing arborvitae instead of evergreen trees at 12 feet 
instead of 15 feet. Commissioner Bick seconded. The motion passed unanimously.  
   AYES: 5 
   NOES: 0 
   ABSTAINED: 0  
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4. COMMISSION AND STAFF UPDATES  
SP Selden reported the following: 
 City Council moved to limit the number of ADU’s to one at the first reading of the 

ordinance. The second reading is scheduled December 5th and will be effective 30 days from 
adoption.   

 Metro awarded a Construction Excise Tax grant for the Halsey Corridor project. The key 
focus of work will be to look at the three city codes along Halsey to ensure they are feasible 
and align with the desired development and redevelopment goals for the corridor.  

 City Council adopted the Urban Renewal Plan. The first Urban Renewal Agency Board 
meeting is December 5th to discuss a loan to grant and system development charges 
assistance programs.  

 
Commission discussed the upcoming meeting schedule. They agreed to meet at 6:00 PM on 
December 11th and hold December 18th for hearings that may need to be continued.   

  
5. TENTATIVE AGENDA – NOVEMBER 27, 2018 
 Public Hearings -   

 2018-48-MOD: 1601 NE Market Drive (continued from October 23, 2018) 
 2018-50-DR-SD: 20925 and 20939 NE Halsey Street 

 
6.   ADJOURNMENT  

 Meeting adjourned by consensus at 7:41PM.  
 
 
                                  
                                                       

      ____________________________ ____________________________  
Devree A. Leymaster         Ed Jones 
City Recorder     Chair  
 
 
 

  ____________________________  
          Date  

 
 
 
 

A complete recording and/or video of these proceedings is available. 
Contact the City of Fairview City Recorder Office, 1300 NE Village St., Fairview, OR 97024, (503) 674-6224. 
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FAIRVIEW 
PLANNING COMMISSION 
PUBLIC HEARING

2018-37-DR
Allwood Recycling

November 13, 2018

Site Design Review Approval for new sales and 
storage yard for Allwood Recycling including:

 Material storage and pickup area

 924 SF office trailer

 Scale house 

 Visitor and employee parking

Site access subject to Multnomah County Road 
Rules requirements 

APPLICATION

Notice of Public Hearing

 Oct 24: Mailed to property owners within 250 ft. of the site. 

 Oct 26: Published in the Gresham Outlook 

 Nov 2: Sign was posted on the site 

Referrals

 Application routed to Multnomah County Transportation, 
Multnomah County Drainage District, Gresham Fire, and 
Fairview Public Works

Written Testimony

 By noon on the hearing day, no written testimony received

NOTICES/REFERRALS/TESTIMONY

Appl ication Review Procedures
19.400 Administration of Land Use and Development Review
19.413 Procedures
19.424 Site Design Review – Application Review Procedure
19.425 Site Design Review – Application Submission Requirements
19.426 Site Design Review – Approval Criteria
19.440 Conditional Use Permit

Land Use Distr icts
19.85 General Industrial District

Design Standards
19.162 Access and Circulation
19.163 Landscaping, Street Trees, Fences and Walls
19.164 Vehicle and Bicycle Parking
19.165 Public Facil ities Standards

APPLICABLE CRITERIA
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SITE LOCATION EXISTING CONDITIONS

Heading N-NW from NE Marine Dr. 

EXISTING CONDITIONS GENERAL INDUSTRIAL ZONING (GI)
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1. Industrial

a. Heavy manufacturing, assembly, processing 
of raw materials (CU) 

b. Light manufacture (e.g. electronic equipment, 
printing, bindery, furniture, and similar goods) 

c. Warehousing and distribution 

d. Junk yard, motor vehicle wrecking yards, and 
similar uses

e. Columbia River industrial uses north of 
Marine Drive

f. Uses similar to those listed above

3. Commercial (CU) 

Offices and other commercial uses are permitted 
when they are integral to a primary pre-existing or 
concurrently established industrial use (e.g. 
administrative offices, wholesale of goods 
produced on location, and similar uses)

ALLOWED USES SITE PLAN

SITE ACCESS & CIRCULATION SITE ACCESS & CIRCULATION
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PARKING

Type of Use
Parking Ratio 

(Min. Required)
Square Footage

Minimum Number 
of Required Parking 

Stalls

Industrial  
(Warehousing) 

0.3 spaces / 1,000 SF of 
gross floor area

57,650 SF (gross
area of storage 

bins) 
17.30

Total number of required stalls 18

Total number of proposed stalls 41

PARKING

PEDESTRIAN PATHWAYS LANDSCAPING
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OUTDOOR STORAGE

 ROW Improvements - Multnomah County 
standards

 Water main available in NE Marine Drive

 Sewer main available in easement across 
site 

 All stormwater from the development site to 
be managed in accordance with the Portland 
Stormwater Manual

PUBLIC FACILITIES

Conditions B3, B9* & C2

Require a row of evergreen trees requiring a mature 
height of at least 15 ft. between the outdoor storage 
area and the Marine Drive Trail 

*This condition may be met using a hedge, decorative wall ,  non-see-
through fence, or similar feature 

KEY CONDITIONS OF APPROVAL

B4 The applicant shall provide a pedestrian pathway 
connecting the office trailer entrance to the 
Marine Drive Trail. 

B5 The applicant shall provide a pedestrian pathway  
connecting the office trailer building to the scale 
house building. 

KEY CONDITIONS OF APPROVAL
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B8 The applicant shall submit a revised landscape 
plan indicating non-plant ground covers cover 
no more than 5% of the total landscaped area. 

N/A The applicant shall submit a revised site plan 
and landscape plan showing compliance with 
all requirements listed in FMC 19.163.030(E)(2)

(Parking lot landscaping)  

KEY CONDITIONS OF APPROVAL

The applicant shall meet all of the public right-of-way 
improvements and dedication requirements as 
determined by Multnomah County Transportation 
Division 

KEY CONDITIONS OF APPROVAL

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 
Conditional Use Permit subject to conditions listed and 
described in the Staff Report.

STAFF RECOMMENDATION

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

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

 Deny the application based on the Commission’s 
findings.

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

PLANNING COMMISSION 
ALTERNATIVES



MEMORANDUM 

 
 
 

 
 
 

 
DATE: November 20, 2018  MEETING DATE: November 27, 2018 
 
TO: Planning Commission 
 
FROM: Sarah Selden, Senior Planner  
 
SUBJECT: Continued Hearing for 2018-48-MOD (Ceeley Building Major Modification) 
 

 
BACKGROUND 
 
On October 23, the Planning Commission held a public hearing to consider an application to modify a 
prior land use approval for a proposed mixed-use building at the southwest corner of Village Street and 
Market Drive. This proposed building is one of four structures approved with the Market Square South 
development application in 1998. Two other structures have been completed along with parking and 
sidewalk improvements: the mixed-use structure on the opposite (east) side of Village Street with the 
Multnomah County Library on the ground floor and apartments above, and the building immediately 
south of the development site consisting of three townhomes with ground floor commercial spaces and 
two supper stories of residential use.  
 
The application before the Planning Commission is a request to modify the prior approval to add a fourth 
story to the previously approved three story building. The original approval was for ground floor 
commercial and two upper stories of apartments; the fourth story would also be apartments. 
 
At the October 23 hearing, the Commission received presentations from staff and the applicant.  The 
Commission also heard testimony from thirteen members of the public, who primarily addressed concerns 
about parking and the rental apartment use.  
 
The Commission deliberated on the application and raised three key questions on the development code 
requirements and interpretation of the code: 
 

 Are apartments allowed above ground floor commercial in the “Four Corners Area” within the 
Village Mixed-Use zone, or are all residential uses required to be townhomes?   

 How do the Comprehensive Plan provisions for Fairview Village apply to the requested 
modification, and how does it relate to the Development Code text? 

 Are four-story buildings allowed in the Village Mixed-Use Zone? 
 
The Commission continued the public hearing to November 27 to allow staff to return with additional 
responses to these questions. 
 



DISCUSSION 
 
Comprehensive Plan and Development Code 
The Fairview Comprehensive Plan (Plan) is a guiding document that describes the City’s conditions, 
outlines its future goals, and sets policy direction for the City around twelve statewide planning goals.  
 
The Development Code (Code) and Zoning Map implement the Comprehensive Plan. The Code 
translates broad goals and policies from the Comprehensive Plan into specific regulations that apply to 
site-specific development applications. When new code language is adopted, findings must be made that 
demonstrate consistency with the Plan. Likewise, if the Comprehensive Plan is revised, the Code should 
be reviewed to ensure it still accurately implements the Plan. This relationship means that the 
Comprehensive Plan and Development Code should be consistent with one another.  
 
The process of translating the Plan into Code, however, requires refinement of the policy direction and 
may involve interpreting the policy language and testing code standards on development designs. 
Development codes also vary in the level of specificity. In Fairview’s Code, the requirements tend to be 
very objective or measurable, but leave a good deal of flexibility by remaining silent on a number of things 
including architectural features and building design.  
 
Typically, mandatory language (i.e., “must”, “shall”) from the Comprehensive Plan should be translated 
into specific Code standards; however, intentionally or not, the two don’t always match up perfectly. The 
following information was gathered to help the Commission interpret the code and balance any instances 
where the Code and mandatory Comprehensive Plan language conflict. 
 
Commission Questions 

 
1. Are apartments allowed above ground floor commercial in the “Four Corners Area” within the 

Village Mixed-Use (VMU) zone, or are all residential uses required to be townhomes?  The 
development site is located in the Four Corners Area. 

 
The October 16 staff report (pages 6-7) found that the VMU and VC (Village Commercial) zone 
allows “Multifamily dwelling units” subject to specific standards that apply different requirements for the 
VMU vs. VC zone.  

 

 In the VC zone, the specific requirement states that commercial uses are required on the 
ground floor except for a small “flex” area where residential uses are also allowed on the 
ground floor.  

 

 In the VMU zone, the specific requirement states that residential uses are allowed on the 
ground floor as townhomes (“The VMU area shall be occupied by townhomes and commercial uses.”) 
except in the Four Corners Area, where the ground floor must be occupied by commercial 
uses and residential uses restricted to upper stories.  

 
Townhomes are defined in the code as: “Single-family attached housing (townhomes)” means two or more single-
family dwellings with common end-walls.” 
   



Apartments are defined as a type of multifamily housing in the code: “Multifamily housing” means housing 
that provides more than three dwellings on an individual lot (e.g., multiplexes, apartments, condominiums, etc.).  
 
In the VMU zone, mixed-use development has been constructed with both townhomes and 
apartments as the residential component. The Market Drive building across the street from the post 
office is a townhome development with four individually owned lots. Each owner has ground floor 
commercial space/s and upper story residential use; the owner could occupy both commercial and 
residential spaces, or lease out the commercial and/or residential space. The library building, in 
contrast, is a single lot and single owner, with individual commercial and residential spaces rented out.  

 
The development approval for Market Square South, which is in the VMU zone, authorized 
construction of the mixed-use building and library.  The decision stated in the Findings and Notice of 
Decision that “All four buildings have apartment housing on the second and third floors.” 
Accordingly, ground floor commercial and two upper stories of apartments are already approved for 
the subject buildings. For this reason, staff finds that multi-family residential is an allowed use on 
upper stories in the VMU. 
 
Staff finds that the Comprehensive Plan does not include mandatory language limiting the residential 
component of a mixed-use building to townhomes or apartments, but rather the policy language states 
that “multi-family shall be encouraged in conjunction with commercial uses.”  Staff finds that “shall be 
encouraged” is not a mandatory requirement and the policy was implemented in the VC and VMU 
zones using both townhomes and apartments.  

 
 
2. Are four-story buildings allowed in the Village Mixed-Use Zone? 
 

The Fairview Development Code regulates the number of stories in the following zoning districts, 
where the number of stories is included as part of the building height standard in the zoning district: 
 

 In the low-density Residential (R) zone, buildings “shall be no more than 35 ft. or two and one-half 
stories in height, whichever is less.” This means that the building cannot exceed 35 ft., even if at 35 
ft. the building is less than 2 ½ stories.   

 In the Multi-family Residential (R-MF) zone, “Building height within the multifamily housing district 
and for residential commercial buildings may be up to 45 feet or four stories.” 

 In the residential South Fairview Lake Design Overlay, a specific number of stories (2) are 
prescribed for Charleston Row Houses and Townhomes, and one story for Courtyard Cluster 
Homes. 

 In the Town Center Commercial (TCC) zone, buildings can be either three stories, or 45 ft. in 
height, whichever is greater. A 12-ft. bonus is available for upper story housing.  

 In the General Industrial (GI) zone, buildings can be either three stories, or 45 ft. in height, 
whichever is greater. 

 
The Development Code’s approach to regulating number of stories varies among these zoning 
districts.  However, the multi-family, commercial and industrial zones all allow flexibility to build up to 
45 ft. regardless of the number of stories. In all other zoning districts, including the VMU zone, height 



is regulated only by the maximum number of feet. Fairview’s code measures maximum height to the 
average height (midpoint) of a peaked roof, and to the top of a flat roof.   
 
The number of stories that can be achieved depends on the ceiling height for each floor and the pitch 
of the roof, with more steeply pitched roofs resulting in taller building heights and a greater 
proportion of the overall building height allocated to the roof.  The VMU zone requires that roofs be 
peaked (not flat), except where mechanical equipment is located, but no minimum roof pitch is 
required.  
 
A sample of other buildings in the Fairview Village shows three story buildings that are generally well 
below the 45 ft. height limit, with approximately 34-38 ½ ft. building heights to the mid-point of the 
roof, and 42 ft. to over 45 ft. to the to the peak of the roof. 
 
The other Village building with more than three stories is the Chinook Way Apartments, which has 
structured parking on the ground floor transitioning to underground with the grade of the site, and 
three stories of apartments above. At the corner of Chinook Way and Market Drive, there are three 
stories of apartments above a ground floor leasing office. This building measures approximately 42-43 
ft. to the mid-point of the roof and 47 ft. to the peak. The mixed-use building approved by the 
Commission in May 2018 for the NW corner of Village Street and Market Drive will include a partial 
fourth story; the building along Market Drive measures approximately 42 ½ ft. to the midpoint and 48 
½ ft. to the peak. 
 
The proposed design of The Ceeley building with addition of a fourth floor has a height of just under 
45 ft. to the midpoint and 49 ft. to the peak of the roof.  
 
Because the Development Code regulates both building height and number of stories in other zoning 
districts but only building height in the Village zoning districts, staff found that the number of stories 
is not limited in the Village zoning districts subject to the maximum height for the zone.  

   
3. How does the Comprehensive Plan guidance for Fairview Village apply to the requested 

modification, and how does it relate to the Development Code text? 
 
In August 1994, the City Council adopted a new section of the Comprehensive Plan addressing 
Fairview Village, and concurrently adopted an ordinance establishing the new Village zoning districts 
and adopting the Development Code regulations for those zones.  

 
Staff reviewed the meeting minutes from the Planning Commission and City Council hearings to 
adopt the Village plan, zoning, and code, and did not find any discussion related to the type of 
residential uses above commercial in the Four Corners area of the VMU zone, nor the maximum 
building height and number of stories. What was included was the addition of new code language 
during the Planning Commission hearing to specify that in the Four Corners the ground floor must be 
commercial or retail, and there must be a minimum height of 18 ft., resulting from a concern that the 
corner buildings would not be tall enough to make the intersection work as a commercial area.   
 
The following excerpt from the Comprehensive Plan includes policies that provide direction for 
Fairview Village.  

 
 



 
COMPREHENSIVE PLAN  
Community Building Policies (excerpt) 
 

6.      Village Commercial, Mixed Use, and Office 
 

 The village commercial is near the heart of the Village core and shall be easily accessible from the 
surrounding neighborhoods by walking, biking, transit or auto. 
 

 Larger stores may be set back from the street to allow some parking adjacent to the streets. 
 

 All larger stores shall be located immediately south of NE Halsey Street.  Front entries in this portion 
of the retail area shall be oriented toward the main north/south street. 
 

 Transit facilities and service on NE Halsey Street shall be integrated with the Village Commercial 
area. 

 

 Residential areas shall be adequately buffered from commercial and office uses. 
 

 The Village Mixed Use designation shall link the Village Commercial district to the Village Office 
district.  It will consist of small ancillary shops oriented towards the primary streets with residential 
units above or townhouses that may evolve to retail uses in the future. Parking and building codes shall 
be taken into consideration for all uses. Buildings located at the four corners of the Village Square 
(Village Street and Market Street Intersection.  See Land Use Designations in Figure 3-D) shall be 
two stories or tall-facade one story buildings, with the first floor restricted to commercial/office/retail 
use.  

 

 The Village Office designation shall be adjacent to the Village Mixed Use district on the Village 
main street and shall be within a convenient walking distance of the Village core 
 

 The office development shall be designed to human scale in a series of low- rise buildings, which 
generally do not exceed three stories.  
 

 Office development shall be oriented towards the primary streets and the adjacent upland and wetland 
park areas. 

 
9.      In Fairview Village, the following housing policies shall apply: 
 

A.     Provide a mix of housing types and price ranges to accommodate neighborhood diversity. 
 
B.     Fairview Village shall provide a range of densities ranging from 5 to 30 dwelling units per acre, 

which will promote an efficient use of the land and a variety of housing choices. 
 
C.     All residential development including front doors and porches shall be oriented towards the street and 

have reduced setbacks. 
 



D.     Garages, driveways and off-street parking areas shall be of a scale that is subordinate to the 
residence. 

 
E.     Building location and design shall consider pedestrian scale orientation. 
 
F.     The opportunity for accessory dwelling units shall be provided within the Village Single Family 

Residential and Townhouse designated areas. Density calculations shall not include accessory 
dwelling units. 

 
G.     Higher residential densities close to the Village core shall be provided through the following locational 

criteria: 
 

(1)    The Village Single Family Residential District shall be located on the periphery of the 
Village. 

(2)    Village Townhouses and apartments shall be located adjacent to, or in convenient walking 
distance of the Village core. 

(3)    Multi-family shall be encouraged in conjunction with commercial uses in the Village 
Commercial and Mixed-Use areas. 

 
Fairview Village Primary Land Use Designations and Features 
VMU - Village Mixed Use 

Adjacent to the neighborhood shopping center is the retail center of the village.  A four-corner retail square, formed 
by two and three story buildings fronting the sidewalk, will provide an intimate town center. The sunniest corner of 
the Village Street-Market Street intersection will ideally boast a neighborhood sidewalk cafe or similar use, 
promoting the sense of a bustling and friendly town square. The small retail stores will benefit from the shopping 
center parking, but not view out over a "sea" of parking. Typically, the lower floors will be used as retail shops, 
while the upper stories of the small retail buildings may be offices or apartments – adding to the energy and vitality of 
the market square. The main intersection and entrance to the mixed-use area is required to have buildings with a 
minimum height of 18 feet and retail or commercial uses on the ground floor. The area subject to this requirement is 
shown in Figure 3-D as the “Four Corner Area”. Mixed-use buildings along Village Street are anticipated to 
initially be primarily residential, with limited commercial activities. It is anticipated that the commercial uses may 
grow to be more predominant over time, if developed in a manner consistent with land use and building regulations.  
 

Staff finds that the vision for the Four Corners as described above was to create a “retail center” for the 
village, and one that created an “intimate town center” and “bustling and friendly town square.” The 
upper stories were envisioned as “offices or apartments – adding to the energy and vitality of the market 
square.” Locating residential and employment uses directly above retail helps to create the density needed 
to support a retail center, and is consistent with the primary goal of Fairview Village to serve residents’ 
daily needs without needing a car. Establishing a minimum height addressed the concern that 
development of low, single-story buildings may be likely without establishing a minimum, and that short 
buildings would not create the focal point and sense of enclosure at the four corners, which was needed to 
make an intimate and bustling town center. Adoption of a 45-ft. height limit indicates that this was an 
appropriate height for that location, which could accommodate a 2-3 story building, but did not preclude a 
four-story structure of the same height.    
 



CONCLUSION 
 
The November 27 continued hearing provides the Commission with an opportunity to consider this 
additional information together with the October 16 staff report, testimony and presentations from 
October 23 (draft minutes from the October 23 meetings are included for the Commission’s review and 
adoption on the 27th).  Alternative actions for the Commission are outlined in the October 16 staff report.  



 
 

	  
	  

	  
STAFF	  REPORT	  –	  TYPE	  III	  

FINDINGS	  AND	  NOTICE	  OF	  DECISION	  
	  

Date	  of	  Report:	   	   November	  20,	  2018	  
	  
Staff	  Contact:	   	   	   Sarah	  Selden,	  Senior	  Planner	  
	  
Application	  Number:	   	   2018-‐50-‐DR-‐SD	  
	  
Applicant:	   	   	   NW	  Engineers	  
	  
Site	  Address:	   	   	   20925	  NE	  Halsey	  Street	   20939	  NE	  Halsey	  Street	  
Parcel	  Number/Tax	  ID:	   IN3E28CD	  –	  1900	   	   IN3E28CD	  –	  2000	   	  
Property	  Owner:	   	   Raze	  Investments	   	   Zafar	  Haq	  
	  
Proposal:	   	   	   The	  proposed	  development	  includes:	  

o Two	  single-‐story	  commercial	  buildings	  along	  Fairview	  
Parkway	  and	  NE	  Halsey	  Street	  with	  a	  total	  of	  12,000	  sq.	  
ft.	  of	  commercial	  space.	  

o 17	  attached	  townhomes	  along	  Fairview	  Parkway	  
including	  one	  live/work	  unit	  	  

o 12	  duplexes	  (24	  units)	  at	  the	  interior	  of	  the	  site	  
o Extension	  of	  NE	  Caden	  Street	  and	  NE	  Kyle	  Court	  
o Additional	  site	  access	  from	  NE	  Halsey	  Street	  and	  NE	  

Fairview	  Parkway	  
	   	  
	   The	  land	  use	  request	  is	  for	  Site	  Design	  Review,	  Preliminary	  

Subdivision	  Plat	  approval,	  a	  Class	  B	  Variance,	  and	  
provisionary	  Conditional	  Use	  approval.	  A	  Road	  Rules	  
Variance	  for	  a	  secondary	  right-‐in,	  right-‐out	  access	  onto	  
Fairview	  Parkway	  is	  being	  reviewed	  concurrently	  by	  
Multnomah	  County	  Transportation.	  

	  
Recommendation:	   	   Approval	  subject	  to	  conditions	  listed	  on	  pages	  90-‐98.	  
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Exhibits:	   A.	  Agency	  Referral	  Comments	  &	  Conditions	  

1.	  Multnomah	  County	  Transportation	  
2.	  Gresham	  Fire	  
3.	  ODOT	  

	  
	   	   B.	  Applicant’s	  Narrative	  	  

	   	   	   	   1.	  Applicant’s	  Narrative	  (73	  pages)	  
	  
	   	   C.	  Applicant’s	  Exhibits	  

	   	   	   	   1.	  Cover	  Sheet	  
	   	   	   	   2.	  Aerial	  Photograph	  
	   	   	   	   3.	  Existing	  Conditions	  Map,	  TL	  2000	  
	   	   	   	   4.	  Existing	  Conditions	  Map,	  TL	  2000	  
	   	   	   	   5.	  Topographic/Site	  Survey,	  TL	  1900	  	  
	   	   	   	   6.	  Preliminary	  Plat	  
	   	   	   	   7.	  Preliminary	  Site	  Plan	  

8.	  Preliminary	  Utility	  Plan	  &	  Preliminary	  Grading	  &	  
Erosion	  Control	  Plan	  

9.	  Preliminary	  Landscape	  Plan,	  Tree	  Removal	  &	  
Preservations	  Plan,	  and	  Street	  Cross	  Sections	  

	   	   	   	   10.	  Architectural	  Plans	  for	  Commercial	  Buildings	  
	   	   	   	   11.	  Townhome	  Plans	  
	   	   	   	   12.	  Duplex	  Plans	  
	   	   	   	   13.	  Geotechnical	  Report	  for	  TL	  2000	  
	   	   	   	   14.	  Geotechnical	  Report	  for	  TL	  1900	  
	   	   	   	   15.	  Pre-‐Application	  Notes	  
	   	   	   	   16.	  Tax	  Map	  
	   	   	   	   17.	  Neighborhood	  Meeting	  Documentation	  
	   	   	   	   18.	  Preliminary	  Drainage	  Report	  
	   	   	   	   19.	  Traffic	  Report	  

	  

I.	  BACKGROUND	  &	  EXISTING	  CONDITIONS	  
	  
Acreage:	   	   4.15	  acres	  
	  
Comprehensive	  Plan:	  	   Commercial	  
	  
Zoning	  Designation:	   	   Town	  Center	  Commercial	  (TCC)	  
	  
Zoning	  Overlays:	   	   None	  
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Surround	  Land	  Use/	  	   	   North:	  Single	  family	  homes/Residential	  (R)	  zone	  
Zoning:	   South:	   Single	  family	  home	  on	  large	  lot/TCC	  zone	  
	   East:	   Pacific	  Power	  &	  PGE	  transmission	  facilities/R-‐zone	  
	   West:	   Single	  family	  homes	  (Raze	  Meadows)	  in	  R-‐zone,	  

and	  duplexes,	  home	  and	  shop	  building	  in	  TCC	  zone	  
	  
Streets/Classification:	  	   Halsey	  Street:	  Minor	  Arterial	  
	   	   Fairview	  Parkway:	  Major	  Arterial	  
	  
Existing	  Site	  Conditions:	  	   The	  site	  consists	  of	  two	  deep,	  narrow	  tax	  lots,	  measuring	  

approximately	  165	  ft.	  by	  650	  ft.	  (lot	  1900)	  and	  110	  ft.	  by	  
650	  ft.	  (lot	  2000).	  The	  site	  is	  generally	  flat	  with	  a	  gentle	  
slope	  at	  the	  center.	  The	  site	  contains	  numerous	  trees,	  
particularly	  in	  the	  northern	  two-‐thirds,	  and	  has	  been	  
densely	  vegetated	  until	  recent	  brush	  clearing.	  	  

	   	   	  
	   	   An	  existing	  1912	  single	  family	  home	  and	  detached	  garage	  

is	  located	  on	  lot	  1900	  and	  is	  planned	  for	  removal.	  	  
	  

II.	  NOTICES	  &	  REFERRALS	  
	  
Application	  Date:	   	   	   June	  28,	  2018	  
	  
Application	  Deemed	  Complete:	   November	  7,	  2018	  
	  
Public	  Hearing	  Date:	  	   	   	   November	  27,	  2018	  
	  
Public	  Notice	  Date/Type:	   Notice	  mailed	  to	  property	  owners	  within	  250	  ft.	  of	  

site	  and	  within	  Raze	  Meadows	  subdivision:	  	  
November	  7,	  2018	  

	   Notice	  in	  Gresham	  Outlook	  newspaper:	  	  
Nov.	  16,	  2018	  

	   Site	  Posted	  with	  Sign:	  	  November	  15,	  2018	  
	  
Referrals:	   Multnomah	  County	  Transportation	  
	   Gresham	  Fire	  
	   ODOT	  
	   Rockwood	  Water	  
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III.	  APPLICABLE	  CRITERIA	  
 
This	  Type	  III	  application	  process	  requires	  a	  Planning	  Commission	  decision	  subject	  to	  the	  
following	  requirements	  of	  the	  Fairview	  Municipal	  Code	  (FMC)	  Title	  19:	  
	  
A) Application	  Review	  Procedures	  

	  
FMC	  19.400	  	  	   Administration	  of	  Land	  Use	  and	  Development	  Review	  
FMC	  19.412	   Description	  of	  Permit	  Procedures	  
FMC	  19.413	  	   Procedures	  
FMC	  19.424	   Site	  Design	  Review	  –	  Application	  Review	  Procedure	  
FMC	  19.425	   Site	  Design	  Review	  –	  Application	  Submission	  Requirements	  
FMC	  19.426	   Site	  Design	  Review	  –	  Approval	  Criteria	  
FMC	  19.430	   Land	  Divisions	  and	  Lot	  Line	  Adjustments	   	  
FMC	  19.440	   Conditional	  Use	  Permits	  
FMC	  19.520	   Variances	  

	  
B) Land	  Use	  Districts	  

FMC	  19.65	   Town	  Center	  Commercial	  (TCC)	  District	  
	  

C) Design	  Standards	  

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	  Facilities	  Standards	  

	  

IV.	  APPLICATION	  REVIEW	  PROCEDURE	  FINDINGS	  

19.400	  Administration	  of	  Land	  Use	  and	  Development	  Review	  

This	  article	  specifies	  that	  land	  use	  approval	  expires	  two	  years	  from	  the	  date	  of	  decision	  
application.	  
	  

FINDINGS:	  If	  approved,	  this	  Site	  Design	  Review	  decision	  shall	  expire	  two	  (2)	  years	  
from	  the	  date	  of	  final	  decision.	  	  
	  
Condition	  of	  Approval:	  	  This	  approval	  for	  application	  2018-‐50-‐DR-‐SD	  shall	  
become	  null	  and	  void	  after	  two	  (2)	  years	  if	  construction	  activities	  have	  not	  
commenced.	  	  



	   	   	  
2018-‐50-‐DR-‐SD	  	   	   	  
Halsey	  &	  Fairview	  Parkway	  Mixed-‐Use	  Site	   	   Page	  5	  of	  98	  

19.412	  Description	  of	  Permit	  Procedures	  

19.412.010	  Preapplication	  conferences:	  establishes	  that	  a	  preapplication	  conference	  is	  
required	  for	  Type	  II,	  III,	  and	  IV	  applications.	  	  

	  
FINDINGS:	  	  A	  pre-‐application	  conference	  was	  held	  for	  this	  application	  on	  May	  
10,	  2018.	  This	  standard	  is	  met.	  	  

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

FINDINGS:	  The	  application	  met	  all	  of	  the	  specified	  submission	  requirements.	  This	  
standard	  is	  met.	  	  

	  
19.412.030:	  Concurrent	  review	  of	  multiple	  applications:	  states	  that	  applications	  for	  more	  
than	  one	  land	  use	  review	  on	  the	  same	  property	  may	  be	  processed	  in	  a	  single	  hearing.	  
	  

FINDINGS:	  This	  applicant	  involves	  concurrent	  Type	  III	  reviews	  or	  Preliminary	  
Subdivision	  Plat,	  Site	  Design	  Review,	  Variance,	  and	  Provisionally,	  a	  conditional	  
Use	  Permit.	  All	  requests	  are	  for	  the	  same	  properties	  as	  part	  of	  a	  consolidated	  
site	  plan,	  and	  will	  be	  reviewed	  in	  a	  single	  hearing.	  This	  standard	  is	  met.	  

	  
19.412.040	  Consistency	  with	  state	  statutes:	  applies	  ORS	  22.178	  the	  120	  day	  timeline	  for	  
final	  action	  to	  Fairview	  land	  use	  applications.	  
	  

FINDINGS:	  This	  application	  was	  deemed	  complete	  on	  November	  7,	  2018.	  The	  
120-‐day	  deadline	  for	  final	  action	  on	  this	  land	  use	  application	  is	  March	  7,	  2019.	  	  

	  
FMC	  19.412.050	  Determination	  of	  completeness:	  Requires	  that	  land	  use	  applications	  be	  
reviewed	  for	  consistency	  with	  the	  submission	  requirements,	  and	  that	  notice	  of	  
completeness	  or	  incompleteness	  be	  given	  to	  the	  applicant	  within	  30	  days	  of	  application	  
receipt.	  
	  

FINDINGS:	  The	  land	  use	  application	  was	  submitted	  on	  June	  28,	  2018.	  A	  notice	  of	  
incompleteness	  was	  sent	  on	  July	  30,	  2018.	  Incomplete	  items	  were	  then	  
submitted	  and	  the	  application	  was	  deemed	  completed	  on	  November	  7,	  2018.	  
This	  standard	  is	  met.	  	  
	  

19.413	  Procedures	  

19.413.030	  Type	  III	  procedure	  (quasi-‐judicial):	  Establishes	  the	  planning	  commission	  as	  
the	  decision	  make	  and	  outlines	  the	  procedures	  for	  a	  public	  hearing,	  notice	  of	  public	  
hearing,	  and	  notice	  of	  decision.	  
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FINDINGS:	  This	  is	  a	  Type	  III	  land	  use	  application	  with	  a	  decision	  by	  the	  Planning	  
Commission.	  Notice	  was	  provided	  to	  surrounding	  property	  owners,	  published	  in	  
the	  Gresham	  Outlook,	  and	  posted	  at	  the	  site,	  as	  described	  on	  page	  three	  of	  this	  
report.	  This	  standard	  is	  met.	  	  
	  

19.420	  Development	  Review	  and	  Site	  Design	  Review	  

19.422	  Applicability	  

19.420.010	  Purpose:	  describes	  the	  intent	  of	  the	  development	  and	  site	  design	  review	  
standards.	  19.422.010:	  describes	  the	  development	  types	  subject	  to	  the	  site	  design	  
review	  procedure,	  which	  includes	  new	  commercial	  and	  mixed-‐use	  buildings.	  

FINDINGS:	  This	  application	  requires	  site	  design	  review.	  This	  standard	  is	  met.	  	  
	  

19.424	  Site	  Design	  Review	  –	  Application	  Review	  Procedure	  

FMC	  19.424.010:	  	  Procedure	  and	  FMC	  19.424.020:	  	  Determination	  of	  Type	  II	  and	  Type	  III	  
applications:	  Establish	  that	  Commercial,	  industrial,	  public/semi-‐public,	  and	  institutional	  
buildings	  with	  greater	  than	  5,000	  square	  feet	  of	  gross	  floor	  area	  and	  developments	  with	  
more	  than	  one	  building,	  shall	  be	  reviewed	  as	  a	  Type	  III	  application.	  
	  
FMC	  19.4310.130:	  Land	  Divisions	  and	  Lot	  Line	  Adjustments/Approval	  Process	  
establishes	  that	  Preliminary	  plats	  with	  greater	  than	  10	  lots	  shall	  be	  processed	  with	  a	  
Type	  III	  procedure.	  

19.520.030:	  Class	  B	  variances,	  establishes	  that	  Class	  B	  variances	  are	  reviewed	  under	  a	  
Type	  II	  procedure,	  however,	  19.412.030	  provides	  for	  concurrent	  review.	  

	  
FINDINGS:	  This	  application	  requires	  a	  Type	  III	  review	  procedure	  for	  Site	  Design	  
Review	  involving	  commercial	  development	  and	  multiple	  buildings,	  and	  a	  
Preliminary	  Plat	  for	  more	  than	  10	  lots.	  The	  Class	  B	  variance	  will	  be	  reviewed	  
concurrently	  through	  the	  Type	  III	  procedure.	  These	  standards	  are	  met.	  

	  

19.425	  Site	  Design	  Review	  –	  Application	  Submission	  Requirements	  

This	  article	  lists	  the	  information	  required	  to	  be	  submitted	  as	  part	  of	  a	  site	  design	  review	  
application,	  with	  specific	  requirements	  to	  be	  included	  on	  a	  site	  analysis	  map,	  proposed	  
site	  plan,	  architectural	  drawings,	  preliminary	  grading	  plan,	  and	  landscape	  plan.	  	  

	  
FINDINGS:	  All	  of	  the	  required	  information	  was	  submitted	  to	  be	  deemed	  a	  
complete	  application.	  This	  standard	  is	  met.	  	  

	  

19.426	  Site	  Design	  Review	  –	  Approval	  Criteria	  
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FMC	  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.	  	  
	  
FMC	  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.	  	  
	  
FMC	  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.	  	  
	  
FMC	  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.	  	  

	  
FMC	  19.426.050:	  	  Conditions	  
All	  conditions	  required	  as	  part	  of	  an	  approval	  shall	  be	  met.	  	  
	  
FMC	  19.426.060:	  	  Exceptions	  
Exceptions	  to	  criteria	  in	  FMC	  19.426.040(A)	  through	  (E)	  may	  be	  granted	  only	  when	  
approved	  as	  a	  variance.	  
	  

FINDINGS:	  This	  application	  was	  determined	  to	  be	  complete	  on	  November	  7,	  
2018.	  	  Per	  FMC	  19.426.020	  and	  19.426.40,	  compliance	  with	  the	  underlying	  Town	  
Center	  Commercial	  land	  use	  district	  and	  the	  design	  standards	  in	  FMC	  Article	  III	  
are	  analyzed	  below.	  All	  conditions	  required	  as	  part	  of	  this	  approval	  must	  be	  met.	  
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V.	  LAND	  USE	  DISTRICT	  FINDINGS	  
	  
Chapter	  19.65	  
TOWN	  CENTER	  COMMERCIAL	  (TCC)	  DISTRICT	  
	  
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.	  This	  chapter	  provides	  standards	  for	  the	  
orderly	  improvement	  of	  the	  district	  based	  on	  the	  following	  principles:	  
	  
A. Efficient	  use	  of	  land	  and	  urban	  services;	  
	  
B. A	  mixture	  of	  land	  uses	  to	  encourage	  walking	  as	  an	  alternative	  to	  driving,	  and	  to	  

provide	  more	  employment	  and	  housing	  options;	  
	  
C. Both	  formal	  and	  informal	  community	  gathering	  places;	  
	  
D. A	  distinct	  storefront	  character	  that	  identifies	  commercial	  districts;	  
	  
E. Connections	  to	  neighborhoods	  and	  other	  employment	  areas;	  
	  
F. Reduced	  reliance	  on	  the	  automobile	  and	  reduced	  parking	  needs.	  
	  

FINDINGS:	  	  The	  proposed	  site	  development	  meets	  the	  purpose	  of	  the	  Town	  
Center	  Commercial	  zone	  by	  providing	  nearby	  commercial	  uses	  to	  serve	  both	  the	  
proposed	  residential	  development	  and	  the	  existing	  residential	  uses	  located	  
surrounding	  the	  site.	  The	  two	  proposed	  commercial	  buildings	  are	  located	  at	  the	  
corner	  of	  Fairview	  Parkway	  and	  NE	  Halsey	  street;	  they	  are	  sited	  within	  (7)	  seven	  
feet	  the	  property	  line	  and	  designed	  with	  large	  storefront	  windows	  to	  activate	  the	  
street	  front.	  The	  site	  plan	  creates	  strong	  pedestrian	  and	  vehicle	  connectivity	  
through	  the	  site,	  serving	  both	  the	  proposed	  development	  and	  creating	  new	  
connectivity	  from	  the	  subdivision	  to	  the	  west,	  where	  existing	  streets	  were	  
stubbed	  until	  future	  development.	  	  

	  
19.65.020	  Permitted	  land	  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.	  
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Table	  19.65.020.A	  

Land	  Uses	  and	  Building	  Types	  Permitted	  in	  the	  Town	  Center	  Commercial	  District	  

1.	  Residential*	  

Single-‐Family	  
a.	  Single-‐family	  detached	  
housing	  (existing	  housing	  
only)	  
b.	  Zero-‐lot	  line	  housing	  
(existing	  only)	  
c.	  Accessory	  dwellings	  
d.	  Manufactured	  homes	  –	  
individual	  lots	  (existing	  
housing	  only)	  
e.	  Single-‐family	  attached	  
townhomes	  (CU)	  
Two-‐Family	  
f.	  Two-‐family	  housing	  (duplex)	  
(CU)	  
Multifamily	  and	  Three-‐Family	  
g.	  Multifamily	  housing	  and	  
triplexes	  (CU)	  
Residential	  care	  
h.	  Residential	  care	  homes	  and	  
facilities	  (CU)	  
i.	  Family	  day	  care	  (12	  or	  fewer	  
children)	  
2.	  Home	  occupations	  
3.	  Bed	  and	  breakfast	  inns	  and	  
vacation	  rentals	  (CU)	  

4.	  Public	  and	  Institutional*	  

a.	  Churches	  and	  places	  of	  worship	  
b.	  Clubs,	  lodges,	  similar	  use	  
c.	  Government	  offices	  and	  
facilities	  (administration,	  public	  
safety,	  transportation,	  utilities,	  
and	  similar	  uses)	  
d.	  Libraries,	  museums,	  
community	  centers,	  concert	  halls	  
and	  similar	  uses	  
e.	  Public	  parking	  lots	  and	  garages	  
f.	  Private	  utilities	  
g.	  Public	  parks	  and	  recreational	  
facilities	  
h.	  Schools	  (public	  and	  private)	  
i.	  Special	  district	  facilities	  
j.	  Telecommunications	  equipment	  
–	  antennas	  pursuant	  to	  
Chapter	  19.245	  FMC	  
k.	  Telecommunications	  
equipment	  –	  monopoles	  (CU)	  
pursuant	  to	  Chapter	  19.245	  FMC	  
l.	  Uses	  similar	  to	  those	  listed	  
above	  subject	  to	  applicable	  CU	  
requirements	  

5.	  Accessory	  Uses	  and	  
Structures*	  

6.	  Commercial	  

a.	  Auto-‐oriented	  uses	  and	  
facilities	  (CU)*	  

b.	  Entertainment	  (e.g.,	  
theaters,	  clubs,	  amusement	  
uses)	  
c.	  Hotels/motels	  
d.	  Medical	  and	  dental	  offices,	  
clinics	  and	  laboratories	  
e.	  Mixed	  use	  development	  
(housing	  and	  other	  permitted	  
use)*	  
f.	  Office	  uses	  (i.e.,	  those	  not	  
otherwise	  listed)	  
g.	  Personal	  and	  professional	  
services	  (e.g.,	  child	  care	  
center,	  catering/food	  services,	  
restaurants,	  laundromats	  and	  
dry	  cleaners,	  barber	  shops	  and	  
salons,	  banks	  and	  financial	  
institutions,	  and	  similar	  uses)	  
h.	  Repair	  services	  (must	  be	  
enclosed	  within	  building)	  
i.	  Retail	  trade	  and	  services,	  
except	  auto-‐oriented	  uses	  
j.	  Uses	  similar	  to	  those	  listed	  
above	  (subject	  to	  CU	  
requirements,	  as	  applicable)	  
7.	  Industrial*	  
Light	  manufacture	  (e.g.,	  small-‐
scale	  crafts,	  electronic	  
equipment,	  furniture,	  similar	  
goods	  when	  in	  conjunction	  
with	  retail)	  (CU)	  

Uses	  marked	  with	  an	  asterisk	  (*)	  are	  subject	  to	  the	  standards	  in	  FMC	  19.65.090,	  Special	  standards	  
for	  certain	  uses.	  
Land	  uses	  marked	  with	  a	  CU	  shall	  require	  a	  conditional	  use	  permit.	  

	  
B. Determination	  of	  Similar	  Land	  Use.	  Similar	  use	  determinations	  shall	  be	  made	  in	  

conformance	  with	  the	  procedures	  in	  Chapter	  19.480	  FMC.	  
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C. Land	  Uses	  Prohibited	  in	  the	  Commercial	  District.	  Only	  uses	  specifically	  listed	  in	  Table	  
19.65.020.A,	  and	  uses	  similar	  to	  those	  in	  Table	  19.65.020.A,	  are	  permitted	  in	  this	  
district.	  The	  following	  uses	  are	  expressly	  prohibited:	  Industrial	  uses	  not	  permitted	  in	  
section	  7	  of	  Table	  19.65.020.A.	  	  

	  
FINDINGS:	  	  The	  proposal	  is	  a	  mixed-‐use	  commercial/residential	  development	  
that	  includes	  housing	  and	  other	  permitted	  commercial	  uses.	  This	  is	  listed	  as	  a	  
permitted	  use	  in	  Table	  19.65.020.A,	  under	  6.e.	  As	  described	  under	  19.65.090	  and	  
addressed	  later	  in	  this	  report,	  Both	  “vertical”	  mixed	  use	  (housing	  above	  the	  
ground	  floor),	  and	  “horizontal”	  mixed	  use	  (housing	  on	  the	  ground	  floor)	  
developments	  are	  allowed...This	  proposal	  is	  for	  a	  “horizontal”	  mixed-‐use	  
development.	  	  
	  
Staff	  finds	  that	  this	  configuration	  is	  permitted	  outright.	  Should	  the	  Commission	  
find,	  however,	  that	  because	  residential	  uses	  are	  also	  listed	  as	  conditional	  uses,	  a	  
conditional	  use	  approval	  is	  also	  required,	  the	  applicant	  as	  included	  this	  
provisional	  request	  in	  their	  application.	  	  
	  
Proposed	  residential	  uses	  are	  duplexes	  and	  attached	  townhomes.	  The	  applicants	  
are	  planning	  for	  the	  commercial	  spaces	  to	  be	  occupied	  by	  a	  restaurant,	  offices,	  
and	  retail.	  	  

 
	   This	  standard	  is	  met.	  	  
	  
19.65.030	  Building	  setbacks.	  
In	  the	  town	  center	  commercial	  district,	  buildings	  are	  placed	  close	  to	  the	  street	  to	  create	  
a	  vibrant	  pedestrian	  environment,	  to	  slow	  traffic	  down,	  provide	  a	  storefront	  character	  to	  
the	  street,	  and	  encourage	  walking.	  The	  setback	  standards	  are	  flexible	  to	  encourage	  
public	  spaces	  between	  sidewalks	  and	  building	  entrances	  (e.g.,	  extra-‐wide	  sidewalks,	  
plazas,	  squares,	  outdoor	  dining	  areas,	  and	  pocket	  parks).	  The	  standards	  also	  encourage	  
the	  formation	  of	  solid	  blocks	  of	  commercial	  and	  mixed	  use	  buildings	  for	  a	  walkable	  
commercial	  area.	  
	  
Building	  setbacks	  are	  measured	  from	  the	  wall	  or	  facade	  to	  the	  respective	  property	  line.	  
Setbacks	  for	  porches	  are	  measured	  from	  the	  edge	  of	  the	  deck	  or	  porch	  to	  the	  property	  
line.	  The	  setback	  standards,	  as	  listed	  on	  the	  following	  page,	  apply	  to	  primary	  structures	  
as	  well	  as	  accessory	  structures.	  The	  standards	  may	  be	  modified	  only	  by	  approval	  of	  a	  
variance.	  
	  
A. Front	  Setbacks.	  
	  

1. Minimum	  Setback.	  There	  is	  no	  minimum	  front	  setback	  required.	  
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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	  pedestrian	  amenities	  standards	  in	  FMC	  19.65.080,	  and	  architectural	  
standards	  in	  FMC	  19.65.070	  for	  related	  building	  entrance	  standards.)	  

	  
FINDINGS:	  	  Setbacks	  for	  the	  two	  commercial	  buildings	  range	  from	  1	  ½	  ft.	  
to	  7	  ft.	  from	  the	  property	  line	  along	  Halsey	  Street	  and	  Fairview	  Parkway.	  	  
	  
The	  setback	  for	  the	  townhomes	  from	  Fairview	  Parkway	  is	  10	  ft.	  The	  
townhomes	  include	  front	  porches,	  and	  setbacks	  are	  measured	  per	  this	  
standard	  from	  the	  edge	  of	  the	  porch	  to	  the	  property	  line.	  The	  front	  
porches	  extent	  to	  10	  ft.	  from	  the	  property	  line	  along	  83%	  of	  their	  facade,	  
complying	  with	  the	  requirement	  that	  80%	  of	  the	  elevation	  meet	  with	  
maximum	  setback.	  
	  
This	  standard	  is	  met	  for	  the	  townhomes	  and	  commercial	  buildings.	  
	  
Setbacks	  for	  the	  duplexes	  in	  the	  interior	  of	  the	  site,	  along	  the	  extended	  
public	  streets	  (Caden	  and	  Kyle)	  are	  proposed	  at	  20	  ft.	  from	  the	  property	  
line	  to	  the	  garage	  and	  15	  ft.	  from	  the	  property	  line	  to	  the	  front	  porch,	  
which	  exceeds	  the	  maximum	  setback	  by	  5-‐10	  ft.	  The	  applicant	  is	  
requesting	  a	  Class	  B	  variance	  to	  the	  setback	  requirement	  for	  lots	  1-‐9	  to	  
preserve	  trees.	  See	  page	  87	  for	  variance	  findings	  and	  conditions.	  	  
	  
A	  variance	  for	  tree	  preservation	  is	  not	  requested	  for	  setbacks	  on	  lots	  10-‐
12,	  which	  exceed	  the	  maximum	  10	  ft.	  setback.	  
	  
Conditions	  of	  Approval:	  Prior	  to	  issuance	  of	  permits,	  revise	  the	  building	  
elevations	  and/or	  site	  plan	  for	  duplex	  lots	  10-‐12	  to	  show	  compliance	  with	  
the	  maximum	  setback	  requirement.	  

	  
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	  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.	  
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When	  a	  building	  abuts	  a	  residential	  district	  the	  minimum	  rear	  setback	  shall	  be	  15	  
feet.	  
	  

2. Through-‐Lots.	  For	  buildings	  on	  through-‐lots	  (lots	  with	  front	  and	  rear	  frontage	  
onto	  a	  street),	  the	  front	  setbacks	  in	  subsection	  A	  of	  this	  section	  shall	  apply.	  

	  
FINDINGS:	  	  A	  15	  ft.	  minimum	  rear	  setback	  is	  provided	  along	  the	  north	  
edge	  of	  the	  site,	  which	  abuts	  the	  residential	  district	  along	  Wistful	  Vista.	  
This	  standard	  is	  met.	  	  	  

	  
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.	  

	  
FINDINGS:	  The	  traffic	  study	  demonstrates	  compliance	  with	  the	  vision	  
clearance	  requirements	  along	  Halsey	  and	  Fairview	  Parkway.	  This	  
standard	  is	  met.	  	  

	  
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.	  	  

	  
FINDINGS:	  No	  exceptions	  are	  needed	  to	  the	  rear	  setback	  abutting	  the	  
residential	  district,	  which	  is	  the	  only	  location	  where	  a	  required	  setback	  
exists.	  This	  standard	  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:	  
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1. The	  maximum	  floor	  area	  shall	  be	  1.0	  in	  the	  town	  center	  commercial	  district.	  

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

FINDINGS:	  	  The	  proposal	  has	  a	  floor	  area	  ratio	  (FAR)	  of	  0.69	  for	  the	  
development	  site,	  with	  a	  total	  floor	  area	  of	  100,800	  sq.	  ft.	  This	  does	  not	  
exceed	  the	  maximum	  FAR	  of	  1.0.	  This	  standard	  is	  met.	  

	  
19.65.050	  Block	  layout	  and	  building	  orientation.	  
This	  section	  is	  intended	  to	  promote	  the	  walkable,	  storefront	  character	  of	  the	  town	  center	  
commercial	  district	  by	  forming	  short	  blocks	  and	  orienting	  (placing	  or	  locating)	  buildings	  
close	  to	  streets.	  Placing	  buildings	  close	  to	  the	  street	  also	  slows	  traffic	  down	  and	  provides	  
more	  “eyes	  on	  the	  street,”	  increasing	  the	  safety	  of	  public	  spaces.	  The	  standards,	  as	  listed	  
on	  the	  following	  page	  and	  illustrated	  above,	  complement	  the	  front	  setback	  standards	  in	  
FMC	  19.65.030.	  
	  
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	  townhomes	  on	  their	  own	  lots	  (i.e.,	  
townhomes	  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.	  

6. Compliance	  with	  all	  of	  the	  provisions	  of	  subsections	  B	  through	  E	  of	  this	  section	  
shall	  be	  required.	  

	  
FINDINGS:	  	  The	  proposal	  is	  a	  lot	  division	  (two	  subdivisions)	  and	  includes	  
the	  uses	  listed	  in	  1,	  2,	  and	  5	  above.	  This	  standard	  applies.	  

	  
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	  
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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.	  
	  

FINDINGS:	  	  The	  extension	  of	  Caden	  and	  Kyle	  from	  the	  Raze	  Meadows	  subdivision	  
east	  through	  the	  site	  for	  east-‐west	  access,	  along	  with	  the	  creation	  of	  a	  public	  and	  
private	  alley	  to	  provide	  north-‐south	  access,	  results	  in	  the	  completion	  of	  a	  block	  
of	  Raze	  Meadows.	  All	  block	  areas	  of	  the	  development	  site	  bound	  by	  Caden	  and	  
Kyle	  have	  frontages	  of	  under	  200	  ft.	  Pedestrian	  access	  is	  provided	  through	  the	  
site	  along	  all	  public	  streets	  and	  along	  the	  west	  side	  of	  the	  public	  alley.	  This	  
provides	  pedestrian	  access	  from	  Fairview	  Parkway	  via	  sidewalks	  along	  Kyle	  Ct.,	  
from	  Halsey	  Street	  via	  pathways	  along	  the	  west	  side	  of	  commercial	  Building	  B	  
and	  between	  commercial	  buildings	  B	  and	  A,	  and	  from	  currently	  stubbed	  Caden	  
Street	  and	  Kyle	  Court	  to	  the	  west.	  Duplexes	  and	  the	  commercial	  buildings	  are	  all	  
served	  by	  direct	  pedestrian	  access	  from	  the	  public	  sidewalk.	  	  
	  
The	  proposed	  development	  along	  the	  Fairview	  Parkway	  edge	  of	  the	  
development	  site	  does	  not	  meet	  the	  maximum	  block	  dimensions.	  
	  
Condition	  of	  Approval:	  See	  findings	  and	  condition	  under	  19.162.020.K(2)(b)	  	  

	  
C. Superblock	  Developments.	  Commercial	  and	  mixed	  use	  developments	  may	  exceed	  the	  

block	  width	  and	  depth	  standards	  in	  subsection	  B	  of	  this	  section,	  when	  the	  total	  floor	  
area	  of	  those	  developments	  (i.e.,	  one	  or	  more	  buildings	  on	  one	  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)(1)	  and	  (C)(2)	  of	  this	  section	  (see	  
Figure	  19.65.050.C):…..	  

	  
FINDINGS:	  The	  total	  ground	  floor	  square	  footage	  for	  the	  development	  site	  does	  
not	  exceed	  40,000	  sq.	  ft.	  This	  standard	  does	  not	  apply.	  

	  
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	  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.	  
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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.	  

	  
E. Variances.	  Variances	  will	  be	  made	  in	  accordance	  with	  Chapter	  19.520	  FMC.	  The	  

standard	  may	  be	  varied	  to	  address	  topographic	  or	  other	  physical	  constraints,	  in	  
accordance	  with	  the	  provisions	  for	  Class	  B	  or	  C	  variances	  in	  Chapter	  19.520	  FMC.	  	  
	  

FINDINGS:	  	  Minimum	  setback	  standards	  are	  met	  for	  the	  townhomes	  and	  
commercial	  buildings,	  and	  a	  variance	  is	  requested	  for	  setbacks	  to	  the	  duplexes.	  
See	  findings	  for	  section	  19.65.030	  (setbacks).	  	  
	  
Primary	  entrances	  for	  all	  buildings	  are	  oriented	  to	  the	  street.	  Each	  commercial	  
space	  has	  a	  primary	  entry	  facing	  Halsey	  or	  Fairview	  Parkway,	  along	  with	  entries	  
on	  the	  interior	  side	  of	  the	  buildings	  facing	  the	  parking	  area.	  	  
	  
No	  parking	  or	  other	  vehicle	  areas	  are	  located	  between	  Halsey/Fairview	  Parkway	  
and	  the	  commercial	  and	  townhome	  buildings.	  	  

	  
Driveways	  serving	  the	  duplexes	  along	  Caden	  and	  Kyle	  are	  located	  between	  the	  
street	  and	  the	  duplex	  structures,	  due	  to	  the	  front	  loaded	  garage	  locations.	  See	  
further	  discussion	  on	  setbacks	  and	  orientation	  of	  the	  duplexes	  under	  the	  findings	  
for	  19.520,	  Variances.	  

	  
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)…	  
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FINDINGS:	  The	  commercial	  buildings	  are	  single	  story,	  townhomes	  three	  story,	  
and	  duplexes	  two	  story.	  None	  of	  the	  proposed	  buildings	  have	  a	  height	  exceeding	  
45	  feet.	  This	  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:	  

	  
1. Three	  or	  more	  single-‐family	  attached	  townhomes	  on	  their	  own	  lots	  (i.e.,	  

townhomes	  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.	  
	  
FINDINGS:	  The	  proposal	  includes	  the	  uses	  listed	  in	  1,	  2,	  and	  5	  above.	  This	  
standard	  applies.	  

	  
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.	  

FINDINGS:	  The	  development	  site	  includes	  a	  corner	  lot.	  Building	  A	  
wraps	  the	  corner	  of	  Fairview	  Parkway	  and	  Halsey	  Street	  and	  
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includes	  a	  beveled	  corner	  with	  dominant	  primary	  entry	  featuring	  
a	  covered	  gable	  entry.	  	  

b. Regularly	  spaced	  and	  similar-‐shaped	  windows	  with	  window	  hoods	  or	  
trim	  (all	  building	  stories).	  

FINDINGS:	  The	  Halsey	  Street	  (south)	  and	  Fairview	  Parkway	  (east)	  
elevations	  of	  commercial	  Building	  A	  are	  designed	  with	  regularly	  
spaced	  and	  similarly	  shaped	  windows.	  The	  Halsey	  (south)	  
elevation	  of	  commercial	  Building	  B	  has	  regularly	  spaced	  and	  
similarly	  shaped	  windows	  on	  each	  end	  of	  the	  elevation,	  but	  lacks	  
windows	  in	  the	  middle.	  

CONDITION	  OF	  APPROVAL:	  Prior	  to	  issuance	  of	  building	  permits,	  
revise	  the	  south	  elevation	  of	  Building	  B	  to	  provide	  windows	  
between	  the	  stone	  pier	  elements.	  

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.	  

FINDINGS:	  The	  windows	  on	  both	  commercial	  buildings	  are	  
designed	  with	  windows	  that	  provide	  bulkheads	  and	  transom	  
windows,	  and	  are	  separated	  by	  stone	  piers.	  As	  single-‐story	  
buildings,	  a	  cornice	  is	  not	  needed	  to	  separate	  the	  ground	  floor	  
from	  second	  story.	  The	  street-‐	  (east	  and	  south)	  facing	  elevations	  
on	  commercial	  Building	  A	  are	  designed	  with	  these	  features	  
across	  the	  majority	  of	  the	  street-‐facing	  elevation.	  The	  south	  
facing	  elevation	  on	  Building	  B	  has	  sections	  of	  blank	  wall	  plane;	  
this	  elevation	  appears	  more	  as	  the	  back	  of	  the	  building	  than	  the	  
front	  when	  compared	  to	  the	  north/interior-‐facing	  elevation.	  	  

CONDITION	  OF	  APPROVAL:	  Prior	  to	  issuance	  of	  building	  permits,	  
revise	  the	  south	  elevation	  of	  Building	  B	  to	  provide	  windows	  
between	  the	  stone	  pier	  elements	  and	  provide	  equal	  or	  better	  
storefront	  design	  than	  the	  south	  elevation.	  

d. Decorative	  cornice	  at	  top	  of	  building	  (flat	  roof);	  or	  eaves	  provided	  with	  
pitched	  roof.	  

FINDINGS:	  The	  commercial	  buildings	  have	  pitched	  roofs,	  and	  
provide	  eaves	  that	  overhang	  the	  facade	  walls.	  This	  standard	  is	  
met.	  	  

e. All	  residential	  buildings	  subject	  to	  design	  review	  shall	  comply	  with	  the	  
residential	  district	  architectural	  guidelines,	  as	  listed	  in	  FMC	  19.30.100.	  

FMC	  19.30.100	  Design	  standards.	  
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A. Purpose.	  The	  architectural	  standards	  are	  intended	  to	  provide	  

detailed,	  human-‐scale	  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:	  
	  

1. Single-‐family	  attached	  townhomes	  which	  are	  subject	  to	  site	  
design	  review	  (three	  or	  more	  attached	  units);	  

2. Multifamily	  housing;	  

3. Public	  and	  institutional	  buildings;	  

4. Residential	  commercial	  and	  mixed	  use	  buildings;	  and	  

5. Duplexes	  and	  triplexes.	  
	  

C. Standards.	  All	  buildings	  which	  are	  subject	  to	  this	  section	  shall	  comply	  
with	  all	  of	  the	  following	  standards…	  	  

	   	  
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	  reveals,	  or	  similar	  
elements	  to	  preclude	  large	  expanses	  of	  uninterrupted	  building	  
surfaces,	  as	  shown	  in	  the	  above	  figure.	  Along	  the	  vertical	  face	  of	  a	  
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:	  
	  

FINDINGS:	  The	  townhomes	  are	  separated	  into	  two	  
buildings.	  While	  both	  exceed	  120	  feet	  in	  width,	  elevations	  
show	  that	  each	  building	  provides	  offsets	  in	  the	  horizontal	  
plane	  resulting	  in	  smaller	  building	  sections.	  The	  wall	  planes	  
on	  the	  duplexes	  do	  not	  exceed	  120	  ft.	  	  

	  
a. Recess	  (e.g.,	  deck,	  patio,	  courtyard,	  entrance	  or	  similar	  

feature)	  that	  has	  a	  minimum	  depth	  of	  five	  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	  
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FINDINGS:	  The	  east/front	  Townhome	  elevations	  provide	  a	  
covered	  front	  porch	  with	  a	  5	  ft.	  depth	  for	  each	  townhouse	  
unit.	  The	  west/alley-‐facing	  elevation	  provides	  recessed	  
entries	  and	  upper	  story	  recesses	  created	  between	  
butterflied	  roof	  form	  projections.	  The	  duplexes	  also	  have	  
covered	  front	  porches	  measuring	  5	  feet	  in	  depth.	  

	  
c. Offsets	  or	  breaks	  in	  roof	  elevation	  of	  two	  feet	  or	  greater	  in	  

height.	  
	  

FINDINGS:	  The	  townhomes	  provide	  varied	  roof	  forms	  
along	  the	  alley-‐facing	  elevation,	  including	  breaks	  of	  
greater	  than	  two	  feet	  between	  primary	  and	  secondary	  
roof	  forms.	  The	  front	  facade	  of	  the	  duplexes	  have	  multiple	  
roof	  forms	  with	  varied	  heights	  that	  exceed	  a	  two	  ft.	  
difference.	  	  
	  

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	  (i.e.,	  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.	  
	  

FINDINGS:	  The	  townhome	  elevation	  facing	  Fairview	  
Parkway	  has	  front	  porches,	  entry	  doors	  and	  ground	  floor	  
and	  upper	  story	  windows.	  The	  end	  units	  visible	  from	  the	  
street	  windows	  and	  porch	  overhangs	  that	  are	  open	  to	  the	  
buildings’	  sides.	  The	  front-‐facing	  elevations	  for	  the	  
duplexes	  provide	  doors,	  porches	  and	  windows.	  Side	  
elevations,	  which	  would	  be	  visible	  from	  the	  street,	  were	  
not	  provided.	  	  

	  
3. Detailed	  Design.	  All	  buildings	  shall	  provide	  detailed	  design	  along	  

all	  elevations	  (i.e.,	  front,	  rear	  and	  sides).	  Detailed	  design	  shall	  be	  
provided	  by	  using	  at	  least	  three	  of	  the	  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;	  
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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;	  

l. 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.	  
	  

FINDINGS:	  Building	  elevations	  for	  the	  townhomes	  and	  duplexes	  
show	  the	  following	  elements.	  The	  elevations	  provided	  comply	  
with	  the	  detailed	  design	  standards.	  
	  
Townhome	  front:	  	   Covered	  porch	  entries,	  pillars/posts,	  2-‐ft.	  

eaves,	  offsets	  in	  building	  face	  	  

Townhome	  rear:	  	   Recessed	  entries,	  pillars/posts,	  eaves,	  
offsets	  in	  building	  face	  and	  roof,	  rooflines	  

Townhome	  sides:	  	   Offsets	  in	  building	  face,	  eaves,	  decorative	  
patterns	  on	  exterior	  finish	  	  

	  
Duplex	  front:	  	   Gables,	  covered	  front	  porches,	  eaves,	  

offsets	  in	  building	  face	  and	  roof,	  decorative	  
patterns	  on	  exterior	  finish	  

Duplex	  rear:	   	   Elevations	  not	  provided	  

Duplex	  side:	   	   Elevations	  not	  provided	  

	  
	   	   	   Conditions	  of	  Approval	  for	  FMC	  19.30.100	  A-‐C:	  

Prior	  to	  issuance	  of	  building	  permits	  for	  the	  townhomes	  and	  
duplexes,	  provide	  elevations	  for	  all	  sides,	  and	  show	  compliance	  
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with	  all	  design	  standards	  of	  19.30.100,	  including	  measurements	  to	  
comply	  with	  all	  numerical	  standards	  (e.g.,	  trim	  width	  and	  
percentage	  of	  windows/doors).	  
	  

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)	  of	  this	  section,	  shall	  provide	  human-‐scale	  design	  by	  
conforming	  to	  all	  of	  the	  following	  criteria:…	  

	  
FINDINGS:	  	  None	  of	  the	  proposed	  buildings	  include	  greater	  than	  20,000	  sq.	  ft.	  of	  
ground	  floor	  space,	  and	  the	  total	  ground	  floor	  square	  footage	  of	  the	  
development	  does	  not	  exceed	  40,000	  sq.	  ft.	  This	  standard	  does	  not	  apply.	  	  

	  
19.65.080	  Pedestrian	  and	  transit	  amenities	  
	  
A. Purpose	  and	  Applicability.	  This	  section	  is	  intended	  to	  complement	  the	  building	  

orientation	  standards	  in	  FMC	  19.65.050,	  and	  the	  street	  standards	  in	  
Chapter	  19.165	  FMC,	  by	  providing	  comfortable	  and	  inviting	  pedestrian	  spaces	  within	  
the	  town	  center	  commercial	  district.	  Pedestrian	  amenities	  serve	  as	  informal	  
gathering	  places	  for	  socializing,	  resting,	  and	  enjoyment	  of	  the	  city’s	  town	  center	  
commercial	  district,	  and	  contribute	  to	  a	  walkable	  district.	  This	  section	  applies	  to	  all	  of	  
the	  following	  types	  of	  buildings:	  

	  
1. Three	  or	  more	  single-‐family	  attached	  townhomes	  on	  their	  own	  lots	  (i.e.,	  

townhomes	  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	  
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5. Commercial	  and	  mixed	  use	  buildings	  subject	  to	  site	  design	  review.	  
	  
FINDINGS:	  This	  proposal	  includes	  the	  building	  types	  listed	  in	  1,	  2,	  and	  5.	  This	  
section	  applies.	  

	  
B. Guidelines	  and	  Standards.	  Every	  development	  shall	  provide	  one	  or	  more	  of	  the	  

“pedestrian	  amenities”	  listed	  in	  subsections	  (B)(1)	  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.	  	  

	  
FINDINGS:	  Three	  of	  the	  above	  elements	  are	  proposed	  at	  the	  development	  site,	  
located	  around	  the	  two	  Commercial	  buildings.	  A	  plaza	  is	  proposed	  in	  front	  of	  the	  
chamfered	  Building	  A	  entrance	  at	  the	  corner	  of	  Halsey	  and	  Fairview	  Parkway	  
(section	  1).	  An	  extra	  wide	  sidewalk	  ranging	  from	  approximately	  7-‐15	  ft.	  in	  width	  
is	  located	  along	  the	  interior	  side	  of	  Building	  B,	  planned	  as	  outdoor	  dining	  for	  the	  
restaurant	  (section	  2).	  A	  covered	  entry	  is	  provided	  over	  the	  corner	  entrance	  to	  
Building	  A	  and	  both	  buildings	  provide	  metal	  canopies	  and	  wide	  eaves	  for	  
weather	  protection	  (section	  3).	  This	  standard	  is	  met.	  	  

	  
19.65.090	  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	  
• Public	  and	  Institutional	  Uses	  
• Accessory	  Uses	  and	  Structures	  
• Automobile-‐Oriented	  Uses	  and	  Facilities	  
• 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,	  



	   	   	  
2018-‐50-‐DR-‐SD	  	   	   	  
Halsey	  &	  Fairview	  Parkway	  Mixed-‐Use	  Site	   	   Page	  23	  of	  98	  

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	  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)(6)	  of	  this	  section.	  

FINDINGS:	  The	  proposed	  development	  is	  “horizontal”	  mixed	  use,	  
with	  a	  mix	  of	  housing	  and	  commercial	  uses	  on	  ground	  floor	  space.	  

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.	  

FINDINGS:	  Along	  Fairview	  Parkway,	  residential	  Townhomes	  
occupy	  50%	  of	  the	  frontage.	  The	  townhouse	  unit	  furthest	  to	  the	  
south,	  adjacent	  to	  Kyle	  Court,	  is	  proposed	  as	  a	  live-‐work	  unit.	  
Along	  Halsey	  Street,	  commercial	  uses	  occupy	  the	  entire	  frontage,	  
and	  duplexes	  are	  located	  behind	  the	  commercial	  buildings	  interior	  
to	  the	  site.	  This	  standard	  is	  met.	  	  

	  

3. Density.	  There	  is	  no	  minimum	  or	  maximum	  residential	  density	  standard.	  
Density	  shall	  be	  controlled	  by	  the	  applicable	  floor	  area	  and	  building	  height	  
standards.	  

FINDINGS:	  No	  requirement/no	  findings	  

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	  
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corner	  lots,	  garage	  entrances	  shall	  be	  oriented	  to	  a	  side	  street	  when	  access	  
cannot	  be	  provided	  from	  an	  alley.	  

FINDINGS:	  No	  parking	  is	  proposed	  between	  the	  street	  and	  the	  
front	  building	  facades	  of	  the	  commercial	  or	  townhouse	  buildings.	  
A	  parking	  lot	  serving	  commercial	  Building	  A	  is	  located	  to	  the	  side	  
of	  the	  building,	  along	  Fairview	  Parkway.	  Two	  other	  parking	  areas	  
serving	  the	  commercial	  buildings	  are	  located	  behind	  the	  buildings.	  
Garages	  for	  the	  townhomes	  are	  located	  along	  the	  alley	  that	  runs	  
behind	  the	  townhome	  units.	  This	  standard	  is	  met.	  
	  
Garages	  for	  the	  duplexes	  are	  located	  facing	  the	  street,	  however	  
are	  set	  back	  behind	  the	  front	  porch	  by	  (5)	  five	  feet.	  All	  duplex	  
garages	  are	  served	  by	  driveways	  between	  the	  street	  and	  garage.	  
See	  findings	  for	  the	  duplexes	  under	  19.520,	  Variances.	  	  

	  

5. Creation	  of	  Alleys.	  When	  a	  subdivision	  (e.g.,	  four	  or	  more	  townhome	  lots)	  is	  
proposed,	  a	  public	  or	  private	  alley	  shall	  be	  created	  for	  the	  purpose	  of	  vehicle	  
access.	  Alleys	  are	  not	  required	  when	  existing	  development	  patterns	  or	  
topography	  make	  construction	  of	  an	  alley	  impracticable.	  As	  part	  of	  a	  
subdivision,	  the	  city	  may	  require	  dedication	  of	  right-‐of-‐way	  or	  easements,	  
and	  construction	  of	  pathways	  between	  townhome	  lots	  (e.g.,	  between	  
building	  breaks)	  to	  provide	  pedestrian	  connections	  through	  a	  development	  
site,	  in	  conformance	  with	  Chapter	  19.162	  FMC,	  Access	  and	  Circulation.	  

FINDINGS:	  Subdivisions	  are	  proposed	  for	  each	  of	  the	  two	  parcels.	  
A	  new	  north-‐south	  alley	  is	  proposed	  from	  the	  north	  end	  of	  the	  
site,	  serving	  the	  townhouse	  garages	  and	  connecting	  through	  to	  
the	  Halsey	  Street	  site	  access.	  The	  alley	  is	  public	  to	  the	  north	  of	  
Kyle	  Court,	  and	  private	  to	  the	  south	  of	  Kyle	  Court	  (serving	  
commercial	  uses).	  	  	  
	  
Alleys	  are	  not	  proposed	  to	  serve	  the	  duplex	  subdivision,	  due	  to	  
the	  existing	  pattern	  of	  development	  and	  east-‐west	  extension	  of	  
Caden	  Street	  and	  Kyle	  Court	  through	  the	  site.	  The	  duplexes	  are	  
oriented	  to	  the	  extended	  streets.	  Adjacent	  to	  the	  west	  is	  the	  Raze	  
Meadows	  single-‐family	  subdivision,	  which	  does	  not	  have	  alleys	  
serving	  the	  rear	  yards.	  Alleys	  located	  behind	  the	  duplexes	  could	  
not	  connect	  through	  to	  another	  public	  street,	  and	  would	  have	  to	  
be	  stubbed	  at	  the	  property	  line	  up	  to	  the	  back	  yards	  of	  the	  
existing	  homes.	  	  	  
	  
For	  this	  reason,	  the	  creation	  of	  additional	  alleys	  is	  impracticable.	  
This	  standard	  is	  met.	  	  
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6. Common	  Areas.	  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.	  

	  
FINDINGS:	  Common	  areas	  will	  be	  maintained	  by	  the	  townhome	  
HOA,	  and	  owners	  of	  the	  two	  commercial	  lots.	  
	  
CONDITION	  OF	  APPROVAL:	  Copies	  of	  any	  applicable	  covenants,	  
restrictions	  and	  conditions	  shall	  be	  recorded	  and	  provided	  to	  the	  
city	  prior	  to	  building	  permit	  approval.	  

	  
B. Public	  and	  Institutional	  Uses.	  Public	  and	  institutional	  uses	  (as	  listed	  in	  Table	  

19.65.020.A)	  are	  allowed	  in	  the	  town	  center	  commercial	  district…	  	  
	  

FINDINGS:	  No	  public	  or	  institutional	  uses	  are	  currently	  proposed.	  
	  

C. Accessory	  Uses	  and	  Structures.	  Accessory	  uses	  and	  structures	  are	  of	  a	  nature	  
customarily	  incidental	  and	  subordinate	  to	  the	  principal	  use	  or	  structure	  on	  the	  same	  
lot.	  Typical	  accessory	  structures	  in	  the	  town	  center	  commercial	  district	  include	  small	  
workshops,	  greenhouses,	  studios,	  storage	  sheds,	  and	  similar	  structures.	  Accessory	  
uses	  and	  structures	  are	  allowed	  for	  all	  permitted	  land	  uses	  within	  the	  town	  center	  
commercial	  district,	  as	  identified	  in	  Table	  19.65.020.A.	  Accessory	  structures	  shall	  
comply	  with	  the	  following	  standards:….	  

	  
FINDINGS:	  No	  accessory	  structures	  are	  currently	  proposed.	  	  
	  
CONDITIONAL	  OF	  APPROVAL:	  Any	  accessory	  structures	  proposed	  
in	  the	  future	  shall	  be	  reviewed	  by	  the	  City	  for	  compliance	  with	  
applicable	  standards.	  	  

	  
D. Automobile-‐Oriented	  Uses	  and	  Facilities.	  Automobile-‐oriented	  uses	  and	  facilities,	  as	  

defined	  below,	  shall	  conform	  to	  all	  of	  the	  following	  standards	  in	  the	  town	  center	  
commercial	  district.	  The	  standards	  are	  intended	  to	  provide	  a	  vibrant	  storefront	  
character,	  slow	  traffic,	  and	  encourage	  walking.	  

	  
1. Parking,	  Garages,	  and	  Driveways.	  All	  off-‐street	  vehicle	  parking,	  including	  

surface	  lots	  and	  garages,	  shall	  be	  accessed	  from	  alleys,	  placed	  underground,	  
placed	  in	  structures	  above	  the	  ground	  floor,	  or	  located	  in	  parking	  areas	  
located	  behind	  or	  to	  the	  side	  of	  a	  building;	  except	  that	  side	  yards	  on	  corner	  
lots	  shall	  not	  be	  used	  for	  surface	  parking.	  All	  garage	  entrances	  facing	  a	  street	  
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(e.g.,	  underground	  or	  structured	  parking)	  shall	  be	  recessed	  behind	  the	  front	  
elevation	  by	  a	  minimum	  of	  five	  feet.	  On	  corner	  lots,	  garage	  entrances	  shall	  be	  
oriented	  to	  a	  side	  street	  (i.e.,	  away	  from	  the	  more	  major	  street)	  when	  vehicle	  
access	  cannot	  be	  provided	  from	  an	  alley.	  Individual	  surface	  parking	  lots	  shall	  
not	  exceed	  a	  total	  of	  200	  parking	  spaces,	  or	  one-‐half	  city	  block,	  whichever	  is	  
smaller;	  larger	  parking	  areas	  shall	  be	  in	  multiple	  story	  garages.	  

FINDINGS:	  See	  standard	  A.4	  of	  this	  section	  for	  findings	  on	  parking	  
location	  and	  practicability	  of	  alleys.	  The	  surface	  lots	  contain	  a	  
total	  of	  66	  spaces,	  well	  under	  the	  200	  space	  maximum.	  

2. Automobile-‐Oriented	  Uses.	  “Automobile-‐oriented	  use”	  means	  automobiles	  
and/or	  other	  motor	  vehicles	  are	  an	  integral	  part	  of	  the	  use.	  These	  uses	  are	  
restricted	  because,	  when	  unrestricted,	  they	  detract	  from	  the	  pedestrian-‐
friendly,	  storefront	  character	  of	  the	  district	  and	  can	  consume	  large	  amounts	  
of	  land	  relative	  to	  other	  permitted	  uses.	  Automobile-‐oriented	  uses	  shall	  
comply	  with	  the	  following	  standards:…	  

FINDINGS:	  No	  automobile-‐oriented	  uses	  are	  proposed.	  
	  

E. Sidewalk	  Displays.	  Sidewalk	  display	  of	  merchandise	  and	  vendors	  shall	  be	  limited	  to	  
cards,	  plants,	  gardening/floral	  products,	  food,	  books,	  newspapers,	  bicycles,	  and	  
similar	  small	  items	  for	  sale	  or	  rental	  to	  pedestrians	  (i.e.,	  non-‐automobile-‐oriented).	  A	  
minimum	  clearance	  of	  five	  feet	  shall	  be	  maintained.	  Display	  of	  larger	  items,	  such	  as	  
automobiles,	  trucks,	  motorcycles,	  buses,	  recreational	  vehicles/boats,	  construction	  
equipment,	  building	  materials,	  and	  similar	  vehicles	  and	  equipment,	  is	  prohibited.	  

	  
FINDINGS:	  No	  proposed	  sidewalk	  displays	  have	  been	  noted	  in	  the	  
application.	  	  
	  
CONDITIONAL	  OF	  APPROVAL:	  Any	  sidewalk	  display	  proposed	  in	  
the	  future	  shall	  be	  reviewed	  by	  the	  City	  for	  compliance	  with	  
above	  standard.	  	  

	  
F. Light	  Industrial	  Uses….	  

FINDINGS:	  No	  automobile-‐oriented	  uses	  are	  proposed.	  
	  

VI.	  DESIGN	  STANDARDS	  FINDINGS	  
	  
19.162:	  Access	  and	  Circulation	  
	  

19.162.020	  Vehicular	  access	  and	  circulation	  
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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	  based	  on	  the	  standards	  contained	  in	  this	  chapter,	  and	  the	  
provisions	  of	  the	  transportation	  standards.	  An	  access	  permit	  may	  be	  in	  the	  form	  
of	  a	  letter	  to	  the	  applicant,	  or	  it	  may	  be	  attached	  to	  a	  land	  use	  decision	  notice	  as	  
a	  condition	  of	  approval.	  In	  either	  case,	  an	  access	  permit	  will	  be	  reviewed	  
consistent	  with	  the	  procedures	  required	  for	  the	  complementary	  development	  
permit.	  If	  no	  development	  permit	  is	  requested,	  the	  access	  permit	  shall	  be	  
reviewed	  consistent	  with	  a	  Type	  III	  process.	  

	  
	  

FINDINGS:	  Access	  permits	  are	  required	  from	  the	  City	  of	  Fairview	  and	  
Multnomah	  County	  for	  roads	  in	  their	  respective	  jurisdiction.	  	  
	  
CONDITIONAL	  OF	  APPROVAL:	  Prior	  to	  issuance	  of	  permits,	  the	  applicant	  
shall	  obtain	  an	  access	  permit	  from	  the	  Fairview	  Public	  Works	  Director	  
that	  provides	  access	  to	  connect	  to	  Caden	  Street	  and	  Kyle	  Court.	  The	  
applicant	  shall	  obtain	  an	  access	  permit	  from	  Multnomah	  County	  
Transportation	  for	  access	  to	  Halsey	  Street	  and	  Fairview	  Parkway.	  	  

	  
D. Traffic	  Study	  Requirements.	  The	  city	  may	  require	  a	  traffic	  study	  prepared	  by	  a	  

qualified	  professional	  to	  determine	  access,	  circulation	  and	  other	  transportation	  
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.	  

	  
FINDINGS:	  Multnomah	  County	  Transportation	  required	  a	  traffic	  impact	  
study,	  which	  was	  was	  prepared	  by	  the	  applicant	  based	  on	  a	  scope	  
approved	  by	  Multnomah	  County.	  The	  study	  estimates	  that	  the	  site	  will	  
generate	  140	  morning	  peak	  hour	  trips	  and	  105	  evening	  peak	  hour	  trips.	  
The	  study	  looked	  at	  projected	  traffic	  volumes	  and	  service	  levels	  through	  
2020	  and	  found	  that	  the	  nearby	  intersections	  would	  continue	  operating	  
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at	  County-‐approved	  levels.	  	  Intersection	  sight	  distance	  was	  also	  analyzed	  
and	  found	  to	  be	  adequate	  assuming	  maintenance	  of	  vegetation.	  	  

	  
E. Conditions	  of	  Approval.	  The	  city	  may	  require	  the	  closing	  or	  consolidation	  of	  existing	  

curb	  cuts	  or	  other	  vehicle	  access	  points,	  recording	  of	  reciprocal	  access	  easements	  
(i.e.,	  for	  shared	  driveways),	  development	  of	  a	  frontage	  street,	  installation	  of	  traffic	  
control	  devices,	  and/or	  other	  mitigation	  as	  a	  condition	  of	  granting	  an	  access	  permit,	  
to	  ensure	  the	  safe	  and	  efficient	  operation	  of	  the	  street.	  When	  obtaining	  access	  to	  off-‐
street	  parking	  areas	  (both	  to	  and	  from),	  backing	  onto	  a	  public	  street	  shall	  not	  be	  
permitted,	  except	  for	  single-‐family	  dwellings.	  

	   	  
Conditions	  of	  Approval:	  Please	  refer	  to	  comments	  and	  conditions	  from	  
Multnomah	  County	  Transportation	  relative	  to	  Halsey	  Street	  and	  Fairview	  
Parkway	  (Exhibit	  A-‐1),	  and	  to	  the	  Public	  Facilities	  Standards	  findings	  and	  
conditions	  under	  section	  19.165	  of	  this	  report.	  

	  
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.	  

	  
1. Option	  1.	  Access	  is	  from	  an	  existing	  or	  proposed	  alley	  or	  mid-‐block	  lane.	  If	  a	  

property	  has	  access	  to	  an	  alley	  or	  lane,	  direct	  access	  to	  a	  public	  street	  is	  not	  
permitted.	  

	  
2. Option	  2.	  Access	  is	  from	  a	  private	  street	  or	  driveway	  connected	  to	  an	  adjoining	  

property	  that	  has	  direct	  access	  to	  a	  public	  street	  (i.e.,	  “shared	  driveway”).	  A	  
public	  access	  easement	  covering	  the	  driveway	  shall	  be	  recorded	  in	  this	  case	  to	  
assure	  access	  to	  the	  closest	  public	  street	  for	  all	  users	  of	  the	  private	  street/drive.	  
	  

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.	  
	  

4. Subdivisions	  Fronting	  onto	  an	  Arterial	  Street.	  New	  residential	  subdivisions	  
fronting	  onto	  an	  arterial	  street	  shall	  be	  required	  to	  provide	  alleys	  or	  secondary	  
(local	  or	  collector)	  streets	  for	  access	  to	  individual	  lots.	  When	  alleys	  or	  secondary	  
streets	  cannot	  be	  constructed	  due	  to	  topographic	  or	  other	  physical	  constraints,	  
access	  may	  be	  provided	  by	  consolidating	  driveways	  for	  clusters	  of	  two	  or	  more	  
lots	  (e.g.,	  includes	  flag	  lots	  and	  mid-‐block	  lanes).	  
	  



	   	   	  
2018-‐50-‐DR-‐SD	  	   	   	  
Halsey	  &	  Fairview	  Parkway	  Mixed-‐Use	  Site	   	   Page	  29	  of	  98	  

5. Double-‐Frontage	  Lots.	  When	  a	  lot	  has	  frontage	  onto	  two	  or	  more	  streets,	  access	  
shall	  be	  provided	  first	  from	  the	  street	  with	  the	  lowest	  classification.	  For	  example,	  
access	  shall	  be	  provided	  from	  a	  local	  street	  before	  a	  collector	  or	  arterial	  street.	  
Except	  for	  corner	  lots,	  the	  creation	  of	  new	  double-‐frontage	  lots	  shall	  be	  
prohibited	  in	  the	  residential	  district,	  unless	  topographic	  or	  physical	  constraints	  
require	  the	  formation	  of	  such	  lots.	  When	  double-‐frontage	  lots	  are	  permitted	  in	  
the	  residential	  district,	  a	  landscape	  buffer	  with	  trees	  and/or	  shrubs	  and	  ground	  
cover	  not	  less	  than	  20	  feet	  wide	  shall	  be	  provided	  between	  the	  back	  yard	  
fence/wall	  and	  the	  sidewalk	  or	  street;	  maintenance	  shall	  be	  assured	  by	  the	  
owner	  (i.e.,	  through	  homeowners	  association,	  etc.).	  

	   	  
FINDINGS	  on	  F.1-‐5:	  	  This	  application	  proposes	  use	  of	  Options	  1,	  3,	  and	  4.	  
Under	  Option	  1,	  access	  is	  provided	  to	  the	  townhomes	  via	  a	  proposed	  
alley,	  with	  no	  direct	  access	  to	  a	  public	  street.	  Under	  Option	  3,	  access	  is	  
provided	  from	  the	  extension	  of	  two	  stubbed	  streets	  (Caden	  and	  Kyle),	  
and	  from	  Fairview	  Parkway	  and	  Halsey	  Street.	  The	  Halsey	  Street	  access	  
consolidates	  existing	  driveways	  and	  is	  located	  as	  far	  from	  the	  intersection	  
as	  possible.	  Multnomah	  County	  Transportation	  has	  approved	  access	  to	  
both	  Halsey	  Street	  and	  Fairview	  Parkway	  through	  a	  Road	  Rules	  Variance	  
(see	  Exhibit	  A-‐1	  for	  comments).	  Under	  Option	  4,	  the	  subdivision	  is	  
located	  along	  two	  arterials,	  and	  access	  to	  individual	  lots	  is	  provided	  from	  
an	  alley	  and	  extension	  of	  local	  residential	  streets.	  This	  standard	  is	  met.	  	  

	  
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:	  

	  
1. Local	  Streets.	  A	  minimum	  of	  50	  feet	  separation	  (as	  measured	  from	  the	  sides	  of	  

the	  driveway/street)	  shall	  be	  required	  on	  local	  streets	  (i.e.,	  streets	  not	  
designated	  as	  collectors	  or	  arterials),	  except	  as	  provided	  in	  subsection	  (G)(3)	  of	  
this	  section.	  
	  

FINDINGS:	  	  This	  has	  been	  flagged	  on	  the	  list	  of	  needed	  development	  code	  
amendments,	  as	  it	  is	  not	  practical	  to	  serve	  existing	  or	  new	  lots	  with	  this	  
spacing,	  particularly	  given	  total	  lot	  width	  is	  often	  only	  50	  ft.,	  making	  it	  not	  
practicable	  to	  provide	  driveways	  to	  abutting	  properties	  and	  corner	  lots.	  

	  
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	  
of	  ODOT.	  
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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)(1)	  and	  (G)(2)	  of	  this	  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	  for	  G.2	  and	  3:	  	  Access	  to	  the	  arterials	  abutting	  the	  site	  
(Fairview	  Parkway	  and	  Halsey	  Street)	  is	  under	  the	  jurisdiction	  of	  
Multnomah	  County.	  The	  applicant	  has	  requested	  Road	  Rules	  Variance	  to	  
the	  County	  access	  standards	  to	  obtain	  right-‐in/right-‐out	  access	  from	  
Fairview	  Parkway	  via	  an	  extension	  of	  NE	  Kyle	  Court,	  and	  to	  obtain	  access	  
from	  Halsey	  Street	  at	  the	  west	  edge	  of	  the	  site,	  which	  results	  in	  the	  
consolidation	  of	  two	  existing	  access	  points	  on	  Halsey.	  The	  variance	  is	  
requested	  to	  obtain	  access	  on	  the	  higher	  classification	  road	  (Fairview	  
Parkway)	  and	  to	  locate	  that	  access	  closer	  to	  the	  Fairview	  Parkway/Halsey	  
Street	  intersection	  than	  required	  by	  County	  standards.	  Multnomah	  
County	  Transportation	  has	  found	  that	  the	  variance	  criteria	  can	  be	  met	  as	  
conditioned,	  and	  has	  approved	  the	  variance.	  See	  findings	  and	  conditions	  
as	  Exhibit	  A-‐1.	  	  The	  application	  was	  also	  routed	  to	  ODOT	  due	  to	  the	  site’s	  
proximity	  to	  the	  I-‐84	  interchange.	  ODOT	  submitted	  comments	  (see	  
Exhibit	  A-‐3)	  requesting	  as	  a	  condition	  of	  approval	  that	  the	  applicant	  
provide	  an	  analysis	  of	  the	  proposed	  development’s	  impacts	  on	  the	  I-‐84/	  
Fairview	  Pkwy	  Interchange.	  
	  
Conditions	  of	  Approval:	  See	  conditions	  outlined	  in	  Exhibit	  A-‐1	  and	  A-‐3.	  	  

	  
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.	  

	  
For	  single-‐family	  (detached	  and	  attached),	  two-‐family,	  and	  three-‐family	  housing	  
types,	  one	  street	  access	  point	  is	  permitted	  per	  lot,	  when	  alley	  access	  cannot	  
otherwise	  be	  provided;	  except	  that	  two	  access	  points	  may	  be	  permitted	  for	  two-‐
family	  and	  three-‐family	  housing	  on	  corner	  lots	  (i.e.,	  no	  more	  than	  one	  access	  per	  
street),	  subject	  to	  the	  access	  spacing	  standards	  in	  subsection	  G	  of	  this	  section.	  The	  
number	  of	  street	  access	  points	  for	  multiple-‐family,	  commercial,	  industrial,	  and	  
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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.	  
	  

FINDINGS:	  	  Access	  to	  Halsey	  and	  Fairview	  Parkway	  are	  limited	  to	  one	  
access	  point	  per	  street,	  providing	  consolidated	  access	  into	  the	  site	  and	  
limiting	  impacts	  on	  the	  arterial	  roads.	  Along	  the	  extension	  of	  local	  
residential	  streets	  Caden	  and	  Kyle,	  one	  driveway	  per	  duplex	  lot	  is	  
proposed,	  complying	  with	  the	  standard	  for	  two-‐family	  housing	  where	  
alleys	  are	  not	  provided.	  Shared	  driveways	  along	  the	  alley	  are	  also	  
proposed	  for	  12	  of	  the	  17	  townhomes.	  This	  standard	  is	  met.	  

	  
I. Shared	  Driveways.	  Shared	  driveways	  serve	  to	  reduce	  impermeable	  surfaces,	  reduce	  

visual	  blight	  associated	  with	  large	  expanses	  of	  pavement,	  and	  provide	  more	  linear	  
curb	  space	  for	  on-‐street	  parking.	  The	  number	  of	  driveway	  and	  private	  street	  
intersections	  with	  public	  streets	  shall	  be	  minimized	  by	  the	  use	  of	  shared	  driveways	  
with	  adjoining	  lots	  where	  feasible.	  The	  city	  shall	  require	  shared	  driveways	  as	  a	  
condition	  of	  land	  division	  or	  site	  design	  review,	  as	  applicable,	  for	  traffic	  safety	  and	  
access	  management	  purposes	  in	  accordance	  with	  the	  following	  standards:	  

1. Shared	  driveways	  and	  frontage	  streets	  may	  be	  required	  to	  consolidate	  access	  
onto	  a	  collector	  or	  arterial	  street.	  When	  shared	  driveways	  or	  frontage	  streets	  
are	  required,	  they	  shall	  be	  stubbed	  to	  adjacent	  developable	  parcels	  to	  
indicate	  future	  extension.	  “Stub”	  means	  that	  a	  driveway	  or	  street	  temporarily	  
ends	  at	  the	  property	  line,	  but	  may	  be	  extended	  in	  the	  future	  as	  the	  adjacent	  
parcel	  develops.	  “Developable”	  means	  that	  a	  parcel	  is	  either	  vacant	  or	  it	  is	  
likely	  to	  receive	  additional	  development	  (i.e.,	  due	  to	  infill	  or	  redevelopment	  
potential).	  
	  

2. Access	  easements	  (i.e.,	  for	  the	  benefit	  of	  affected	  properties)	  shall	  be	  
recorded	  for	  all	  shared	  driveways,	  including	  pathways,	  at	  the	  time	  of	  final	  
plat	  approval	  or	  as	  a	  condition	  of	  site	  development	  approval.	  
	  

3. Exception.	  Shared	  driveways	  are	  not	  required	  when	  existing	  development	  
patterns	  or	  physical	  constraints	  (e.g.,	  topography,	  parcel	  configuration,	  and	  
similar	  conditions)	  prevent	  extending	  the	  street/driveway	  in	  the	  future.	  
	  

FINDINGS:	  	  A	  shared	  driveway	  is	  provided	  from	  Halsey	  Street	  to	  serve	  
both	  of	  the	  commercial	  buildings	  and	  parking	  areas.	  A	  public	  access	  
easement	  along	  this	  private	  drive	  shall	  be	  recorded	  with	  the	  plat	  to	  
provide	  connectivity	  from	  the	  Halsey	  Street	  access	  north	  through	  the	  site.	  
This	  standard	  is	  met.	  
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J. Figure	  19.162.020.J	  provides	  examples	  of	  street	  layout	  and	  connectivity.	  
	  

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. Mixed-‐use	  and	  residential	  development	  proposed	  on	  sites	  five	  acres	  or	  greater	  

must	  submit	  a	  site	  plan	  that	  identifies	  conceptual	  street	  connections	  that	  are	  
consistent	  with	  the	  transportation	  system	  plan.	  
	  

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

	   ***	  
b.	   Two	  hundred	  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;	  

***	  
	  

FINDINGS	  for	  J-‐K:	  	  The	  proposed	  development	  implements	  the	  street	  
layout	  and	  connectivity	  standard	  by	  connecting	  existing	  stubbed	  streets	  
and	  completing	  the	  formation	  of	  blocks	  bound	  by	  Caden	  Street	  and	  Kyle	  
Court.	  With	  the	  exception	  of	  the	  north	  end	  of	  the	  alley	  serving	  the	  
townhomes,	  where	  connectivity	  is	  not	  practicable	  due	  to	  the	  existing	  
development	  to	  the	  north	  along	  Wistful	  Vista,	  the	  proposed	  site	  plan	  
provides	  north/south	  and	  east/west	  connectivity	  throughout	  the	  
development	  site.	  Caden	  and	  Kyle	  are	  spaced	  180	  ft.	  apart,	  and	  the	  block	  
width	  between	  the	  western	  edge	  of	  the	  site	  (edge	  of	  the	  TCC	  zone,	  
abutting	  Raze	  Meadows	  subdivision)	  is	  152.5	  ft.	  These	  block	  dimensions	  
do	  not	  exceed	  the	  200	  ft.	  maximum	  block	  length	  1,200	  ft.	  perimeter	  
distance	  in	  the	  TCC	  zone.	  	  
	  
The	  townhome	  and	  commercial	  lots	  are	  not	  proposed	  to	  be	  divided	  into	  
blocks	  that	  meet	  the	  length	  and	  perimeter	  dimensions	  of	  the	  TCC	  zone.	  
The	  site	  location	  and	  dimensions	  make	  this	  not	  practicable	  for	  access	  
safety	  purposes.	  Creating	  additional	  blocks	  around	  the	  site’s	  perimeter	  
would	  require	  additional	  public	  or	  private	  street	  access	  from	  Fairview	  
Parkway	  and	  Halsey	  Street.	  The	  applicant	  has	  requested	  from	  Multnomah	  
County	  Transportation	  and	  been	  approved	  for	  a	  Road	  Rules	  Variance	  to	  
permit	  one	  driveway	  from	  Halsey	  at	  the	  west	  edge	  of	  the	  site,	  and	  to	  
connect	  Kyle	  Court	  through	  to	  Fairview	  Parkway.	  Additional	  access	  to	  
these	  arterials	  would	  not	  comply	  with	  transportation	  management	  
standards	  for	  these	  county	  roads.	  	  
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Findings/Condition	  of	  Approval:	  Where	  creation	  of	  additional	  blocks	  is	  
not	  practicable	  due	  to	  site	  and	  access	  constraints,	  exceptions	  are	  
provided	  under	  standard	  5.	  See	  below	  for	  conditions	  of	  approval.	  

	  
3. Street	  Standards.	  Public	  and	  private	  streets	  shall	  also	  conform	  to	  

FMC	  19.165.020,	  Transportation	  standards,	  FMC	  19.162.030,	  Pedestrian	  access	  
and	  circulation,	  and	  applicable	  Americans	  with	  Disabilities	  Act	  (ADA)	  design	  
standards.	  

	  
	   FINDINGS:	  See	  findings	  under	  code	  sections	  cited.	  	  

	  
4. A	  variance	  to	  street	  spacing	  standards	  may	  be	  granted	  pursuant	  to	  

FMC	  19.520.030	  (Class	  B	  variances)	  when	  resources	  are	  present	  that	  are	  mapped	  
on	  the	  Natural	  Resources	  Map,	  where	  street	  spacing	  can	  be	  achieved	  at	  a	  
minimum	  of	  800	  feet	  and	  no	  greater	  than	  1,200	  feet.	  
	  
	   FINDINGS:	  No	  variance	  is	  requested.	  	  

	  
5. Exception.	  Exceptions	  to	  the	  above	  standards	  may	  be	  granted	  when	  blocks	  are	  

divided	  by	  one	  or	  more	  pathway(s),	  where	  spacing	  is	  no	  more	  than	  330	  feet	  as	  
measured	  from	  the	  right-‐of-‐way	  or	  easement	  line	  and	  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:	  As	  noted	  under	  standard	  2:	  Block	  Length	  and	  Perimeter,	  the	  
maximum	  spacing	  is	  not	  met	  around	  the	  Halsey	  and	  Fairview	  Parkway	  
perimeter	  due	  to	  access	  constraints.	  	  

	  
Condition	  of	  Approval:	  Prior	  to	  issuance	  of	  permits,	  revise	  the	  site	  plan	  
to	  provide	  pathways	  from	  Fairview	  Parkway	  and	  Halsey	  Street	  into	  the	  
development	  site	  at	  intervals	  of	  no	  more	  than	  330	  ft.	  	  

	  
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,	  and	  a	  maximum	  width	  of	  24	  feet,	  except	  that	  one	  recreational	  
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vehicle	  pad	  driveway	  may	  be	  provided	  in	  addition	  to	  the	  standard	  driveway	  for	  
lots	  containing	  more	  than	  10,000	  square	  feet	  of	  area.	  
	  

2. Multiple-‐family	  uses…	  
	  

3. Multiple-‐family	  uses	  with	  more	  than	  eight	  dwelling	  units…	  
	  

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	  FMC,	  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	  of	  travel	  that	  is	  a	  
minimum	  of	  three	  feet	  in	  width,	  with	  a	  cross	  slope	  not	  exceeding	  two	  percent.	  

	  
FINDINGS	  for	  L.1-‐5:	  Proposed	  driveway	  opening	  widths	  for	  the	  duplex	  
lots	  are	  20	  ft./10	  ft.	  for	  each	  lane,	  and	  driveways	  from	  the	  alley	  to	  the	  
townhouse	  units	  range	  from	  10	  ft.	  for	  single	  driveways	  to	  18	  ft.	  for	  
shared	  driveways	  serving	  two	  garages.	  The	  driveway	  opening	  for	  the	  
Halsey	  Street	  access	  is	  26	  ft.	  in	  width	  to	  comply	  with	  Fire	  Code	  
requirements.	  These	  standards	  are	  met.	  	  
	  
Condition	  of	  Approval:	  All	  driveway	  openings	  shall	  be	  constructed	  to	  
meet	  Fairview	  Public	  Works	  specifications.	  	  

	  
M. Fire	  Access	  and	  Parking	  Area	  Turnarounds.	  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	  turnaround	  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.	  

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

FINDINGS	  for	  M-‐N:	  The	  site	  has	  been	  designed	  to	  meet	  Fire	  Code	  access	  
requirements,	  including	  minimum	  26	  ft.	  widths	  for	  all	  access,	  and	  no	  
dead	  ends	  greater	  than	  150	  ft.	  	  
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Condition	  of	  Approval:	  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	  all	  of	  
the	  Oregon	  Fire	  Code	  standards	  as	  stated	  in	  the	  Gresham	  Fire	  comments	  
in	  Exhibit	  A-‐2.	  	  

	  
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.).	  
	  

Condition	  of	  Approval:	  Signs,	  structures,	  and	  vegetation	  over	  three	  feet	  
shall	  not	  be	  located	  in	  the	  vision	  clearance	  area.	  The	  final	  Landscape	  Plan	  
shall	  comply	  with	  the	  Vision	  Clearance	  requirement.	  

	  
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	  turnarounds	  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	  turnarounds	  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).	  	  

FINDINGS:	  See	  findings	  and	  conditions	  under	  19.165,	  Public	  Facilities	  
code	  section.	  

	  
19.162.030	  Pedestrian	  access	  and	  circulation.	  
	   	  
19.162.030	  Pedestrian	  access	  and	  circulation.	  
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.	  
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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)(1)	  through	  (5)	  of	  this	  section:	  

	  
1. Continuous	  Pathways.	  The	  pathway	  system	  shall	  extend	  throughout	  the	  

development	  site,	  and	  connect	  to	  all	  future	  phases	  of	  development,	  adjacent	  
trails,	  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	  FMC	  19.162.020,	  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	  exists,	  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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FINDINGS	  for	  1-‐3:	  The	  site	  plan	  includes	  sidewalks	  along	  all	  sides	  of	  the	  
blocks	  bound	  by	  Caden	  Street	  and	  Kyle	  Court.	  The	  Kyle	  Court	  sidewalk	  
connects	  to	  the	  sidewalk	  along	  Fairview	  Parkway,	  and	  extends	  through	  
the	  private	  access	  drive	  on	  the	  south	  end	  of	  the	  site.	  This	  sidewalk	  is	  
provided	  on	  both	  the	  east	  side	  of	  the	  access	  drive	  along	  the	  commercial	  
buildings	  an	  parking	  area,	  and	  on	  the	  west	  side	  of	  the	  drive	  along	  the	  
commercial	  parking	  lot	  and	  side	  of	  duplex	  lot	  (10)	  ten.	  Pathways	  on	  the	  
commercial	  buildings	  sites	  are	  provided	  by	  concrete	  walkways	  
surrounding	  the	  buildings	  and	  connecting	  to	  the	  public	  sidewalk	  along	  
Halsey	  Street.	  Pathways	  are	  also	  located	  between	  the	  two	  commercial	  
buildings	  and	  between	  commercial	  Building	  A	  and	  the	  parking	  lot	  to	  its	  
north.	  
	  
Pedestrian	  pathways	  connect	  all	  commercial	  building	  entries	  to	  one	  
another	  and	  to	  the	  public	  right-‐of-‐way	  sidewalk	  via	  a	  safe,	  convenient	  
and	  direct	  route.	  
	  
The	  site	  plan	  does	  not	  show	  pedestrian	  pathways	  connecting	  the	  front	  
doors	  (“primary	  entrance”)	  of	  the	  duplex	  units	  or	  townhomes	  to	  the	  
adjacent	  street.	  
	  
Condition	  of	  Approval:	  Prior	  to	  issuance	  of	  building	  permits,	  revise	  the	  
site	  plan	  to	  show	  compliance	  with	  requirements	  19.162.030A(2)	  for	  the	  
duplexes	  and	  townhomes.	  This	  requires	  that	  pathways	  connect	  all	  street-‐
facing/front	  doors	  to	  the	  adjacent	  street.	  The	  townhome	  units	  may	  
provide	  this	  street	  connection	  via	  a	  shared	  pathway/s	  located	  in	  the	  
Multnomah	  County	  right-‐of-‐way,	  and	  are	  not	  required	  to	  provide	  
individual,	  direct	  pathways	  from	  each	  front	  door	  directly	  to	  the	  street.	  

	  
4. Street	  Connectivity.	  Pathways	  (for	  pedestrians	  and	  bicycles)	  shall	  be	  provided	  at	  

or	  near	  midblock	  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.	  
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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.	  

FINDINGS:	  	  The	  pathways	  required	  for	  connectivity	  as	  an	  exception	  to	  
meeting	  the	  block	  length	  and	  perimeter	  standard	  are	  not	  required	  to	  be	  
multi-‐use	  pathways.	  Existing	  pathway	  connectivity	  is	  provided	  mid-‐block	  
along	  Halsey,	  between	  commercial	  buildings	  A	  and	  B.	  Additional	  
pathways	  to	  comply	  with	  this	  standard	  along	  Fairview	  Parkway	  could	  be	  
sited	  between	  the	  north	  end	  of	  commercial	  Building	  A	  and	  the	  adjacent	  
parking	  lot,	  and	  between	  the	  two	  sets	  of	  townhome	  buildings.	  	  
	  
Condition	  of	  Approval:	  Prior	  to	  issuance	  of	  building	  permits,	  revise	  the	  
site	  plan	  to	  show	  pathway	  connectivity	  approximately	  mid-‐block	  or	  every	  
330	  ft.	  along	  Fairview	  Parkway,	  where	  the	  block	  spacing	  standard	  cannot	  
be	  met.	  	  

	  
5. Connections	  to	  Other	  Facilities.	  Proposed	  pathways	  shall	  be	  located	  to	  provide	  

access	  to	  existing	  or	  planned	  commercial	  services	  and	  other	  neighborhood	  
facilities,	  such	  as	  schools,	  shopping	  areas	  and	  park	  and	  transit	  facilities.	  To	  the	  
greatest	  extent	  possible,	  access	  shall	  be	  reasonably	  direct,	  providing	  a	  route	  or	  
routes	  that	  do	  not	  deviate	  unnecessarily	  from	  a	  straight	  line	  or	  that	  do	  not	  
involve	  a	  significant	  amount	  of	  out-‐of-‐direction	  travel.	  

	  
FINDINGS:	  Proposed	  pathways	  and	  new	  street	  connectivity	  serves	  to	  
connect	  the	  site	  to	  the	  surrounding	  neighborhood,	  and	  to	  the	  TriMet	  bus	  
stop	  on	  Halsey	  Street	  just	  west	  of	  208th	  Place.	  This	  standard	  is	  met.	  	  

	  
B. Design	  and	  Construction.	  Pathways	  shall	  conform	  to	  all	  of	  the	  standards	  in	  

subsections	  (B)(1)	  through	  (B)(5)	  of	  this	  section:	  
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1. Vehicle/Pathway	  Separation.	  Where	  pathways	  are	  parallel	  and	  adjacent	  to	  a	  
driveway	  or	  street	  (public	  or	  private),	  they	  shall	  be	  raised	  six	  inches	  and	  curbed,	  
or	  separated	  from	  the	  driveway/street	  by	  a	  five-‐foot	  minimum	  strip	  with	  bollards,	  
a	  landscape	  buffer,	  or	  other	  physical	  barrier.	  If	  a	  raised	  path	  is	  used,	  the	  ends	  of	  
the	  raised	  portions	  must	  be	  equipped	  with	  curb	  ramps.	  

	  
FINDINGS:	  Pedestrian	  pathways	  are	  located	  adjacent	  to	  a	  driveway	  or	  
street	  along	  a	  portion	  of	  the	  private	  access	  driveway.	  All	  sidewalks	  along	  
public	  streets	  are	  separated	  from	  the	  travel	  lane	  by	  a	  landscape	  buffer.	  
	  
Condition	  of	  Approval:	  All	  pathways	  adjacent	  to	  a	  driveway	  or	  street	  
shall	  be	  raised	  (6)	  six	  inches	  and	  curbed,	  or	  separated	  by	  a	  landscape	  
buffer.	  	  

	  
2. Housing/Pathway	  Separation. Pedestrian	  pathways	  shall	  be	  separated	  a	  

minimum	  of	  five	  feet	  from	  all	  residential	  living	  areas	  on	  the	  ground	  floor,	  except	  
at	  building	  entrances.	  Separation	  is	  measured	  as	  measured	  from	  the	  pathway	  
edge	  to	  the	  closest	  dwelling	  unit.	  The	  separation	  area	  shall	  be	  landscaped	  in	  
conformance	  with	  the	  provisions	  of	  Chapter	  19.163	  FMC,	  Landscaping,	  Street	  
Trees,	  Fences	  and	  Walls.	  No	  pathway/building	  separation	  is	  required	  for	  
commercial,	  industrial,	  public,	  or	  institutional	  uses.	  

	  
FINDINGS:	  	  No	  pathways	  are	  located	  abutting	  ground	  floor	  residential	  
uses.	  This	  standard	  does	  not	  apply.	  

	  
3. Crosswalks.	  Where	  pathways	  cross	  a	  parking	  area,	  driveway,	  or	  street	  

(“crosswalk”),	  they	  shall	  be	  clearly	  marked	  with	  contrasting	  paving	  materials,	  
humps/raised	  crossings.	  

	  
FINDINGS:	  Crosswalks	  are	  shown	  in	  two	  locations	  within	  the	  private	  
access	  drive,	  at	  the	  intersection	  of	  Kyle	  Court	  and	  the	  alley/private	  drive,	  
and	  at	  the	  intersection	  of	  Fairview	  Parkway	  and	  Kyle	  Court.	  Paving	  
materials	  are	  not	  indicated	  on	  the	  plans.	  
	  
Condition	  of	  Approval:	  Prior	  to	  issuance	  of	  permits,	  revise	  the	  site	  plan	  
to	  show	  compliance	  with	  the	  requirement	  for	  contrasting	  paving	  
materials	  or	  humps/raised	  crossings.	  Provide	  an	  additional	  crosswalk	  at	  
the	  east	  end	  of	  Caden	  Street,	  connecting	  the	  north	  and	  south	  sides	  of	  the	  
street.	  Multnomah	  County	  shall	  approve	  any	  pedestrian	  crossing	  
improvements	  within	  their	  right-‐of-‐way.	  	  
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4. Pathway	  Surface.	  Pathway	  surfaces	  shall	  be	  concrete,	  asphalt,	  brick/masonry	  
pavers,	  or	  other	  durable	  surface,	  at	  least	  six	  feet	  wide,	  and	  shall	  conform	  to	  ADA	  
requirements.	  Multi-‐use	  paths	  …	  

	  
5. Accessible	  Routes.	  Pathways	  shall	  comply	  with	  the	  Americans	  with	  Disabilities	  

Act,	  which	  requires	  accessible	  routes	  of	  travel.	  
	  
FINDINGS	  for	  4-‐5:	  The	  Fairview	  Development	  code	  allows	  for	  two	  
different	  pedestrian	  pathway	  widths.	  In	  addition	  to	  the	  6	  ft.	  standard	  
noted	  above,	  the	  Public	  Facilities	  standards	  in	  FMC	  19.165.025(K)	  
“Transportation	  Improvements	  –	  Internal	  Pathways”	  calls	  for	  internal	  
pathways	  to	  be	  at	  least	  5	  ft.	  in	  width.	  The	  Planning	  Commission	  has	  
previously	  found	  that	  a	  5	  ft.	  width	  complies	  with	  ADA	  requirements	  and	  
that	  the	  differing	  requirements	  created	  an	  unintended	  conflict,	  and	  have	  
approved	  pedestrian	  pathways	  at	  the	  5	  ft.	  width.	  	  
	  
Condition	  of	  Approval:	  All	  pedestrian	  pathways	  to	  be	  shown	  on	  the	  final	  
site	  plan,	  in	  compliance	  with	  conditions	  of	  approval,	  shall	  be	  at	  least	  5	  ft.	  
in	  width,	  constructed	  with	  asphalt	  or	  concrete,	  and	  shall	  meet	  ADA	  
requirements.	  	  	  

19.163	  	  –	  Landscaping,	  Street	  Trees,	  Fences	  and	  Walls	  

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	  
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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	  Extension	  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.	  

	  
FINDINGS:	  Site	  survey	  were	  conducted	  for	  both	  sites	  showing	  numerous	  
trees	  of	  a	  size	  that	  is	  defined	  as	  “significant”	  (6	  in.	  DBH	  or	  greater,	  see	  
Exhibits	  C-‐3,	  C-‐4	  and	  C-‐5).	  Tree	  location	  information	  was	  the	  included	  on	  the	  
Preliminary	  Tree	  Removal	  and	  Preservation	  Plan	  (Exhibit	  C-‐9).	  This	  plan,	  
however,	  does	  not	  list	  the	  tree	  species	  or	  size,	  and	  it	  is	  difficult	  to	  identify	  
which	  trees	  are	  marked	  for	  removal	  or	  preservation.	  
	  
Conditions	  of	  Approval:	  Prior	  to	  issuance	  of	  permits,	  provide	  a	  final	  Tree	  
Removal	  and	  Preservation	  Plan	  that	  more	  clearly	  differentiates	  the	  trees	  to	  
preserve	  vs.	  remove,	  	  and	  that	  lists	  the	  species	  and	  size	  of	  each	  tree	  in	  each	  
category	  (remove	  or	  preserve).	  	  	  

	  
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.	  
	  

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	  
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conservation	  easement	  to	  protect	  sensitive	  lands,	  including	  groves	  of	  significant	  
trees.	  This	  will	  be	  addressed	  on	  a	  case	  by	  case	  basis.	  	  

	   	  
FINDINGS:	  The	  proposed	  plans	  identify	  the	  preservation	  of	  a	  number	  of	  
trees,	  however,	  the	  species,	  size	  and	  location	  need	  further	  clarification	  on	  
the	  plans.	  No	  mapped	  natural	  resources	  (Sensitive	  Lands)	  are	  located	  on	  the	  
site,	  and	  no	  conservation	  easements	  are	  being	  required.	  	  
	  
Condition	  of	  Approval:	  See	  condition	  under	  standard	  C	  of	  this	  section,	  
above.	  

	  
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.	  

	  
FINDINGS:	  A	  number	  of	  trees	  are	  proposed	  for	  preservation,	  and	  the	  
applicant	  is	  requesting	  a	  Class	  B	  Variance	  to	  vary	  the	  duplex	  setbacks	  for	  the	  
purpose	  of	  protecting	  significant	  trees.	  With	  the	  exception	  of	  some	  trees	  
located	  along	  the	  northern	  site	  boundary,	  trees	  proposed	  for	  preservation	  
are	  located	  in	  close	  proximity	  to	  proposed	  site	  development	  and	  attention	  
will	  be	  needed	  to	  protect	  these	  trees	  during	  the	  construction	  process.	  Due	  to	  
the	  existing	  level	  of	  vegetation	  on	  the	  primarily	  vacant	  site,	  and	  proposed	  
level	  of	  development,	  the	  majority	  of	  existing	  trees	  are	  proposed	  for	  
removal.	  	  
	  
Condition	  of	  Approval:	  All	  trees	  identified	  for	  protection	  in	  the	  final	  Tree	  
Removal	  and	  Preservation	  Plan	  shall	  be	  evaluated	  by	  a	  Certified	  Arborist	  and	  
a	  tree	  protection	  plan	  provided	  for	  review	  by	  the	  City.	  Prior	  to	  issuance	  of	  a	  
grading	  permit,	  the	  applicant	  shall	  install	  the	  tree	  protection	  measures	  
identified	  in	  the	  protection	  plan,	  and	  compliance	  with	  the	  tree	  protection	  
plan	  shall	  be	  required	  during	  construction.	  	  	  
	  

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

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.	  	  

	  
	   	   FINDINGS:	  The	  procedures	  above	  do	  not	  apply	  to	  this	  full	  site	  

redevelopment.	  It	  is	  impracticable	  to	  preserve	  all	  trees	  on	  the	  development	  
site	  while	  reasonably	  developing	  the	  site,	  however	  efforts	  shall	  be	  made	  by	  
the	  applicant	  to	  preserve	  trees	  where	  possible.	  	  

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.	  

FINDINGS:	  A	  landscape	  plan	  was	  submitted	  with	  the	  Site	  Design	  Review	  
application,	  and	  can	  be	  found	  as	  Exhibit	  C-‐9.	  This	  landscape	  plan	  provides	  the	  
location	  of	  vegetation,	  a	  list	  of	  tree,	  shrub	  and	  groundcover	  types,	  and	  general	  
notes,	  however	  does	  not	  assign	  the	  location	  of	  plant	  species.	  	  

Condition	  of	  Approval:	  Prior	  to	  issuance	  of	  permits,	  submit	  a	  final	  landscape	  
plan	  that	  shows	  the	  location	  of	  all	  plant	  species.	  	  

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

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

FINDINGS:	  The	  overall	  landscaped	  area	  of	  the	  site	  far	  exceeds	  5%,	  with	  25-‐35%	  
on	  the	  townhome	  lots,	  46-‐65%	  on	  the	  duplex	  lots,	  and	  10%	  on	  the	  commercial	  
lots.	  This	  standard	  is	  met.	  	  
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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.	  

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	  conditions.	  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.	  

5. 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.	  Stormwater	  facilities	  (e.g.,	  detention/retention	  ponds	  and	  
swales)	  shall	  be	  landscaped	  with	  water	  tolerant,	  native	  plants.	  
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FINDINGS:	  The	  preliminary	  landscape	  plan	  includes	  a	  diversity	  of	  plant	  
material	  including	  native	  plants.	  No	  above	  ground	  stormwater	  
swales/ponds	  are	  proposed.	  	  

Condition	  of	  Approval:	  Prior	  to	  issuance	  of	  buildings	  permits,	  submit	  a	  
Final	  Landscape	  Plan	  that	  complies	  with	  the	  landscape	  material	  
requirements	  of	  standards	  in	  D.1-‐10	  of	  this	  section.	  	  

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	  of	  this	  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;	  

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	  scre,en	  outdoor	  storage	  and	  mechanical	  equipment	  

areas,	  and	  to	  enhance	  graded	  areas	  such	  as	  berms,	  swales	  and	  
detention/retention	  ponds	  

FINDINGS:	  The	  only	  required	  yard	  setback	  is	  located	  along	  the	  north	  
property	  line	  abutting	  the	  low-‐density	  residential	  zone,	  the	  Preliminary	  
Landscape	  Plan	  shows	  new	  vegetation	  and	  preservation	  of	  existing	  trees	  in	  
this	  location.	  The	  plan	  shows	  trees	  and	  shrubs	  in	  the	  front	  and	  back	  yards	  
of	  the	  residential	  lots.	  Landscape	  planters	  are	  located	  along	  the	  front	  of	  the	  
Halsey	  Street	  commercial	  building.	  	  

Condition	  of	  Approval:	  The	  Final	  Landscape	  Plan	  shall	  comply	  with	  the	  Yard	  
Setback	  Landscaping	  standards.	  	  
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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	  proposed	  landscaping	  around	  each	  parking	  lot	  comprises	  
approximately	  8-‐10%	  of	  the	  total	  parking	  area.	  Trees	  are	  located	  around	  
the	  north	  and	  west	  perimeter	  of	  the	  Fairview	  Parkway	  commercial	  lot,	  in	  
a	  landscape	  buffer	  between	  duplex	  lots	  10-‐12	  and	  the	  lot	  behind	  
commercial	  Building	  B,	  and	  at	  the	  corners	  of	  the	  parking	  rows	  abutting	  
the	  commercial	  buildings.	  Landscaping	  is	  not	  shown	  along	  the	  eastern	  
edge	  of	  the	  parking	  lot	  adjacent	  to	  commercial	  Building	  A	  and	  should	  be	  
added	  to	  even	  distribution	  around	  the	  entire	  lot.	  	  A	  total	  of	  14	  trees	  are	  
required	  for	  the	  68	  parking	  spaces,	  and	  19	  are	  shown	  on	  the	  Preliminary	  
Landscape	  Plan.	  Both	  parking	  lots	  are	  divided	  into	  not	  more	  than	  12	  
contiguous	  spaces	  with	  landscape	  areas	  at	  least	  four	  feet	  in	  width.	  	  	  

Condition	  of	  Approval:	  The	  Final	  Landscape	  Plan	  shall	  include	  
landscaping	  along	  the	  Fairview	  Parkway	  side	  of	  parking	  lot	  adjacent	  to	  
commercial	  Building	  A.	  

3. Buffering	  and	  Screening	  Required.	  Buffering	  and	  screening	  are	  required	  under	  the	  
following	  conditions:	  

a. Parking/Maneuvering	  Area	  Adjacent	  to	  Streets	  and	  Drives.	  Where	  a	  
parking	  or	  maneuvering	  area	  is	  adjacent	  and	  parallel	  to	  a	  street	  or	  
driveway,	  a	  decorative	  wall	  (masonry	  or	  similar	  quality	  material),	  
arcade,	  trellis,	  evergreen	  hedge,	  or	  similar	  screen	  shall	  be	  established	  
parallel	  to	  the	  street	  or	  driveway.	  The	  required	  wall	  or	  screening	  shall	  
provide	  breaks,	  as	  necessary,	  to	  allow	  for	  access	  to	  the	  site	  and	  
sidewalk	  by	  pedestrians	  via	  pathways.	  The	  design	  of	  the	  wall	  or	  
screening	  shall	  also	  allow	  for	  visual	  surveillance	  of	  the	  site	  for	  security.	  
Evergreen	  hedges	  used	  to	  comply	  with	  this	  standard	  shall	  be	  a	  
minimum	  of	  36	  inches	  in	  height	  at	  maturity,	  and	  shall	  be	  of	  such	  
species,	  number	  and	  spacing	  to	  provide	  the	  required	  screening	  within	  
one	  year	  after	  planting.	  Any	  areas	  between	  the	  wall/hedge	  and	  the	  
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street/driveway	  line	  shall	  be	  landscaped	  with	  plants	  or	  other	  ground	  
cover.	  All	  walls	  shall	  be	  maintained	  in	  good	  condition,	  or	  otherwise	  
replaced	  by	  the	  owner.	  

FINDINGS:	  A	  (4)	  four	  foot	  solid	  wood	  fence	  with	  (2)	  two	  foot	  lattice	  top	  is	  
proposed	  along	  the	  Fairview	  Parkway	  side	  of	  the	  Building	  A	  parking	  lot.	  
While	  parking	  areas	  are	  required	  to	  be	  screened,	  the	  standard	  calls	  for	  a	  
decorative	  wall,	  arcade,	  trellis,	  evergreen	  hedge	  or	  similar	  screen.	  Staff	  
does	  not	  find	  that	  a	  solid	  wood	  fence	  is	  compatible	  with	  the	  intended	  
storefront	  commercial	  character	  of	  the	  Town	  Center	  Commercial	  zone	  
and	  prominent	  location	  at	  the	  corner	  of	  Fairview	  Parkway	  and	  Halsey	  
Street,	  and	  does	  not	  allow	  for	  the	  required	  visual	  surveillance	  of	  the	  site.	  	  

Condition	  of	  Approval:	  In	  the	  Final	  Landscape	  Plan,	  the	  required	  parking	  
lot	  screening	  along	  Fairview	  Parkway	  should	  provide	  an	  open	  fence	  of	  
quality,	  durable	  material	  or	  a	  low	  decorative	  wall,	  combined	  with	  a	  mix	  of	  
landscaping	  to	  create	  visual	  interest	  while	  screening	  the	  automobiles	  
from	  the	  street	  and	  sidewalk	  along	  Fairview	  Parkway.	  

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.	  

FINDINGS:	  A	  row	  of	  parking	  spaces	  is	  located	  along	  the	  back	  of	  the	  
commercial	  buildings,	  and	  is	  separated	  by	  a	  sidewalk.	  The	  parking	  lot	  
behind	  commercial	  Building	  B	  is	  separated	  from	  the	  duplexes	  to	  the	  
north	  by	  a	  landscape	  strip,	  and	  the	  duplex	  back	  yards.	  This	  standard	  is	  
met.	  	  

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	  
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pedestrian	  circulation,	  in	  accordance	  with	  Chapter	  19.162	  FMC,	  Access	  
and	  Circulation.	  	  

FINDINGS:	  The	  trash	  enclosure	  is	  screened	  from	  view	  from	  the	  abutting	  
duplex	  back	  yard	  by	  an	  enclosure	  and	  row	  of	  shrubs,	  along	  with	  a	  (6)	  six	  
foot	  high	  wood	  fence.	  No	  other	  outdoor	  storage	  or	  equipment	  is	  shown	  
on	  the	  site	  plan.	  	  
	  
Condition	  of	  Approval:	  Any	  mechanical	  equipment	  must	  be	  screened	  
from	  view	  in	  compliance	  with	  the	  screening	  requirements	  in	  FMC	  
16.163.030.E.3.c.	  
	  

19.163.040	  Street	  trees	  
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.	  

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.	  

	  
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.	  



	   	   	  
2018-‐50-‐DR-‐SD	  	   	   	  
Halsey	  &	  Fairview	  Parkway	  Mixed-‐Use	  Site	   	   Page	  49	  of	  98	  

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.	  

FINDINGS:	  The	  City’s	  approved	  street	  list	  provides	  tree	  options	  based	  on	  
the	  planting	  area	  width.	  The	  landscape	  strip	  in	  the	  right-‐of-‐way	  will	  be	  3	  
ft.	  in	  width,	  consistent	  with	  the	  existing	  cross	  section	  for	  Caden	  and	  Kyle.	  
Tree	  planting	  options	  for	  this	  width	  are	  the	  Japanese	  Tree	  Lilac,	  
Paperbark	  Maple,	  Chonosuki	  Crabapple,	  and	  Adirondak	  Crabapple.	  	  
	  
Condition	  of	  Approval:	  The	  street	  tree	  species	  shall	  comply	  with	  the	  
City’s	  approved	  street	  tree	  list,	  and	  shall	  be	  planted	  no	  more	  than	  30	  feet	  
on	  center.	  

	  
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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FINDINGS:	  The	  landscape	  plan	  specifies	  that	  irrigation	  will	  be	  provided	  
for	  planting	  areas.	  The	  developer	  will	  water	  the	  trees	  until	  established	  
and	  provide	  ongoing	  maintenance.	  	  
	  
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.	  

	  
G. Additional	  Requirements.	  Additional	  buffering	  and	  screening	  may	  be	  required	  for	  

specific	  land	  uses,	  as	  identified	  by	  Article	  II	  of	  this	  title,	  and	  the	  city	  may	  require	  
additional	  landscaping	  through	  the	  conditional	  use	  permit	  process.	  	  

	   	   FINDINGS:	  No	  additional	  buffering	  or	  screening	  is	  required.	  

19.163.050	  Fences	  and	  walls.	  
The	  fences	  and	  walls	  section	  provides	  height	  limits	  for	  construction	  of	  new	  walls.	  The	  
guidelines	  prevent	  walls	  that	  reduce	  pedestrian	  connectivity	  and	  sight	  clearance.	  The	  
standards	  also	  provide	  guidelines	  relating	  to	  maintenance.	  

The	  following	  standards	  shall	  apply	  to	  all	  fences	  and	  walls:	  

A.	  General	  Requirements.	  All	  fences	  and	  walls	  shall	  comply	  with	  the	  standards	  of	  this	  
section.	  The	  city	  may	  require	  installation	  of	  walls	  and/or	  fences	  as	  a	  condition	  of	  
development	  approval,	  in	  accordance	  with	  conditional	  use	  permits	  or	  site	  design	  review.	  
Walls	  built	  for	  required	  landscape	  buffers	  shall	  comply	  with	  FMC	  19.163.030.	  

B.	  Dimensions.	  

1. The	  maximum	  allowable	  height	  of	  fences	  and	  walls	  is	  six	  feet,	  as	  measured	  from	  
the	  lowest	  grade	  at	  the	  base	  of	  the	  wall	  or	  fence,	  except	  that	  retaining	  walls	  and	  
terraced	  walls	  may	  exceed	  six	  feet	  when	  permitted	  as	  part	  of	  a	  site	  development	  
approval,	  or	  as	  necessary	  to	  construct	  streets	  and	  sidewalks.	  A	  building	  permit	  is	  
required	  for	  walls	  exceeding	  six	  feet	  in	  height,	  in	  conformance	  with	  the	  Uniform	  
Building	  Code.	  

2. The	  height	  of	  fences	  and	  walls	  within	  a	  front	  yard	  setback	  shall	  not	  exceed	  four	  
feet	  (except	  decorative	  arbors,	  gates,	  etc.),	  as	  measured	  from	  the	  grade	  closest	  
to	  the	  street	  right-‐of-‐way.	  

3. Walls	  and	  fences	  to	  be	  built	  for	  required	  buffers	  shall	  comply	  with	  
FMC	  19.163.030.	  
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4. Fences	  and	  walls	  shall	  comply	  with	  the	  vision	  clearance	  standards	  of	  
FMC	  19.162.020.	  

FINDINGS:	  A	  six	  foot	  fences	  is	  proposed	  along	  the	  rear	  property	  line	  of	  
duplex	  lots	  10-‐12	  to	  provide	  a	  separation	  from	  the	  abutting	  parking	  lot.	  
This	  fence	  complies	  with	  the	  standards.	  A	  (4)	  four	  foot	  solid	  wood	  fence	  
with	  (2)	  two	  foot	  lattice	  top	  is	  proposed	  along	  the	  Fairview	  Parkway	  edge	  
of	  the	  Building	  A	  parking	  lot.	  Modification	  of	  this	  fence	  is	  required	  for	  for	  
compliance	  with	  for	  19.163.030.E	  (3)(a)	  related	  to	  buffering	  and	  
screening	  for	  parking	  areas	  (see	  condition	  under	  this	  standard).	  

A	  (4)	  four	  foot	  solid	  wood	  fence	  with	  (2)	  two	  foot	  lattice	  top	  is	  proposed	  
along	  the	  Fairview	  Parkway	  edge	  of	  the	  townhouse	  lots.	  This	  is	  the	  front	  
yard	  for	  the	  townhomes,	  and	  permits	  a	  maximum	  (4)	  foot	  tall	  fence.	  The	  
lattice	  top	  is	  considered	  part	  of	  the	  fence,	  and	  not	  similar	  to	  an	  arbor	  or	  
gate,	  and	  must	  comply	  with	  the	  maximum	  building	  height.	  	  

Condition	  of	  Approval:	  Prior	  to	  issuance	  of	  permits,	  revise	  the	  site	  plan	  
to	  show	  compliance	  with	  the	  maximum	  front	  yard	  fence	  height	  on	  the	  
east	  side	  of	  the	  townhomes.	  	  
	  

C.	  Maintenance.	  For	  safety	  and	  for	  compliance	  with	  the	  purpose	  of	  this	  chapter,	  walls	  
and	  fences	  required	  as	  a	  condition	  of	  development	  approval	  shall	  be	  maintained	  in	  good	  
condition,	  or	  otherwise	  replaced	  by	  the	  owner.	  

FINDINGS:	  The	  retaining	  wall	  is	  not	  required	  as	  a	  condition	  of	  approval.	  

D-‐H:	  Address	  fences	  for	  specific	  uses.	  	  	  
	  

FINDINGS:	  These	  standards	  do	  not	  apply	  to	  this	  development.	  
	  

19.164:	  Vehicle	  and	  Bicycle	  Parking	  
	  
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;	  however,	  the	  “maximum	  parking”	  standards	  of	  this	  
chapter	  apply.	  

	  
FINDINGS:	  This	  site	  is	  located	  in	  the	  Town	  Center	  Commercial	  district,	  
and	  therefore	  no	  off-‐street	  vehicle	  parking	  is	  required.	  The	  standards	  for	  
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maximum	  number	  of	  spaces	  do	  apply,	  and	  are	  addressed	  below.	  The	  
proposed	  site	  plan	  includes	  68	  surface	  parking	  spaces	  for	  the	  commercial	  
development.	  For	  the	  12,000	  sq.	  ft.	  commercial	  building,	  his	  equates	  to	  a	  
parking	  ratio	  of	  5.6	  spaces	  per	  1,000	  sq.	  ft.	  All	  duplex	  units	  and	  
townhomes	  have	  one	  garage	  parking	  space	  per	  unit.	  The	  alley	  loaded	  
garages	  for	  the	  townhomes	  provide	  one	  additional	  driveway	  parking	  
space	  per	  unit.	  The	  same	  is	  proposed	  for	  the	  duplexes,	  under	  the	  request	  
for	  a	  setback	  variance.	  This	  exceeds	  the	  minimum	  parking	  requirements	  
for	  two-‐family	  (duplex)	  uses	  and	  two	  bedroom	  attached	  single-‐family	  
housing	  in	  other	  zoning	  districts,	  which	  requires	  1.5	  spaces	  per	  unit.	  On-‐
street	  parking	  is	  available	  on	  Caden	  Street	  and	  Kyle	  Court.	  The	  proposed	  
32	  ft.	  roadway	  width	  allows	  parking	  on	  one	  side	  of	  the	  street	  per	  Oregon	  
Fire	  Code.	  Streets	  over	  32	  ft.	  in	  width	  may	  have	  parking	  on	  both	  sides.	  
This	  standard	  is	  met.	  

	  
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:	  

	  
A. Number	  of	  Bicycle	  Parking	  Spaces.	  A	  minimum	  of	  two	  bicycle	  parking	  spaces	  per	  use	  

is	  required	  for	  all	  uses	  with	  greater	  than	  10	  vehicle	  parking	  spaces.	  The	  following	  
additional	  standards	  apply	  to	  specific	  types	  of	  development:	  

	  
1. Multifamily	  Residences…	  

	  
FINDINGS:	  No	  multi-‐family	  buildings	  are	  proposed.	  This	  standard	  does	  
not	  apply.	  

	  
2. Commercial	  Retail,	  Office,	  and	  Institutional	  Developments.	  Commercial	  retail,	  

office,	  and	  institutional	  developments	  shall	  provide	  bicycle	  parking	  spaces	  
according	  to	  the	  following	  standards:	  
	  

a. Short-‐term	  bicycle	  parking	  shall	  be	  provided	  at	  a	  ratio	  of	  one	  bicycle	  
space	  for	  every	  10	  vehicle	  parking	  spaces	  and	  shall	  be	  located	  within	  50	  
feet	  of	  the	  main	  entrance	  to	  the	  building,	  in	  a	  location	  that	  is	  easily	  
accessible	  for	  bicycles.	  

b. Long-‐term	  bicycle	  parking	  shall	  be	  provided	  at	  a	  ratio	  of	  one	  bicycle	  space	  
per	  employee.	  
	  
FINDINGS:	  The	  commercial	  uses	  have	  68	  vehicle	  parking	  spaces.	  One	  
space	  for	  every	  ten	  vehicle	  spaces	  equates	  to	  a	  minimum	  of	  7	  bike	  
parking	  spaces.	  The	  proposed	  site	  plan	  shows	  two	  bike	  parking	  locations	  
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adjacent	  to	  commercial	  Building	  B,	  one	  on	  the	  east	  and	  one	  on	  the	  west	  
side	  between	  commercial	  buildings	  A	  and	  B.	  Both	  are	  located	  within	  50	  
ft.	  of	  a	  building	  entrance,	  and	  the	  locations	  are	  easily	  accessed	  from	  
Halsey	  Street	  via	  a	  paved	  walkway	  around	  the	  building.	  The	  applicant’s	  
narrative	  states	  that	  bike	  racks	  will	  provide	  space	  for	  a	  minimum	  of	  8	  
bicycles.	  The	  proposed	  locations	  are	  under	  the	  wide	  building	  eaves	  to	  
provide	  weather	  protection	  for	  the	  bicycles.	  This	  standard	  is	  met.	  	  

	  
3. Schools…	  
4. Colleges	  and	  Trade	  Schools…	  

	  
FINDINGS:	  These	  uses	  are	  not	  proposed.	  This	  standard	  does	  not	  apply.	  

	  
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	  of	  the	  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	  may	  or	  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:	  Commercial	  Building	  A	  includes	  (3)	  three	  tenant	  spaces,	  and	  
commercial	  Building	  B	  includes	  (2)	  two	  tenant	  spaces.	  A	  total	  of	  (5)	  five	  
bicycle	  parking	  spaces	  are	  required	  to	  serve	  these	  uses	  in	  the	  TCC	  zone.	  
The	  two	  proposed	  bike	  racks	  with	  space	  for	  (8)	  eight	  bicycles	  complies	  
with	  the	  required	  number	  of	  customer	  spaces.	  	  
	  
The	  proposed	  location	  of	  bike	  parking	  spaces	  is	  to	  the	  side	  of	  the	  
buildings,	  and	  not	  in	  front	  of	  the	  stores	  as	  required.	  	  
	  
Condition	  of	  Approval:	  Prior	  to	  issuance	  of	  permits,	  revise	  the	  site	  plan	  
to	  relocate	  the	  bike	  racks	  in	  front	  of	  each	  commercial	  building	  and	  show	  
the	  required	  clearance	  for	  access	  to	  the	  bike	  racks.	  	  Demonstrate	  
compliance	  with	  long	  term	  parking	  space	  requirements	  for	  employees	  of	  
one	  space	  per	  10	  (ten)	  employees,	  with	  a	  minimum	  of	  one	  per	  
commercial	  use.	  

	  
6. Multiple	  Uses.	  For	  buildings	  with	  multiple	  uses…	  
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FINDINGS:	  None	  of	  the	  individual	  buildings	  are	  mixed-‐use.	  This	  standard	  does	  
not	  apply.	  
	  

B. Exemptions.	  This	  section	  does	  not	  apply	  to	  single-‐family,	  two-‐family,	  and	  three-‐
family	  housing	  (attached,	  detached	  or	  manufactured	  housing),	  home	  occupations,	  
agriculture	  and	  livestock	  uses,	  or	  other	  developments	  with	  fewer	  than	  eight	  vehicle	  
parking	  spaces.	  

	  
FINDINGS:	  The	  duplexes	  (two-‐family)	  and	  attached	  single	  family	  townhomes	  are	  
exempt	  from	  the	  bike	  parking	  requirements.	  	  

	  
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	  bike	  parking	  location	  must	  be	  revised	  to	  comply	  with	  standard	  
A.5.	  No	  details	  have	  been	  included	  on	  proposed	  street	  furnishings,	  including	  bike	  
racks.	  	  
	  
Condition	  of	  Approval:	  Prior	  to	  issuance	  of	  permits,	  revise	  the	  site	  plan	  to	  show	  
compliance	  with	  19.164.040(A)(5),	  and	  to	  locate	  the	  bike	  parking	  close	  to	  
building	  entrances.	  Include	  details	  on	  proposed	  bike	  rack	  and	  any	  additional	  
street	  furniture	  to	  show	  coordinated	  design	  is	  met.	  

	  
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:	  Bike	  parking	  is	  required	  to	  be	  located	  close	  to	  building	  entrances	  and	  
along	  the	  front	  of	  the	  building	  to	  be	  visible	  from	  the	  street	  and	  sidewalks.	  This	  
standard	  is	  met.	  	  

	  
E. Options	  for	  Storage.	  Bicycle	  parking	  requirements	  for	  long-‐term	  and	  employee	  parking	  

can	  be	  met	  by	  providing	  a	  bicycle	  storage	  room,	  bicycle	  lockers,	  racks,	  or	  other	  secure	  
storage	  space	  inside	  or	  outside	  of	  the	  building.	  
	  

FINDINGS:	  Bike	  racks	  outside	  of	  the	  building	  comply	  with	  this	  requirement.	  
Compliance	  with	  standard	  A.5	  of	  this	  section	  is	  required,	  demonstrating	  the	  bike	  
parking	  meets	  the	  employee	  parking	  requirements.	  	  

	  
F. Lighting.	  Bicycle	  parking	  shall	  be	  at	  least	  as	  well	  lit	  as	  vehicle	  parking	  for	  security.	  
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G. Reserved	  Areas.	  Areas	  set	  aside	  for	  bicycle	  parking	  shall	  be	  clearly	  marked	  and	  reserved	  
for	  bicycle	  parking	  only.	  

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).	  	  

	  
Condition	  of	  Approval:	  Prior	  to	  issuance	  of	  building	  permits,	  revise	  the	  site	  plans	  
and	  elevations	  to	  show	  compliance	  with	  standards	  19.164.040(F)-‐(H),	  including	  
exterior	  lighting,	  and	  sufficient	  spacing	  for	  pedestrian	  access.	  

	  
	  
Chapter	  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.	  Therefore,	  one	  of	  the	  primary	  purposes	  of	  this	  chapter	  is	  to	  
provide	  standards	  for	  attractive	  and	  safe	  streets	  that	  can	  accommodate	  
vehicle	  traffic	  from	  planned	  growth,	  and	  provide	  a	  range	  of	  
transportation	  options,	  including	  options	  for	  driving,	  walking,	  bus	  transit	  
and	  bicycling.	  This	  chapter	  is	  also	  intended	  to	  implement	  the	  city’s	  
transportation	  system	  plan.	  

	  
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.	  No	  development	  
may	  occur	  unless	  the	  public	  facilities	  related	  to	  development	  comply	  with	  
the	  public	  facility	  requirements	  established	  in	  this	  chapter.	  The	  street	  
cross	  sections	  found	  in	  the	  Fairview	  transportation	  system	  plan	  may	  be	  
modified	  to	  accommodate	  alternative	  stormwater	  management	  methods	  
in	  accordance	  with	  the	  adopted	  stormwater	  design	  manual	  subject	  to	  the	  
approval	  of	  the	  public	  works	  director.	  The	  public	  works	  director	  may	  
require	  modification	  of	  the	  typical	  cross	  section	  to	  accommodate	  
alternative	  stormwater	  management	  methods	  when	  associated	  with	  
development	  proposals.	  Such	  modifications	  may	  be	  applied	  as	  conditions	  
of	  development	  approval.	  

	  
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.	  
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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.	  Improvements	  required	  as	  a	  condition	  of	  
development	  approval	  that	  require	  a	  dedication	  of	  property	  for	  a	  public	  
use,	  when	  not	  voluntarily	  accepted	  by	  the	  applicant,	  shall	  be	  roughly	  
proportional	  to	  the	  impact	  of	  development.	  Findings	  in	  the	  development	  
approval	  shall	  indicate	  how	  the	  required	  improvements	  are	  roughly	  
proportional	  to	  the	  impact	  of	  the	  proposed	  development	  on	  public	  
facilities.	  

	  
E.	  	   Rough	  Proportionality	  Report.	  Where	  the	  applicant	  objects	  to	  the	  

imposition	  of	  any	  applicable	  development	  standard	  under	  this	  chapter	  
that	  required	  a	  dedication	  of	  property	  for	  a	  public	  use,	  the	  applicant	  must	  
provide	  a	  rough	  proportionality	  report	  justifying	  an	  alternative	  level	  of	  
improvements	  including:	  

	  
1.	  	   The	  estimated	  extent,	  on	  a	  quantitative	  basis,	  to	  which	  the	  

improvements	  will	  be	  used	  by	  persons	  served	  by	  the	  building	  or	  
development,	  whether	  the	  use	  is	  for	  safety	  or	  convenience;	  

	  
2.	  	   The	  estimated	  level,	  on	  a	  quantitative	  basis,	  of	  improvements	  

needed	  to	  meet	  the	  estimated	  extent	  of	  use	  by	  persons	  served	  by	  
the	  building	  or	  development;	  

	  
3.	  	   The	  estimated	  impact,	  on	  a	  quantitative	  basis,	  of	  the	  building	  or	  

development	  on	  the	  public	  infrastructure	  system	  of	  which	  the	  
improvements	  will	  be	  a	  part;	  and	  

	  
4.	  	   The	  estimated	  level,	  on	  a	  quantitative	  basis,	  of	  improvements	  

needed	  to	  mitigate	  the	  estimated	  impact	  on	  the	  public	  
infrastructure	  system.	  	  

	  
FINDINGS:	  The	  development	  proposal	  includes	  new	  public	  facilities	  to	  be	  
dedicated	  to	  the	  City	  of	  Fairview	  and	  Multnomah	  County.	  Right-‐of-‐way	  
improvements	  along	  NE	  Fairview	  Parkway	  and	  NE	  Halsey	  Street	  are	  subject	  to	  
Multnomah	  County	  standards.	  The	  new	  Kyle	  Court,	  Caden	  Street,	  and	  alley	  right-‐
of-‐ways	  will	  be	  dedicated	  to	  the	  City	  of	  Fairview	  and	  street	  improvements	  are	  
subject	  to	  the	  standards	  in	  this	  chapter.	  New	  public	  water,	  sanitary	  sewer,	  and	  
stormwater	  facilities	  will	  also	  be	  placed	  under	  the	  street	  and	  are	  subject	  to	  the	  
standards	  in	  this	  chapter.	  	  
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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.	  
	  
The	  street	  standards	  are	  based	  directly	  on	  the	  Fairview	  transportation	  system	  plan.	  
Traffic	  calming	  measures	  are	  addressed	  in	  the	  adopted	  transportation	  system	  plan.	  The	  
city	  of	  Fairview	  has	  no	  formalized	  traffic-‐calming	  plan,	  but	  has	  recently	  adopted	  a	  speed	  
hump	  management	  program.	  The	  street	  alignment	  illustrations	  used	  in	  the	  proposed	  
code	  are	  taken	  directly	  from	  the	  transportation	  system	  plan.	  	  
	  
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)	  against	  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	  
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increased	  street	  safety	  or	  capacity,	  or	  improved	  pedestrian	  
circulation;	  

	  
c.	  	   The	  improvement	  would	  be	  in	  conflict	  with	  an	  adopted	  

capital	  improvement	  plan;	  or	  
	  
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.	  

	  
FINDINGS:	  NE	  Fairview	  Parkway	  and	  NE	  Halsey	  Street	  will	  provide	  primary	  access	  
to	  the	  new	  subdivisions.	  The	  new	  townhomes	  and	  duplexes	  will	  have	  vehicular	  
access	  to	  their	  parcels	  via	  an	  extension	  of	  Kyle	  Court,	  Caden	  Street,	  or	  the	  new	  
public	  alley.	  As	  described	  in	  detail	  below,	  the	  transportation	  improvements	  will	  
comply	  or	  can	  be	  conditioned	  to	  comply	  with	  the	  standards	  of	  this	  chapter.	  The	  
applicant	  is	  not	  pursuing	  a	  non-‐remonstrance	  agreement	  in	  lieu	  of	  street	  
improvements.	  	  

	  
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,	  Exceptions	  to	  Code	  Standards.	  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:	  The	  site	  does	  not	  feature	  topographic	  constraints	  or	  sensitive	  lands	  
and	  a	  Class	  B	  variance	  to	  the	  transportation	  standards	  is	  not	  applicable.	  	  	  	  
	  
	  
C.	  	   Creation	  of	  Rights-‐of-‐Way	  for	  Streets	  and	  Related	  Purposes.	  Streets	  shall	  

be	  created	  through	  the	  approval	  and	  recording	  of	  a	  final	  subdivision	  or	  
partition	  plat;	  except	  the	  city	  may	  approve	  the	  creation	  of	  a	  street	  by	  
acceptance	  of	  a	  deed;	  provided,	  that	  the	  street	  is	  deemed	  essential	  by	  the	  
city	  council	  for	  the	  purpose	  of	  implementing	  the	  transportation	  system	  
plan,	  and	  the	  deeded	  right-‐of-‐way	  conforms	  to	  the	  standards	  of	  this	  code.	  
All	  deeds	  of	  dedication	  shall	  be	  in	  a	  form	  prescribed	  by	  the	  city	  engineer	  
and	  shall	  name	  “the	  public”	  as	  grantee.	  

	  
FINDINGS:	  The	  preliminary	  subdivision	  plat	  indicates	  Kyle	  Court,	  Caden	  Street,	  
and	  the	  alley	  will	  be	  public	  right-‐of-‐ways.	  This	  standard	  is	  met.	  	  

	  
D.	  	   Creation	  of	  Access	  Easements.	  The	  city	  may	  approve	  an	  access	  easement	  

established	  by	  deed	  when	  the	  easement	  is	  necessary	  to	  provide	  for	  access	  
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and	  circulation	  in	  conformance	  with	  Chapter	  19.162	  FMC,	  Access	  and	  
Circulation.	  Setback	  standards	  do	  not	  permit	  conflicting	  structures	  to	  be	  
built	  in	  public	  easements.	  

	  
FINDINGS:	  All	  public	  right-‐of-‐ways	  will	  be	  established	  through	  the	  subdivision	  
plat.	  A	  deed	  is	  not	  proposed	  or	  required.	  	  	  

	  
E.	  	   Street	  Location,	  Width	  and	  Grade.	  Except	  as	  noted	  below,	  the	  location,	  

width	  and	  grade	  of	  all	  streets	  shall	  conform	  to	  the	  transportation	  system	  
plan,	  and	  an	  approved	  street	  plan	  or	  subdivision	  plat.	  Street	  location,	  
width	  and	  grade	  shall	  be	  determined	  in	  relation	  to	  existing	  and	  planned	  
streets,	  topographic	  conditions,	  public	  convenience	  and	  safety,	  and	  in	  
appropriate	  relation	  to	  the	  proposed	  use	  of	  the	  land	  to	  be	  served	  by	  such	  
streets:	  

	  
1.	  	   Street	  grades	  shall	  be	  approved	  by	  the	  city	  engineer	  in	  accordance	  

with	  the	  design	  standards	  in	  subsection	  O	  of	  this	  section;	  and	  
	  
FINDINGS:	  This	  standard	  is	  met.	  See	  subsection	  O	  below.	  	  
	  
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	  2016	  Transportation	  System	  Plan	  (TSP)	  does	  not	  show	  an	  
existing	  street	  plan	  for	  the	  site.	  The	  development	  will	  comply	  with	  
subsection	  (a)	  by	  providing	  a	  continuation	  of	  existing	  streets	  to	  the	  
surrounding	  area.	  The	  streets	  will	  also	  comply	  or	  be	  conditioned	  to	  
comply	  with	  the	  standards	  of	  this	  chapter.	  	  
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F.	  	   Minimum	  Rights-‐of-‐Way	  and	  Street	  Sections.	  Street	  rights-‐of-‐way	  and	  
improvements	  shall	  be	  the	  widths	  as	  required	  in	  the	  “Standards”	  section	  
of	  the	  Fairview	  transportation	  system	  plan.	  A	  variance	  shall	  be	  required	  to	  
vary	  the	  standards	  found	  in	  the	  Fairview	  transportation	  system	  plan.	  
Where	  a	  range	  of	  width	  is	  indicated,	  the	  width	  shall	  be	  determined	  by	  the	  
decision-‐making	  authority	  based	  upon	  the	  following	  factors:	  

	  
FINDINGS:	  The	  2016	  TSP	  calls	  for	  a	  50	  ft.	  right-‐of-‐way	  width	  for	  local	  residential	  
streets	  and	  the	  preliminary	  subdivision	  plat	  indicates	  the	  widths	  for	  Kyle	  Court	  
and	  Caden	  Street	  will	  be	  50	  ft.	  wide.	  	  
	  
The	  2016	  TSP	  calls	  for	  a	  24	  ft.	  right-‐of-‐way	  width	  for	  alleys,	  however,	  the	  
proposed	  width	  is	  34.5	  ft.	  The	  increased	  alley	  width	  is	  proposed	  to	  allow	  a	  26	  ft.	  
drive	  lane	  for	  fire	  access	  to	  the	  townhomes	  (see	  Exhibit	  C-‐9).	  	  
	  
The	  increased	  width	  will	  also	  allow	  space	  for	  a	  5	  ft.	  sidewalk	  on	  the	  west	  side	  
that	  will	  enhance	  pedestrian	  connectivity	  by	  providing	  a	  continuation	  of	  the	  
sidewalks	  along	  Caden	  Street	  and	  Kyle	  Court.	  The	  sidewalk	  along	  the	  west	  side	  of	  
the	  alley	  will	  be	  the	  primary	  north-‐south	  pedestrian	  pathway	  through	  the	  site,	  
continuing	  along	  the	  edge	  of	  the	  private	  access	  drive	  south	  of	  Kyle	  Court.	  The	  
TSP	  allows	  the	  Public	  Works	  Director	  to	  approve	  exceptions	  to	  the	  roadway	  
standards	  in	  order	  to	  provide	  for	  safe	  transition	  between	  roadway	  types	  or	  to	  fit	  
within	  the	  character	  of	  existing	  neighborhoods.	  The	  Public	  Works	  Director	  has	  
found	  the	  enhanced	  alley	  will	  better	  fit	  the	  character	  of	  the	  existing	  
neighborhood	  by	  providing	  a	  wider	  drive	  lane	  of	  26	  ft.	  instead	  of	  20	  ft.	  
(transitioning	  from	  the	  32	  ft.	  street	  width).	  The	  enhanced	  alley	  will	  also	  better	  fit	  
the	  character	  of	  the	  existing	  neighborhood	  by	  providing	  a	  sidewalk	  on	  one	  side	  –	  
which	  is	  not	  a	  requirement	  of	  the	  standard	  alley.	  	  

	  
G.	  	   Traffic	  Signals	  and	  Neighborhood	  Traffic	  Management.	  
	  

1.	  	   Traffic	  management	  features,	  such	  as	  traffic	  circles,	  curb	  
extensions,	  narrow	  residential	  streets,	  and	  special	  paving,	  may	  be	  
used	  to	  slow	  traffic	  in	  neighborhoods	  and	  areas	  with	  high	  
pedestrian	  traffic.	  

	  
2.	  	   Traffic	  signals	  shall	  be	  required	  with	  development	  when	  traffic	  

signal	  warrants	  are	  met,	  in	  conformance	  with	  the	  Highway	  
Capacity	  Manual	  and	  Manual	  of	  Uniform	  Traffic	  Control	  Devices.	  
The	  location	  of	  traffic	  signals	  shall	  be	  noted	  on	  approved	  street	  
plans.	  Where	  a	  proposed	  street	  intersection	  will	  result	  in	  an	  
immediate	  need	  for	  a	  traffic	  signal,	  a	  signal	  meeting	  approved	  
specifications	  shall	  be	  installed.	  The	  developer’s	  cost	  and	  the	  
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timing	  of	  improvements	  shall	  be	  included	  as	  a	  condition	  of	  
development	  approval.	  

	  
3.	  	   Preferred	  neighborhood	  traffic	  management	  tools	  are	  detailed	  in	  

the	  Fairview	  transportation	  system	  plan.	  
	  

FINDINGS:	  Kyle	  Court	  and	  the	  alley	  will	  function	  as	  the	  primary	  intersection	  for	  
the	  new	  development.	  Residents	  of	  the	  new	  townhomes,	  duplexes,	  and	  existing	  
Raze	  Meadows	  development	  will	  have	  the	  opportunity	  to	  walk	  to	  the	  new	  
commercial	  area	  via	  this	  intersection.	  High	  pedestrian	  traffic	  is	  anticipated	  at	  the	  
intersection	  and	  a	  traffic	  calming	  measure,	  such	  as	  an	  alternative	  road	  surface,	  is	  
recommended.	  Alternative	  road	  surfaces	  can	  include	  brick,	  colored	  concrete,	  or	  
special	  pavers	  to	  more	  clearly	  define	  areas	  for	  pedestrian	  travel.	  	  
	  
Condition	  of	  Approval:	  Prior	  to	  final	  occupancy,	  the	  Kyle	  Court	  and	  alley	  
intersection	  shall	  be	  improved	  with	  a	  traffic	  management	  feature	  to	  slow	  traffic	  
and	  improve	  pedestrian	  safety.	  	  

	  
H.	  	   Future	  Street	  Plan	  and	  Extension	  of	  Streets.	  
	  

1.	  	   A	  future	  street	  plan	  shall	  be	  filed	  by	  the	  applicant	  in	  conjunction	  
with	  an	  application	  for	  a	  subdivision	  in	  order	  to	  facilitate	  orderly	  
development	  of	  the	  street	  system.	  The	  plan	  shall	  show	  the	  pattern	  
of	  existing	  and	  proposed	  future	  streets	  from	  the	  boundaries	  of	  the	  
proposed	  land	  division	  and	  shall	  include	  other	  parcels	  within	  500	  
feet	  surrounding	  and	  adjacent	  to	  the	  proposed	  land	  division.	  The	  
street	  plan	  is	  not	  binding;	  rather	  it	  is	  intended	  to	  show	  potential	  
future	  street	  extensions	  with	  future	  development….	  	  

	  
FINDINGS:	  The	  site	  is	  surrounded	  by	  existing	  urban	  development	  in	  all	  
directions.	  There	  are	  no	  surrounding	  areas	  that	  require	  a	  future	  street	  plan.	  This	  
standard	  does	  not	  apply.	  	  

	  
I.	  	   Street	  Alignment	  and	  Connections.	  
	  

1.	  	   Mixed-‐use	  and	  residential	  development	  proposed	  on	  sites	  five	  
acres	  or	  greater	  must	  submit	  a	  site	  plan	  that	  identifies	  conceptual	  
street	  connections	  that	  are	  consistent	  with	  the	  transportation	  
system	  plan.	  

	  
FINDINGS:	  The	  development	  site	  is	  approximately	  4.13	  acres.	  This	  standard	  does	  
not	  apply.	  	  
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2.	   	  Staggering	  of	  streets	  making	  “T”	  intersections	  at	  collectors	  and	  
arterials	  shall	  not	  be	  designed	  so	  that	  jogs	  of	  less	  than	  300	  feet	  on	  
such	  streets	  are	  created,	  as	  measured	  from	  the	  centerline	  of	  the	  
street.	  

	  
FINDINGS:	  The	  collector	  and	  arterial	  road	  improvements	  adjacent	  to	  the	  site	  are	  
subject	  to	  Multnomah	  County	  standards.	  This	  standard	  does	  not	  apply.	  	  

	  
3.	  	   Spacing	  between	  local	  street	  intersections	  shall	  have	  a	  minimum	  

separation	  of	  125	  feet,	  except	  where	  more	  closely	  spaced	  
intersections	  are	  designed	  to	  provide	  an	  open	  space,	  pocket	  park,	  
common	  area	  or	  similar	  neighborhood	  amenity.	  This	  standard	  
applies	  to	  four-‐way	  and	  three-‐way	  (offset)	  intersections.	  

	  
FINDINGS:	  Two	  new	  local	  street	  intersections	  will	  be	  created	  with	  the	  
subdivision	  –	  Kyle	  Court	  /	  Public	  Alley	  and	  Caden	  Street	  /	  Public	  Alley.	  The	  
spacing	  between	  the	  two	  intersections	  is	  approximately	  180	  ft.	  This	  standard	  is	  
met.	  	  	  

	  
4.	  	   All	  local	  and	  collector	  streets	  which	  abut	  a	  development	  site	  shall	  

be	  extended	  within	  the	  site	  to	  provide	  through	  circulation	  unless	  
the	  applicant	  demonstrates	  that	  extension	  is	  prevented	  by	  
environmental	  or	  topographical	  constraints,	  existing	  development	  
patterns	  or	  compliance	  with	  other	  standards	  in	  this	  code.	  This	  
exception	  applies	  when	  it	  is	  not	  possible	  to	  redesign	  or	  reconfigure	  
the	  street	  pattern	  to	  provide	  required	  extensions.	  Land	  is	  
considered	  topographically	  constrained	  if	  the	  slope	  is	  greater	  than	  
15	  percent	  for	  a	  distance	  of	  250	  feet	  or	  more.	  In	  the	  case	  of	  
environmental	  or	  topographical	  constraints,	  the	  mere	  presence	  of	  
a	  constraint	  is	  not	  sufficient	  to	  show	  that	  a	  street	  connection	  is	  not	  
possible.	  The	  applicant	  must	  show	  why	  the	  environmental	  or	  
topographic	  constraint	  precludes	  some	  reasonable	  street	  
connection.	  

	  
FINDINGS:	  The	  development	  site	  connects	  to	  all	  four	  abutting	  roadways	  and	  
provides	  for	  vehicular	  circulation	  throughout	  the	  site.	  The	  public	  alley	  will	  not	  be	  
extended	  north	  to	  NE	  Wistful	  Vista	  Drive	  because	  of	  the	  presence	  of	  existing	  
single-‐family	  homes.	  This	  standard	  is	  met.	  	  

	  
5.	  	   Proposed	  streets	  or	  street	  extensions	  shall	  be	  located	  to	  provide	  

direct	  access	  to	  existing	  or	  planned	  commercial	  services	  and	  other	  
neighborhood	  facilities,	  such	  as	  schools,	  shopping	  areas	  and	  parks	  
and	  transit	  facilities.	  
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FINDINGS:	  The	  proposal	  is	  for	  a	  horizontal	  mixed-‐use	  development	  consisting	  of	  
residential	  living	  units	  and	  commercial	  services.	  The	  vehicular	  and	  pedestrian	  
network	  will	  connect	  these	  two	  areas	  within	  the	  development	  site.	  	  

	  
6.	  	   In	  order	  to	  promote	  efficient	  vehicular	  and	  pedestrian	  circulation	  

throughout	  the	  city,	  the	  design	  of	  subdivisions	  and	  alignment	  of	  
new	  streets	  shall	  conform	  to	  the	  following	  standards	  in	  
Chapter	  19.162	  FMC,	  Access	  and	  Circulation.	  The	  maximum	  block	  
length	  shall	  not	  exceed:	  

	  
b.	  	   Two	  hundred	  feet	  in	  the	  town	  center	  commercial	  district,	  

except	  as	  provided	  by	  FMC	  19.65.050,	  Block	  layout	  and	  
building	  orientation;	  

	  
FINDINGS:	  The	  proposed	  block	  length	  between	  the	  north	  property	  line	  and	  the	  
intersection	  of	  NE	  Caden	  Street	  and	  the	  alley	  is	  greater	  than	  200	  ft.	  The	  
proposed	  block	  length	  between	  the	  south	  property	  line	  and	  the	  intersection	  of	  
NE	  Kyle	  Court	  and	  the	  alley	  is	  also	  greater	  than	  200	  ft.	  This	  standard	  is	  not	  met	  
and	  Conditions	  of	  Approval	  are	  included	  in	  the	  findings	  for	  FMC	  19.65.050.	  	  

	  
7.	  	   A	  variance	  to	  street	  spacing	  standards	  may	  be	  granted	  pursuant	  

to	  FMC	  19.520.030	  (Class	  B	  variances)	  when	  resources	  are	  present	  
that	  are	  mapped	  on	  the	  Natural	  Resources	  Map,	  where	  street	  
spacing	  can	  be	  achieved	  at	  a	  minimum	  of	  800	  feet	  and	  no	  greater	  
than	  1,200	  feet.	  

	  
FINDINGS:	  A	  variance	  is	  not	  requested	  for	  the	  street	  spacing	  standards.	  	  	  

	  
8.	  	   Exceptions	  to	  the	  standards	  in	  this	  subsection	  may	  be	  granted	  

when:	  
	  

a.	  	   Habitat	  quality	  or	  the	  length	  of	  the	  crossing	  required	  
prevents	  a	  full	  street	  connection,	  pursuant	  to	  
Chapter	  19.106	  FMC;	  

	  
b.	  	   An	  access	  way	  is	  provided	  at	  or	  near	  midblock,	  in	  

conformance	  with	  the	  provisions	  of	  Chapter	  19.162	  FMC.	  
	  

FINDINGS:	  No	  exceptions	  to	  the	  standards	  in	  this	  subject	  are	  required.	  	  
	  

J.	  	   Sidewalks,	  Planter	  Strips,	  Bicycle	  Lanes.	  Sidewalks,	  planter	  strips,	  and	  
bicycle	  lanes	  shall	  be	  installed	  in	  conformance	  with	  applicable	  provisions	  



	   	   	  
2018-‐50-‐DR-‐SD	  	   	   	  
Halsey	  &	  Fairview	  Parkway	  Mixed-‐Use	  Site	   	   Page	  64	  of	  98	  

of	  the	  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:	  The	  street	  cross	  sections	  for	  Kyle	  Court	  and	  Caden	  Street	  are	  
proposed	  to	  match	  the	  existing	  cross	  sections	  in	  Raze	  Meadows	  (Exhibit	  C-‐9).	  
The	  proposed	  drive	  lane	  is	  4	  ft.	  wider	  and	  the	  proposed	  planter	  strip	  is	  4	  ft.	  
narrower	  than	  called	  for	  in	  the	  2016	  TSP.	  Matching	  the	  new	  street	  cross	  sections	  
with	  the	  existing	  cross	  sections	  will	  result	  in	  the	  best	  transition	  between	  
subdivisions	  and	  meet	  pedestrian	  and	  vehicular	  circulation	  goals.	  Matching	  the	  
new	  street	  cross	  sections	  with	  the	  2016	  TSP	  may	  result	  in	  poor	  function	  or	  
aesthetic	  with	  misalignment	  between	  the	  drive	  lanes,	  curbs,	  and	  planter	  strips.	  	  

	  
Right-‐of-‐Way	   Applicant	  proposal	  	   Transportation	  System	  Plan	  
Drive	  lane	   16	  ft.	   14	  ft.	  
Planter	  strip	   3.5	  ft.	   5.5	  ft.	  	  
Sidewalk	   5	  ft.	   5	  ft.	  
Buffer	   0.5	  ft.	   0.5	  ft.	  

	  
K.	  	   Internal	  Pathways.	  Pathways	  shall	  be	  at	  least	  five	  feet	  in	  unobstructed	  

width	  and	  shall	  be	  constructed	  to	  sidewalk	  standards	  found	  in	  Standard	  
Specifications	  for	  Public	  Works	  Construction,	  or	  according	  to	  Multnomah	  
County	  or	  ODOT	  standards	  as	  applicable.	  The	  property	  owner	  shall	  keep	  a	  
minimum	  of	  five	  feet	  of	  the	  pathway	  width	  clear	  of	  both	  permanent	  and	  
temporary	  obstructions	  (e.g.,	  utility	  poles,	  sandwich	  signs).	  Maintenance	  
of	  internal	  pathways	  is	  the	  continuing	  obligation	  of	  the	  property	  owner	  or	  
adjacent	  property	  owner.	  All	  work	  must	  comply	  with	  the	  city	  of	  Fairview	  
public	  works	  construction	  standards.	  

	  
FINDINGS:	  The	  street	  cross	  sections	  for	  Kyle	  Court,	  Caden	  Street,	  and	  the	  alley	  
provide	  for	  5	  ft.	  sidewalks.	  The	  width	  of	  the	  pedestrian	  paths	  adjacent	  to	  the	  
commercial	  buildings	  and	  commercial	  parking	  areas	  are	  not	  labeled	  on	  the	  site	  
plan	  or	  indicated	  in	  the	  narrative.	  	  
	  
Condition	  of	  Approval:	  Prior	  to	  issuance	  of	  building	  permits,	  the	  applicant	  shall	  
revise	  the	  site	  plan	  to	  show	  all	  pedestrian	  paths	  are	  at	  least	  5	  ft.	  in	  width.	  	  
	  
L.	  	   Intersection	  Angles.	  Streets	  shall	  be	  laid	  out	  so	  as	  to	  intersect	  at	  an	  angle	  

as	  near	  to	  a	  right	  angle	  as	  practicable,	  except	  where	  topography	  requires	  
a	  lesser	  angle	  or	  where	  a	  reduced	  angle	  is	  necessary	  to	  provide	  an	  open	  
space,	  pocket	  park,	  common	  area	  or	  similar	  neighborhood	  amenity.	  In	  
addition,	  the	  following	  standards	  shall	  apply:	  
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1.	  	   Streets	  shall	  have	  at	  least	  25	  feet	  of	  tangent	  adjacent	  to	  the	  right-‐

of-‐way	  intersection	  unless	  topography	  requires	  a	  lesser	  distance;	  
	  
2.	  	   Intersections	  which	  are	  not	  at	  right	  angles	  shall	  have	  a	  minimum	  

corner	  radius	  of	  20	  feet	  along	  the	  right-‐of-‐way	  lines	  of	  the	  acute	  
angle;	  and	  

	  
3.	  	   Right-‐of-‐way	  lines	  at	  intersection	  with	  arterial	  streets	  shall	  have	  a	  

corner	  radius	  of	  not	  less	  than	  20	  feet	  
	  

FINDINGS:	  All	  intersections	  are	  proposed	  at	  90	  right	  angles	  and	  have	  at	  least	  25	  
ft.	  of	  tangent	  adjacent	  to	  the	  right	  of	  way.	  There	  are	  no	  intersections	  with	  
arterial	  streets	  that	  are	  subject	  to	  this	  Chapter.	  This	  standard	  is	  met.	  	  

	  
M.	  	   Existing	  Rights-‐of-‐Way.	  Whenever	  existing	  rights-‐of-‐way	  adjacent	  to	  or	  

within	  a	  tract	  are	  of	  less	  than	  standard	  width,	  additional	  rights-‐of-‐way	  
shall	  be	  provided	  at	  the	  time	  of	  subdivision	  or	  development,	  subject	  to	  the	  
provision	  of	  FMC	  19.165.025	  (C).	  

	  
FINDINGS:	  The	  local	  streets	  adjacent	  to	  the	  development	  site	  are	  at	  full	  design	  
width	  and	  additional	  dedications	  are	  not	  required.	  The	  applicant	  will	  be	  required	  
to	  provide	  a	  5	  ft.	  dedication	  to	  Multnomah	  County	  along	  NE	  Halsey	  Street	  to	  
bring	  the	  right-‐of-‐way	  width	  to	  45	  ft.	  from	  centerline.	  	  	  
	  
N.	  	   Cul-‐de-‐Sacs.	  A	  dead-‐end	  street	  shall	  be	  no	  more	  than	  200	  feet	  long,	  shall	  

not	  provide	  access	  to	  greater	  than	  eight	  dwelling	  units,	  and	  shall	  only	  be	  
used	  when	  environmental	  or	  topographical	  constraints,	  existing	  
development	  patterns,	  or	  compliance	  with	  other	  standards	  in	  this	  code	  
preclude	  street	  extension	  and	  through	  circulation:	  

	  
1.	  	   All	  cul-‐de-‐sacs	  shall	  terminate	  with	  a	  circular	  turnaround.	  Circular	  

turnarounds	  shall	  have	  a	  radius	  of	  no	  less	  than	  25	  feet,	  and	  not	  
more	  than	  a	  radius	  of	  40	  feet	  (i.e.,	  from	  center	  to	  edge	  of	  
pavement);	  except	  that	  turnarounds	  may	  be	  larger	  when	  they	  
contain	  a	  landscaped	  island	  or	  parking	  bay	  in	  their	  center.	  When	  
an	  island	  or	  parking	  bay	  is	  provided,	  there	  shall	  be	  a	  fire	  
apparatus	  lane	  of	  20	  feet	  in	  width;	  and	  

	  
2.	  	   The	  length	  of	  the	  cul-‐de-‐sac	  shall	  be	  measured	  along	  the	  

centerline	  of	  the	  roadway	  from	  the	  near	  side	  of	  the	  intersecting	  
street	  to	  the	  farthest	  point	  of	  the	  cul-‐de-‐sac.	  
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FINDINGS:	  All	  public	  streets	  will	  be	  through	  streets	  and	  do	  not	  require	  a	  cul-‐de-‐
sac	  turnaround.	  The	  alley	  is	  not	  classified	  as	  a	  street,	  however,	  it	  will	  be	  less	  than	  
200	  feet	  long	  and	  provide	  access	  to	  less	  than	  8	  homes.	  This	  standard	  is	  met.	  	  	  

	  
O.	  	   Grades	  and	  Curves.	  Grades	  shall	  not	  exceed	  10	  percent	  on	  arterials,	  12	  

percent	  on	  collector	  streets,	  or	  12	  percent	  on	  any	  other	  street	  (except	  that	  
local	  or	  residential	  access	  streets	  may	  have	  segments	  with	  grades	  up	  to	  
15	  percent	  for	  distances	  of	  no	  greater	  than	  250	  feet),	  and:	  

	  
1.	  	   Centerline	  curve	  radii	  shall	  not	  be	  less	  than	  700	  feet	  on	  arterials,	  

500	  feet	  on	  major	  collectors,	  350	  feet	  on	  minor	  collectors,	  or	  100	  
feet	  on	  other	  streets;	  and	  

	  
2.	  	   Streets	  intersecting	  with	  a	  minor	  collector	  or	  greater	  functional	  

classification	  street,	  or	  streets	  intended	  to	  be	  posted	  with	  a	  stop	  
sign	  or	  signalization,	  shall	  provide	  a	  landing	  averaging	  five	  percent	  
or	  less.	  Landings	  are	  that	  portion	  of	  the	  street	  within	  20	  feet	  of	  the	  
edge	  of	  the	  intersecting	  street	  at	  full	  improvement.	  

	  
FINDINGS:	  Grades	  and	  curve	  radii	  for	  public	  right-‐of-‐ways	  are	  not	  included	  in	  the	  
drawings	  or	  narrative.	  	  
	  
Condition	  of	  Approval:	  Prior	  to	  the	  issuance	  of	  building	  permits,	  the	  applicant	  
shall	  submit	  revised	  drawings	  that	  show	  street	  grades	  and	  curves	  comply	  with	  all	  
standards	  in	  FMC	  19.165.025(O).	  	  	  

	  
P.	  	   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.	  

	  
FINDINGS:	  The	  applicant	  has	  concurrently	  applied	  for	  a	  Type	  III	  Design	  Review	  
approval	  that	  addresses	  the	  applicable	  sections	  of	  FMC	  19.162	  Access	  and	  
Circulation.	  The	  application	  complies	  or	  can	  be	  conditioned	  to	  comply	  with	  all	  
applicable	  standards.	  	  	  	  	  
	  
Q.	  	   Streets	  Adjacent	  to	  Railroad	  Right-‐of-‐Way.	  Wherever	  the	  proposed	  

development	  contains	  or	  is	  adjacent	  to	  a	  railroad	  right-‐of-‐way,	  a	  street	  
approximately	  parallel	  to	  and	  on	  each	  side	  of	  such	  right-‐of-‐way	  at	  a	  
distance	  suitable	  for	  the	  appropriate	  use	  of	  the	  land	  shall	  be	  created.	  New	  
railroad	  crossings	  and	  modifications	  to	  existing	  crossings	  are	  subject	  to	  
review	  and	  approval	  by	  Oregon	  Department	  of	  Transportation.	  
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FINDINGS:	  There	  are	  no	  adjacent	  railroad	  right-‐of-‐ways.	  	  
	  

R.	  	   Development	  Adjoining	  Arterial	  Streets.	  Where	  a	  development	  adjoins	  or	  
is	  crossed	  by	  an	  existing	  or	  proposed	  arterial	  street,	  the	  development	  
design	  shall	  separate	  residential	  access	  and	  through	  traffic,	  and	  shall	  
minimize	  traffic	  conflicts.	  The	  design	  shall	  include	  one	  or	  more	  of	  the	  
following:	  

	  
1.	  	   A	  parallel	  access	  street	  along	  the	  arterial	  with	  a	  landscape	  buffer	  

separating	  the	  two	  streets;	  
	  
2.	  	   Deep	  lots	  abutting	  the	  arterial	  or	  major	  collector	  to	  provide	  

adequate	  buffering	  with	  frontage	  along	  another	  street.	  Double-‐
frontage	  lots	  shall	  conform	  to	  the	  buffering	  standards	  in	  
FMC	  19.163.030;	  

	  
3.	  	   Screen	  planting	  at	  the	  rear	  or	  side	  property	  line	  to	  be	  contained	  in	  

a	  non-‐access	  reservation	  (e.g.,	  public	  easement	  or	  tract)	  along	  the	  
arterial;	  

	  
4.	  	   Other	  treatment	  suitable	  to	  meet	  the	  objectives	  of	  this	  subsection;	  

or	  
	  
5.	  	   If	  a	  lot	  has	  access	  to	  two	  streets	  with	  different	  classifications,	  

primary	  access	  shall	  be	  from	  the	  lower	  classification	  street,	  in	  
conformance	  with	  Chapter	  19.162	  FMC.	  

	  
FINDINGS:	  The	  development	  adjoins	  two	  arterial	  streets	  –	  NE	  Halsey	  Street	  and	  
NE	  Fairview	  Parkway.	  Access	  to	  all	  individual	  parcels	  within	  the	  subdivision	  is	  
provided	  via	  a	  secondary	  alley/easement	  and	  is	  separated	  from	  the	  arterial	  
roads.	  The	  location	  of	  access	  points	  are	  subject	  to	  Multnomah	  County	  standards.	  
This	  standard	  is	  met.	  	  

	  
S.	  	   Alleys,	  Public	  or	  Private.	  Alleys	  shall	  conform	  to	  the	  standards	  in	  the	  

Fairview	  transportation	  system	  plan.	  While	  alley	  intersections	  and	  sharp	  
changes	  in	  alignment	  shall	  be	  avoided,	  the	  corners	  of	  necessary	  alley	  
intersections	  shall	  have	  a	  radius	  of	  not	  less	  than	  12	  feet.	  

	  
FINDINGS:	  The	  proposed	  radius	  of	  the	  alley	  intersections	  are	  19	  ft.	  This	  standard	  
is	  met.	  	  

	  
T.	  	   Private	  Streets.	  Private	  streets	  shall	  not	  be	  used	  to	  avoid	  connections	  with	  

public	  streets.	  Gated	  communities	  (i.e.,	  where	  a	  gate	  limits	  access	  to	  a	  



	   	   	  
2018-‐50-‐DR-‐SD	  	   	   	  
Halsey	  &	  Fairview	  Parkway	  Mixed-‐Use	  Site	   	   Page	  68	  of	  98	  

development	  from	  a	  public	  street)	  are	  prohibited.	  Design	  standards	  for	  
private	  streets	  shall	  conform	  to	  the	  provisions	  of	  the	  Fairview	  
transportation	  system	  plan.	  

	  
FINDINGS:	  No	  private	  streets	  are	  proposed	  that	  will	  be	  used	  to	  avoid	  
connections	  with	  public	  streets	  and	  no	  gated	  communities	  are	  proposed.	  	  
	  

	  
U.	  	   Street	  Names.	  No	  street	  name	  shall	  be	  used	  which	  will	  duplicate	  or	  be	  

confused	  with	  the	  names	  of	  existing	  streets	  in	  Multnomah	  County,	  except	  
for	  extensions	  of	  existing	  streets.	  Street	  names,	  signs	  and	  numbers	  shall	  
conform	  to	  the	  established	  pattern	  in	  the	  surrounding	  area,	  except	  as	  
requested	  by	  emergency	  service	  providers.	  

	  
FINDINGS:	  The	  two	  public	  streets	  will	  be	  extended	  and	  retain	  the	  names	  NE	  Kyle	  
Court	  and	  NE	  Caden	  Street.	  Street	  numbers	  will	  be	  assigned	  at	  the	  time	  of	  
building	  permits	  and	  will	  follow	  the	  established	  pattern	  in	  the	  surrounding	  area.	  
The	  public	  alley	  is	  labeled	  as	  “Street	  A”	  on	  the	  preliminary	  plat.	  	  
	  
Condition	  of	  Approval:	  Prior	  to	  the	  issuance	  of	  building	  permits,	  the	  applicant	  
shall	  provide	  a	  name	  for	  the	  public	  alley	  which	  will	  not	  duplicate	  or	  be	  confused	  
with	  names	  of	  existing	  streets	  in	  Multnomah	  County.	  	  

	  
V.	  	   Survey	  Monuments.	  Upon	  completion	  of	  a	  street	  improvement	  and	  prior	  

to	  acceptance	  by	  the	  city,	  it	  shall	  be	  the	  responsibility	  of	  the	  developer’s	  
registered	  professional	  land	  surveyor	  to	  provide	  certification	  to	  the	  city	  
that	  all	  boundary	  and	  interior	  monuments	  shall	  be	  reestablished	  and	  
protected.	  

	  
Condition	  of	  Approval:	  Upon	  completion	  of	  a	  street	  improvement	  and	  prior	  to	  
acceptance	  by	  the	  city,	  it	  shall	  be	  the	  responsibility	  of	  the	  developer’s	  registered	  
professional	  land	  surveyor	  to	  provide	  certification	  to	  the	  city	  that	  all	  boundary	  
and	  interior	  monuments	  shall	  be	  reestablished	  and	  protected.	  

	  
W.	  	   Street	  Signs.	  The	  city,	  county	  or	  state	  with	  jurisdiction	  shall	  install	  all	  signs	  

for	  traffic	  control	  and	  street	  names.	  The	  cost	  of	  signs	  required	  for	  new	  
development	  shall	  be	  the	  responsibility	  of	  the	  developer.	  Street	  name	  
signs	  shall	  be	  installed	  at	  all	  street	  intersections.	  Stop	  signs	  and	  other	  
signs	  may	  be	  required.	  

	  
Condition	  of	  Approval:	  Traffic	  control	  and	  street	  name	  signs	  shall	  be	  installed	  by	  
the	  City	  of	  Fairview	  and	  Multnomah	  County.	  The	  cost	  of	  signs	  is	  the	  
responsibility	  of	  the	  developer.	  	  
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X.	  	   Mail	  Boxes.	  Plans	  for	  mail	  boxes	  to	  be	  used	  shall	  be	  approved	  by	  the	  

United	  States	  Postal	  Service.	  
	  
Condition	  of	  Approval:	  Prior	  to	  final	  occupancy,	  a	  plan	  for	  mail	  boxes	  
throughout	  the	  development	  site	  shall	  be	  approved	  by	  the	  United	  States	  Postal	  
Service.	  	  
	  
Y.	  	   Streetlight	  Standards.	  Streetlights	  shall	  be	  installed	  in	  accordance	  with	  

city	  standards.	  
	  
FINDINGS:	  The	  Site	  Plans	  shows	  street	  lights	  will	  be	  provided	  along	  the	  local	  
streets	  and	  alley.	  All	  street	  lights	  are	  standards	  are	  subject	  to	  the	  Multhomah	  
County	  Lighting	  District	  standards.	  	  
	  
Condition	  of	  Approval:	  Prior	  to	  the	  issuance	  of	  building	  permits,	  the	  applicant	  
shall	  submit	  and	  receive	  approval	  of	  street	  light	  plan	  for	  all	  public	  right-‐of-‐ways.	  
The	  plan	  shall	  be	  approved	  by	  the	  Multnomah	  County	  Lighting	  District.	  	  
	  
Z.	  	   Street	  Cross-‐Sections.	  All	  street	  cross-‐sections	  must	  comply	  with	  the	  

Standard	  Specifications	  for	  Public	  Works	  Construction	  pages	  40-‐51.	  The	  
final	  lift	  of	  asphalt	  or	  concrete	  pavement	  shall	  be	  placed	  on	  all	  new	  
constructed	  public	  roadways	  prior	  to	  final	  city	  acceptance	  of	  the	  roadway	  
and	  within	  one	  year	  of	  the	  conditional	  acceptance	  of	  the	  roadway	  unless	  
otherwise	  approved	  by	  the	  city	  engineer.	  The	  final	  lift	  shall	  also	  be	  placed	  
no	  later	  than	  when	  90	  percent	  of	  the	  structures	  in	  the	  new	  development	  
are	  completed	  or	  one	  year	  from	  the	  commencement	  of	  initial	  construction	  
of	  the	  development,	  whichever	  is	  less.	  All	  work	  must	  comply	  with	  public	  
works	  construction	  standards.	  

	  
1.	  	   Sub-‐base	  and	  leveling	  course	  shall	  be	  of	  select	  crushed	  rock;	  
	  
2.	  	   Surface	  material	  shall	  be	  of	  Class	  C	  or	  B	  asphaltic	  concrete;	  
	  
3.	  	   The	  final	  lift	  shall	  be	  Class	  C	  asphaltic	  concrete	  as	  defined	  by	  

APWA	  standard	  specifications;	  and	  
	  
4.	  	   No	  lift	  shall	  be	  less	  than	  one	  and	  one-‐half	  inches	  in	  thickness.	  	  

	  
Condition	  of	  Approval:	  The	  final	  lift	  of	  asphalt	  or	  concrete	  pavement	  shall	  be	  
placed	  on	  all	  new	  constructed	  public	  roadways	  prior	  to	  final	  city	  acceptance	  of	  
the	  roadway	  and	  within	  one	  year	  of	  the	  conditional	  acceptance	  of	  the	  roadway	  
unless	  otherwise	  approved	  by	  the	  city	  engineer.	  The	  City	  must	  accept	  the	  
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roadway	  prior	  to	  occupancy	  of	  any	  building	  served	  by	  the	  road.	  The	  final	  lift	  shall	  
also	  be	  placed	  no	  later	  than	  when	  90	  percent	  of	  the	  structures	  in	  the	  new	  
development	  are	  completed	  or	  one	  year	  from	  the	  commencement	  of	  initial	  
construction	  of	  the	  development,	  whichever	  is	  less.	  All	  cross	  sections	  must	  also	  
comply	  with	  standards	  1-‐4	  of	  FMC	  19.165.025(Z).	  	  

	   	  
19.165.030	  Public	  use	  areas.	  
Public	  use	  areas	  implement	  Comprehensive	  Plan	  policies	  that	  may	  require	  a	  developer	  to	  
reserve	  a	  piece	  of	  land	  for	  future	  park	  and	  open	  space	  to	  serve	  the	  residents	  of	  the	  new	  
development.	  Specific	  issues	  to	  consider	  include	  the	  amount	  of	  time	  the	  city	  has	  to	  
purchase	  parkland	  and	  whether	  dedication	  of	  park	  land	  should	  count	  as	  a	  credit	  towards	  
SDCs.	  
	  

A.	  	   Dedication	  Requirements.	  
	  

1.	  	   Where	  a	  proposed	  park,	  playground	  or	  other	  public	  use	  shown	  in	  a	  
plan	  adopted	  by	  the	  city	  is	  located	  in	  whole	  or	  in	  part	  in	  a	  
subdivision,	  the	  city	  may	  require	  the	  dedication	  or	  reservation	  of	  
this	  area	  on	  the	  final	  plat	  for	  the	  subdivision.	  

	  
2.	  	   If	  determined	  by	  the	  planning	  commission	  to	  be	  in	  the	  public	  

interest	  in	  accordance	  with	  adopted	  Comprehensive	  Plan	  policies,	  
and	  where	  an	  adopted	  plan	  of	  the	  city	  does	  not	  indicate	  proposed	  
public	  use	  areas,	  the	  city	  may	  require	  the	  dedication	  or	  reservation	  
of	  areas	  within	  the	  subdivision	  of	  a	  character,	  extent	  and	  location	  
suitable	  for	  the	  development	  of	  parks	  and	  other	  public	  uses.	  

	  
3.	  	   All	  required	  dedications	  of	  public	  use	  areas	  shall	  conform	  to	  

FMC	  19.430.150(D),	  Conditions	  of	  approval.	  
	  

B.	  	   Acquisition	  by	  Public	  Agency.	  If	  the	  developer	  is	  required	  to	  reserve	  land	  
area	  for	  a	  park	  or	  playground,	  the	  land	  shall	  be	  acquired	  by	  the	  
appropriate	  public	  agency	  within	  12	  months	  following	  final	  plat	  approval,	  
at	  a	  price	  agreed	  upon	  prior	  to	  approval	  of	  the	  plat,	  or	  the	  reservation	  
shall	  be	  released	  to	  the	  property	  owner.	  

	  
C.	  	   System	  Development	  Charge	  Credit.	  Dedication	  of	  land	  to	  the	  city	  for	  

public	  use	  areas	  shall	  be	  eligible	  as	  a	  credit	  toward	  any	  required	  system	  
development	  charge	  for	  parks.	  	  

	  
FINDINGS:	  The	  City’s	  Comprehensive	  Plan	  and	  Parks	  Master	  Plan	  do	  not	  require	  
a	  public	  use	  area	  for	  this	  site.	  Salish	  Ponds	  Wetland	  park	  is	  located	  
approximately	  500	  ft.	  to	  the	  south	  of	  the	  development	  site.	  	  
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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.	  

	  
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:	  New	  public	  sanitary	  sewer	  and	  water	  main	  lines	  are	  proposed	  under	  
the	  new	  public	  right-‐of-‐ways	  including	  Kyle	  Court,	  Caden	  Street,	  and	  the	  alley.	  
The	  sewer	  and	  water	  lines	  located	  in	  the	  access	  and	  utility	  easement	  at	  the	  
south	  end	  of	  the	  site	  will	  be	  private.	  	  

	  
Condition	  of	  Approval:	  Prior	  to	  issuance	  of	  building	  permits,	  all	  public	  sanitary	  
sewer	  and	  water	  plans	  shall	  show	  compliance	  with	  the	  city	  standards	  and	  be	  
approved	  by	  the	  city	  engineer.	  	  

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

	  
FINDINGS:	  A	  stormwater	  drainage	  system	  is	  proposed	  throughout	  the	  site,	  
including	  runoff	  from	  future	  public	  and	  private	  facilities.	  The	  Preliminary	  
Drainage	  Report	  (Exhibit	  C-‐18)	  does	  not	  demonstrate	  how	  the	  site	  will	  comply	  
with	  subsections	  A-‐D	  above.	  	  
	  
Condition	  of	  Approval:	  Prior	  to	  issuance	  of	  building	  permits,	  the	  applicant	  shall	  
submit	  a	  final	  Stormwater	  Management	  Plan	  that	  demonstrates	  compliance	  with	  
subsections	  A-‐D	  of	  FMC	  19.165.050.	  The	  Stormwater	  Management	  Plan	  and	  
Stormwater	  Operations	  &	  Maintenance	  Agreement	  shall	  also	  comply	  with	  the	  
2016	  Portland	  Stormwater	  Management	  Manual.	  The	  plan	  must	  follow	  the	  
requirements	  in	  the	  manual	  regarding	  hierarchy,	  pre	  and	  post	  developed	  flows,	  
and	  downstream	  impacts.	  	  

	  
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	  
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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:	  

	  
1.	  	   The	  developer	  shall	  make	  all	  necessary	  arrangements	  with	  the	  

serving	  utility	  to	  provide	  the	  underground	  services.	  Care	  shall	  be	  
taken	  to	  ensure	  that	  all	  above	  ground	  equipment	  does	  not	  
obstruct	  vision	  clearance	  areas	  for	  vehicular	  traffic;	  

	  
2.	  	   The	  city	  reserves	  the	  right	  to	  approve	  the	  location	  of	  all	  surface-‐

mounted	  facilities;	  
	  
3.	  	   All	  underground	  utilities,	  including	  sanitary	  sewers	  and	  storm	  

drains	  installed	  in	  streets	  by	  the	  developer,	  shall	  be	  constructed	  
prior	  to	  the	  surfacing	  of	  the	  streets;	  and	  

	  
4.	  	   Stubs	  for	  service	  connections	  shall	  be	  long	  enough	  to	  avoid	  

disturbing	  the	  street	  improvements	  when	  service	  connections	  are	  
made.	  

	  
B.	  	   Easements.	  Easements	  shall	  be	  provided	  for	  all	  underground	  utility	  

facilities.	  
	  
C.	  	   Exception	  to	  Undergrounding	  Requirement.	  The	  standard	  applies	  only	  to	  

proposed	  subdivisions.	  An	  exception	  to	  the	  undergrounding	  requirement	  
may	  be	  granted	  due	  to	  physical	  constraints,	  such	  as	  steep	  topography,	  
sensitive	  lands,	  Chapter	  19.106	  FMC,	  or	  existing	  development	  conditions.	  	  

	  
FINDINGS:	  The	  preliminary	  subdivision	  plat	  indicates	  a	  7	  ft.	  wide	  public	  utility	  
easement	  will	  be	  provided	  just	  outside	  the	  right-‐of-‐way	  of	  all	  new	  public	  
streets/alleys.	  The	  narrative	  indicates	  all	  utilities	  will	  be	  placed	  underground,	  
however,	  plans	  have	  not	  been	  provided.	  Specifically,	  details	  on	  the	  electric	  
power	  lines	  along	  NE	  Halsey	  Street	  have	  not	  been	  provided.	  Any	  power	  lines	  less	  
than	  50,000	  volts	  are	  required	  to	  be	  placed	  underground.	  	  	  
	  
Condition	  of	  Approval:	  Prior	  to	  the	  issuance	  of	  building	  permits,	  the	  applicant	  
shall	  submit	  an	  undergrounding	  plan	  for	  all	  proposed	  and	  existing	  utilities.	  
Surface	  mounted	  transformers,	  surface	  mounted	  electric	  boxes,	  and	  above-‐
ground	  electric	  power	  lines	  50,000	  volts	  and	  greater	  are	  exempt	  from	  this	  
requirement.	  	  
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19.165.070	  Easements.	  
The	  easements	  section	  provisions	  reserve	  adequate	  space	  for	  utilities.	  
Easements	  for	  sewers,	  storm	  drainage	  and	  water	  quality	  facilities,	  water	  mains,	  electric	  
lines	  or	  other	  public	  utilities	  shall	  be	  dedicated	  on	  a	  final	  plat,	  or	  provided	  for	  in	  the	  deed	  
restrictions.	  	  
	  
See	  also,	  Chapter	  19.420	  FMC,	  Development	  Review	  and	  Site	  Design	  Review	  and	  
Chapter	  19.430,	  Land	  Divisions	  and	  Lot	  Line	  Adjustments.	  The	  developer	  or	  applicant	  
shall	  make	  arrangements	  with	  the	  city,	  the	  applicable	  district	  and	  each	  utility	  franchise	  
for	  the	  provision	  and	  dedication	  of	  utility	  easements	  necessary	  to	  provide	  full	  services	  to	  
the	  development.	  The	  city’s	  standard	  width	  for	  public	  main	  line	  utility	  easements	  shall	  be	  
20	  feet	  unless	  otherwise	  specified	  by	  the	  utility	  company,	  applicable	  district,	  or	  city	  
engineer.	  	  
	  

FINDINGS:	  Easements	  have	  been	  provided	  throughout	  the	  site	  for	  placement	  of	  
public	  utilities.	  Easements	  related	  to	  public	  streets,	  sanitary	  sewer	  lines,	  water	  
lines,	  and	  storm	  drainage	  meet	  the	  width	  required	  by	  the	  city	  engineer.	  	  
	  
Condition	  of	  Approval:	  Prior	  to	  the	  issuance	  of	  building	  permits,	  the	  applicant	  
shall	  demonstrate	  easement	  widths	  for	  telecommunications,	  electricity,	  and	  gas	  
are	  adequately	  sized	  to	  provide	  full	  services	  to	  the	  development.	  	  

	  
19.165.080	  Construction	  plan	  approval	  and	  assurances.	  
The	  construction	  plan	  approval	  portion	  ensures	  the	  completion	  of	  a	  development	  by	  a	  
builder.	  
	  
No	  public	  improvements,	  including	  sanitary	  sewers,	  storm	  sewers,	  streets,	  sidewalks,	  
curbs,	  lighting,	  parks,	  or	  other	  requirements,	  shall	  be	  undertaken	  except	  after	  the	  plans	  
have	  been	  approved	  by	  the	  city,	  permit	  fee	  paid,	  and	  permit	  issued.	  The	  permit	  fee	  is	  
required	  to	  defray	  the	  cost	  and	  expenses	  incurred	  by	  the	  city	  for	  construction	  and	  other	  
services	  in	  connection	  with	  the	  improvement.	  The	  permit	  fee	  shall	  be	  set	  by	  the	  city	  
council.	  The	  city	  may	  require	  the	  developer	  or	  subdivider	  to	  provide	  bonding	  or	  other	  
performance	  guarantees	  to	  ensure	  completion	  of	  required	  public	  improvements.	  	  
	  

Condition	  of	  Approval:	  Plans	  for	  all	  public	  facilities	  including	  sanitary	  sewers,	  
storm	  sewers,	  streets,	  sidewalks,	  curbs,	  lighting,	  and	  other	  improvements	  shall	  
reviewed	  and	  approved	  by	  the	  City.	  	  
	  
Prior	  to	  the	  issuance	  of	  permits,	  proof	  of	  a	  bond	  or	  performance	  guarantee	  is	  
required	  for	  all	  public	  facilities	  including	  sanitary	  sewers,	  storm	  sewers,	  streets,	  
sidewalks,	  curbs,	  lighting,	  and	  other	  improvements.	  	  
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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.	  A	  registered	  civil	  engineer	  shall	  

provide	  written	  certification	  in	  a	  form	  required	  by	  the	  city	  that	  all	  
improvements,	  workmanship	  and	  materials	  are	  in	  accord	  with	  current	  
and	  standard	  engineering	  and	  construction	  practices,	  conform	  to	  
approved	  plans	  and	  conditions	  of	  approval,	  and	  are	  of	  high	  grade,	  prior	  to	  
city	  acceptance	  of	  the	  public	  improvements,	  or	  any	  portion	  thereof,	  for	  
operation	  and	  maintenance.	  The	  developer’s	  engineer	  shall	  also	  provide	  
three	  sets	  (one	  mylar,	  one	  electronic,	  one	  paper	  copy)	  of	  “as-‐built”	  plans,	  
in	  conformance	  with	  the	  city	  engineer’s	  specifications,	  for	  permanent	  
filing	  with	  the	  city.	  	  

	  
Condition	  of	  Approval:	  Prior	  to	  final	  occupancy,	  the	  applicant	  shall	  demonstrate	  
compliance	  with	  all	  public	  facility	  installation	  requirements	  described	  in	  
subsections	  A-‐F	  of	  FMC	  19.165.090.	  	  
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Chapter	  19.430	  Land	  Divisions	  and	  Lot	  Line	  Adjustments	  	  
	  
19.430.110	  Purpose.	  
The	  purpose	  of	  this	  chapter	  is	  to:	  

A.	  	   Provide	  rules,	  regulations	  and	  standards	  governing	  the	  approval	  of	  
subdivisions,	  partitions	  and	  lot	  line	  adjustments.	  
1.	  	   Subdivisions	  involve	  the	  creation	  of	  four	  or	  more	  lots	  from	  one	  

parent	  lot,	  parcel	  or	  tract,	  within	  one	  calendar	  year.	  
	  

2.	  	   Partitions	  involve	  the	  creation	  of	  three	  or	  fewer	  lots	  within	  one	  
calendar	  year.	  

	  
3.	  	   Lot	  line	  adjustments	  involve	  modifications	  to	  lot	  lines	  or	  parcel	  

boundaries	  which	  do	  not	  result	  in	  the	  creation	  of	  new	  lots.	  
	  

B.	  	   Carry	  out	  the	  city’s	  development	  pattern,	  as	  envisioned	  by	  the	  
Comprehensive	  Plan.	  

	  
C.	  	   Encourage	  efficient	  use	  of	  land	  resources,	  full	  utilization	  of	  urban	  services,	  

and	  transportation	  options.	  
	  

D.	  	   Promote	  the	  public	  health,	  safety	  and	  general	  welfare	  through	  orderly	  
and	  efficient	  urbanization.	  

	  
E.	  	   Lessen	  or	  avoid	  traffic	  congestion,	  and	  secure	  safety	  from	  fire,	  flood,	  

pollution	  and	  other	  dangers.	  
	  

F.	  	   Provide	  adequate	  light	  and	  air,	  prevent	  overcrowding	  of	  land,	  and	  
facilitate	  adequate	  provision	  for	  transportation,	  water	  supply,	  sewage	  
and	  drainage.	  

	  
G.	  	   Encourage	  the	  conservation	  of	  energy	  resources.	  	  

	  
19.430.120	  General	  requirements.	  
	  

A.	  	   Subdivision	  and	  Partition	  Approval	  through	  Two-‐Step	  Process.	  
Applications	  for	  subdivision	  or	  partition	  approval	  shall	  be	  processed	  
through	  a	  two-‐step	  process:	  the	  preliminary	  plat	  and	  the	  final	  plat.	  

	  
1.	  	   The	  preliminary	  plat	  shall	  be	  approved	  before	  the	  final	  plat	  can	  be	  

submitted	  for	  approval	  consideration;	  and	  
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2.	  	   The	  final	  plat	  shall	  demonstrate	  compliance	  with	  all	  conditions	  of	  
approval	  of	  the	  preliminary	  plat.	  

	  
FINDINGS:	  Two	  subdivision	  plats	  are	  proposed	  as	  part	  of	  the	  land	  use	  application	  
–	  the	  Haq	  Subdivision	  on	  Tax	  Lot	  1N3E28CD	  -‐2000	  (corner	  lot)	  and	  the	  Raze	  
Subdivision	  on	  Tax	  Lot	  1N3E28CD	  –	  1900.	  A	  single	  preliminary	  plat	  has	  been	  
submitted	  covering	  both	  subdivisions	  (Exhibit	  C-‐6).	  	  
	  
B.	  	   Compliance	  with	  ORS	  Chapter	  92.	  All	  subdivision	  and	  partition	  proposals	  

shall	  be	  in	  conformance	  to	  state	  regulations	  set	  forth	  in	  Oregon	  Revised	  
Statutes	  (ORS)	  Chapter	  92,	  Subdivisions	  and	  Partitions.	  

	  
FINDINGS:	  The	  application	  will	  be	  processed	  and	  approved	  in	  accordance	  with	  
ORS	  Chapter	  92.	  	  

	  
C.	  	   Future	  Redivision	  Plan.	  When	  subdividing	  or	  partitioning	  tracts	  into	  large	  

lots	  (i.e.,	  greater	  than	  two	  times	  or	  200	  percent	  the	  minimum	  lot	  size	  
allowed	  by	  the	  underlying	  land	  use	  district),	  the	  city	  shall	  require	  that	  the	  
lots	  be	  of	  such	  size,	  shape,	  and	  orientation	  as	  to	  facilitate	  future	  re-‐
division	  in	  accordance	  with	  the	  requirements	  of	  the	  land	  use	  district	  and	  
this	  code.	  A	  redivision	  plan	  shall	  be	  submitted	  which	  identifies…	  	  

	  
FINDINGS:	  Large	  lots	  are	  not	  proposed	  for	  the	  subdivisions.	  No	  future	  redivision	  
plan	  is	  required.	  	  

	  
D.	  	   Lot	  Size	  Averaging.	  Single-‐family	  residential	  lot	  size	  may	  be	  averaged	  to	  

allow	  lots	  less	  than	  the	  minimum	  lot	  size	  in	  the	  residential	  district,	  as	  long	  
as	  the	  average	  area	  for	  all	  lots	  is	  not	  less	  than	  allowed	  by	  the	  district.	  No	  
lot	  created	  under	  this	  provision	  shall	  be	  less	  than	  80	  percent	  of	  the	  
minimum	  lot	  size	  allowed	  in	  the	  underlying	  district.	  For	  example,	  if	  the	  
minimum	  lot	  size	  is	  10,000	  square	  feet,	  the	  following	  three	  lots	  could	  be	  
created:	  10,000	  square	  feet,	  9,000	  square	  feet,	  and	  8,000	  square	  feet.	  

	  
FINDINGS:	  Lot	  size	  averaging	  is	  not	  requested.	  This	  standard	  does	  not	  apply.	  	  

	  
E.	  	   Temporary	  Sales	  Office.	  A	  temporary	  sales	  office	  in	  conjunction	  with	  a	  

subdivision	  may	  be	  approved	  as	  set	  forth	  in	  FMC	  19.490.100,	  Temporary	  
use	  permits.	  

	  
FINDINGS:	  A	  temporary	  sales	  office	  and	  temporary	  use	  permit	  is	  not	  being	  
pursued	  as	  part	  of	  this	  application.	  
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F.	  	   Minimize	  Flood	  Damage.	  All	  subdivisions	  and	  partitions	  shall	  be	  designed	  
based	  on	  the	  need	  to	  minimize	  the	  risk	  of	  flood	  damage.	  No	  new	  building	  
lots	  shall	  be	  created	  entirely	  within	  a	  floodway.	  All	  new	  lots	  shall	  be	  
buildable	  without	  requiring	  development	  within	  the	  floodway.	  
Development	  in	  a	  100-‐year	  floodplain	  shall	  comply	  with	  Federal	  
Emergency	  Management	  Agency	  requirements,	  including	  filling	  to	  elevate	  
structures	  above	  the	  base	  flood	  elevation.	  The	  applicant	  shall	  be	  
responsible	  for	  obtaining	  such	  approvals	  from	  the	  appropriate	  agency	  
before	  city	  approval	  of	  the	  final	  plat.	  

	  
FINDINGS:	  There	  are	  no	  known	  or	  mapped	  floodplains	  on	  the	  site.	  This	  standard	  
does	  not	  apply.	  	  

	  
G.	  	   Determination	  of	  Base	  Flood	  Elevation.	  Where	  a	  development	  site	  

consists	  of	  two	  or	  more	  lots,	  or	  is	  located	  in	  or	  near	  areas	  prone	  to	  
inundation,	  and	  the	  base	  flood	  elevation	  has	  not	  been	  provided	  or	  is	  not	  
available	  from	  another	  authoritative	  source,	  it	  shall	  be	  prepared	  by	  a	  
qualified	  professional,	  as	  determined	  by	  the	  city	  administrator	  or	  his	  or	  
her	  designee.	  

	  
FINDINGS:	  There	  are	  no	  known	  or	  mapped	  floodplains	  on	  the	  site.	  This	  standard	  
does	  not	  apply.	  	  

	  
H.	  	   Need	  for	  Adequate	  Utilities.	  All	  lots	  created	  through	  land	  division	  shall	  

have	  adequate	  public	  utilities	  and	  facilities	  such	  as	  sewer,	  gas,	  electrical,	  
and	  water	  systems	  located	  and	  constructed	  to	  prevent	  or	  minimize	  flood	  
damage	  to	  the	  extent	  practicable.	  

	  
FINDINGS:	  The	  Preliminary	  Utility	  Plan	  (Exhibit	  C-‐8)	  indicates	  new	  public	  water	  
and	  sanitary	  sewer	  mains	  will	  be	  provided	  to	  serve	  the	  new	  development.	  	  
The	  site	  is	  not	  located	  in	  a	  flood	  plain	  and	  the	  proposed	  utilities	  will	  be	  placed	  
under	  the	  new	  public	  streets	  and	  alley.	  	  

	  
I.	  	   Need	  for	  Adequate	  Drainage.	  All	  subdivision	  and	  partition	  proposals	  shall	  

have	  adequate	  surface	  water	  drainage	  provided	  to	  reduce	  exposure	  to	  
flood	  damage.	  Water	  quality	  or	  quantity	  control	  improvements	  may	  be	  
required.	  

	  
FINDINGS:	  The	  applicant	  has	  submitted	  a	  Preliminary	  Utility	  Plan	  (Exhibit	  C-‐8)	  
that	  indicates	  a	  new	  stormwater	  system	  will	  be	  installed	  on-‐site.	  The	  applicant	  
has	  also	  submitted	  a	  Preliminary	  Drainage	  Report	  (Exhibit	  C-‐8)	  that	  provides	  
details	  on	  water	  quality	  and	  quantity	  discharge.	  To	  ensure	  adequate	  drainage,	  
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water	  quality	  and	  quantity	  control	  are	  required	  to	  be	  installed	  per	  the	  2016	  
Portland	  Stormwater	  Management	  Manual.	  	  
	  
Condition	  of	  Approval:	  Prior	  to	  issuance	  of	  building	  permits,	  the	  applicant	  shall	  
submit	  a	  final	  Stormwater	  Management	  Plan	  and	  Stormwater	  Operations	  &	  
Maintenance	  Agreement	  that	  complies	  with	  the	  2016	  Portland	  Stormwater	  
Management	  Manual.	  The	  report	  must	  follow	  the	  requirements	  in	  the	  manual	  
regarding	  hierarchy,	  pre	  and	  post	  developed	  flows,	  and	  downstream	  impacts.	  	  

	  
J.	  	   Floodplain,	  Park,	  and	  Open	  Space	  Dedications.	  Where	  land	  filling	  and/or	  

development	  is	  allowed	  within	  or	  adjacent	  to	  the	  100-‐year	  floodplain	  
outside	  the	  zero-‐foot	  rise	  floodplain,	  and	  the	  Comprehensive	  Plan	  
designates	  the	  subject	  floodplain	  for	  park,	  open	  space,	  or	  trail	  use,	  the	  
city	  may	  require	  the	  dedication	  of	  sufficient	  open	  land	  area	  for	  a	  
greenway	  adjoining	  or	  within	  the	  floodplain.	  When	  practicable,	  this	  area	  
shall	  include	  portions	  at	  a	  suitable	  elevation	  for	  the	  construction	  of	  a	  
pedestrian/bicycle	  pathway	  within	  the	  floodplain	  in	  accordance	  with	  the	  
city’s	  adopted	  trails	  plan	  or	  pedestrian	  and	  bikeway	  plans,	  as	  applicable.	  
The	  city	  shall	  evaluate	  individual	  development	  proposals	  and	  determine	  
whether	  the	  dedication	  of	  land	  is	  justified	  based	  on	  the	  development’s	  
impact	  to	  the	  park	  and/or	  trail	  system.	  	  

	  
FINDINGS:	  There	  are	  no	  known	  or	  mapped	  floodplains	  on	  the	  site.	  This	  standard	  
does	  not	  apply.	  	  

	  
19.430.130	  Approvals	  process.	  

A.	  	   Review	  of	  Preliminary	  Plat.	  Review	  of	  a	  preliminary	  plat	  for	  a	  subdivision	  
or	  partition	  with	  10	  or	  fewer	  lots	  shall	  be	  processed	  by	  means	  of	  a	  Type	  II	  
procedure,	  as	  governed	  by	  FMC	  19.413.020.	  Preliminary	  plats	  with	  
greater	  than	  10	  lots	  shall	  be	  processed	  with	  a	  Type	  III	  procedure	  under	  
FMC	  19.413.030.	  All	  preliminary	  plats	  shall	  be	  reviewed	  using	  approval	  
criteria	  contained	  in	  FMC	  19.430.140.	  An	  application	  for	  subdivision	  may	  
be	  reviewed	  concurrently	  with	  an	  application	  for	  a	  master	  planned	  
development	  under	  Chapter	  19.450	  FMC.	  

	  
FINDINGS:	  Both	  subdivisions	  will	  create	  more	  than	  10	  lots	  and	  are	  subject	  a	  Type	  
III	  procedure.	  	  	  

	  
B.	  	   Review	  of	  Final	  Plat.	  Review	  of	  a	  final	  plat	  for	  a	  subdivision	  or	  partition	  

shall	  be	  processed	  by	  means	  of	  a	  Type	  I	  procedure	  under	  
Chapter	  19.413	  FMC,	  using	  the	  approval	  criteria	  in	  FMC	  19.430.160.	  
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C.	  	   Preliminary	  Plat	  Approval	  Period.	  Preliminary	  plat	  approval	  shall	  be	  
effective	  for	  a	  period	  of	  one	  year	  from	  the	  date	  of	  approval.	  The	  
preliminary	  plat	  shall	  lapse	  if	  a	  final	  plat	  has	  not	  been	  filed	  with	  the	  
county	  within	  that	  one-‐year	  period	  unless	  extended	  consistent	  with	  
subsection	  E	  of	  this	  section.	  

	  
Condition	  of	  Approval:	  The	  final	  plat	  must	  be	  approved	  by	  the	  City	  and	  filed	  with	  
the	  County	  within	  one	  year	  from	  the	  date	  of	  preliminary	  plat	  approval.	  An	  
extension	  for	  final	  plat	  filing	  may	  be	  requested	  under	  FMC	  19.430.130.	  	  

	  
D.	  	   Modifications.	  The	  applicant	  may	  request	  changes	  to	  the	  approved	  

preliminary	  plat	  or	  conditions	  of	  approval	  following	  the	  procedures	  and	  
criteria	  provided	  in	  Chapter	  19.415	  FMC,	  Amendments	  to	  Decisions.	  

	  
Condition	  of	  Approval:	  After	  the	  preliminary	  plat	  is	  approved,	  changes	  are	  
subject	  to	  the	  procedures	  and	  approval	  criteria	  in	  FMC	  19.415	  Amendments	  to	  
Decisions.	  	  

	  
E.	  	   Extensions.	  The	  public	  works	  director	  or	  designee	  shall,	  upon	  written	  

request	  by	  an	  applicant	  and	  payment	  of	  the	  required	  fee,	  grant	  up	  to	  two	  
one-‐year	  extensions	  of	  the	  approval	  period	  not	  to	  exceed	  one	  year	  each.	  
For	  a	  preliminary	  plat	  approved	  in	  2007	  or	  2008,	  the	  city	  administrator	  or	  
designee	  may,	  if	  requested	  during	  the	  2013	  calendar	  year,	  approve	  a	  fifth	  
extension	  for	  periods	  up	  to	  six	  months	  expiring	  no	  later	  than	  December	  
31,	  2014.	  

	  
All	  extensions	  are	  subject	  to	  the	  following:	  

	  
1.	  	   Any	  changes	  to	  the	  preliminary	  plat	  follow	  the	  procedures	  in	  

Chapter	  19.415	  FMC;	  
	  

2.	  	   The	  applicant	  has	  submitted	  written	  intent	  to	  file	  a	  final	  plat	  
within	  the	  one-‐year	  extension	  period;	  

	  
3.	  	   An	  extension	  of	  time	  will	  not	  prevent	  the	  lawful	  development	  of	  

abutting	  properties;	  
	  

4.	  	   There	  have	  been	  no	  changes	  to	  the	  applicable	  code	  provisions	  on	  
which	  the	  approval	  was	  based.	  If	  such	  changes	  have	  occurred,	  a	  
new	  preliminary	  plat	  application	  shall	  be	  required;	  and	  

	  
5.	  	   The	  extension	  request	  is	  made	  before	  expiration	  of	  the	  original	  

approved	  plan.	  
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6.	   	  The	  fee	  shall	  be	  paid	  for	  each	  extension	  request.	  

	  
FINDINGS:	  This	  applicant	  is	  for	  preliminary	  plat	  approval	  and	  an	  extension	  is	  not	  
required.	  If	  an	  extension	  is	  requested	  in	  the	  future,	  the	  criteria	  above	  will	  apply.	  	  	  

	  
	  

F.	  	   Phased	  Development.	  
	  

1.	  	   The	  city	  may	  approve	  a	  time	  schedule	  for	  developing	  a	  subdivision	  
in	  phases,	  but	  in	  no	  case	  shall	  the	  actual	  construction	  time	  period	  
(i.e.,	  for	  required	  public	  improvements,	  utilities,	  streets)	  for	  any	  
partition	  or	  subdivision	  phase	  be	  greater	  than	  two	  years	  without	  
reapplying	  for	  a	  preliminary	  plat;	  

	  
FINDINGS:	  Phased	  development	  is	  not	  proposed.	  	  
	  
Condition	  of	  Approval:	  The	  construction	  time	  period	  for	  required	  public	  facilities	  
shall	  not	  exceed	  two	  years.	  	  

	  
2.	  	   The	  criteria	  for	  approving	  a	  phased	  land	  division	  proposal	  are:	  

	  
a.	  	   Public	  facilities	  shall	  be	  constructed	  in	  conjunction	  with	  or	  

prior	  to	  each	  phase;	  
	  

b.	  	   The	  development	  and	  occupancy	  of	  any	  phase	  dependent	  
on	  the	  use	  of	  temporary	  public	  facilities	  shall	  require	  city	  
council	  approval.	  Temporary	  facilities	  shall	  be	  approved	  
only	  upon	  city	  receipt	  of	  bonding	  or	  other	  assurances	  to	  
cover	  the	  cost	  of	  required	  permanent	  public	  improvements,	  
in	  accordance	  with	  FMC	  19.430.180.	  A	  temporary	  public	  
facility	  is	  any	  facility	  not	  constructed	  to	  the	  applicable	  city	  
or	  district	  standard;	  

	  
c.	  	   The	  phased	  development	  shall	  not	  result	  in	  requiring	  the	  

city	  or	  a	  third	  party	  (e.g.,	  owners	  of	  lots)	  to	  construct	  
public	  facilities	  that	  were	  required	  as	  part	  of	  the	  approved	  
development	  proposal;	  and	  

	  
d.	  	   The	  application	  for	  phased	  development	  approval	  shall	  be	  

reviewed	  concurrently	  with	  the	  preliminary	  plat	  application	  
and	  the	  decision	  may	  be	  appealed	  in	  the	  same	  manner	  as	  
the	  preliminary	  plat.	  	  
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FINDINGS:	  Phased	  development	  is	  not	  proposed	  and	  this	  criteria	  does	  not	  apply.	  	  

	  
19.430.140	  Preliminary	  plat	  submission	  requirements.	  
A.	  	   General	  Submission	  Requirements.	  For	  Type	  II	  subdivisions	  (10	  lots	  or	  fewer)	  and	  

partitions,	  the	  applicant	  shall	  submit	  an	  application	  containing	  all	  of	  the	  
information	  required	  for	  a	  Type	  II	  procedure	  under	  FMC	  19.413.020.	  For	  Type	  III	  
subdivisions	  (greater	  than	  10	  lots),	  the	  application	  shall	  contain	  all	  of	  the	  
information	  required	  for	  a	  Type	  III	  procedure	  under	  FMC	  19.413.030,	  except	  as	  
required	  for	  master	  planned	  neighborhood	  developments:	  

	  
1.	  	   Master	  Planned	  Neighborhood	  Development.	  Submission	  of	  a	  master	  

plan,	  as	  provided	  in	  Chapter	  19.450	  FMC,	  shall	  be	  required	  for:	  
	  

FINDINGS:	  A	  master	  planned	  development	  is	  not	  proposed.	  This	  section	  does	  not	  
apply.	  	  

	  
B.	  	   Preliminary	  Plat	  Information.	  In	  addition	  to	  the	  general	  information	  described	  in	  

subsection	  A	  of	  this	  section,	  the	  preliminary	  plat	  application	  shall	  consist	  of	  
drawings	  and	  supplementary	  written	  material	  (i.e.,	  on	  forms	  and/or	  in	  a	  written	  
narrative)	  adequate	  to	  provide	  the	  following	  information:	  

	  
1.	  	   General	  Information…	  	  

	  
2.	  	   Site	  Analysis…	  

	  
3.	  	   Proposed	  Improvements…	  	  

	  
FINDINGS:	  	  The	  applicant	  submitted	  a	  land	  use	  application	  and	  preliminary	  plat	  
meeting	  the	  submission	  requirements.	  This	  standard	  is	  met.	  	  	  

	  
19.430.150	  Approval	  criteria	  –	  Preliminary	  plat.	  

A.	  	   General	  Approval	  Criteria.	  The	  city	  may	  approve,	  approve	  with	  conditions	  
or	  deny	  a	  preliminary	  plat	  based	  on	  the	  following	  approval	  criteria:	  

	  
1.	  	   The	  proposed	  preliminary	  plat	  complies	  with	  all	  of	  the	  applicable	  

development	  code	  sections	  and	  other	  applicable	  ordinances	  and	  
regulations.	  At	  a	  minimum,	  the	  provisions	  of	  this	  chapter,	  and	  the	  
applicable	  sections	  of	  Article	  II	  (Land	  Use	  Districts)	  and	  Article	  III	  
(Design	  Standards)	  of	  this	  title	  shall	  apply.	  Where	  a	  variance	  is	  
necessary	  to	  receive	  preliminary	  plat	  approval,	  the	  application	  
shall	  also	  comply	  with	  the	  relevant	  sections	  of	  Article	  V	  
(Exceptions);	  
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FINDINGS:	  The	  applicant	  has	  concurrently	  applied	  for	  a	  Type	  III	  Design	  Review	  
approval	  that	  addresses	  the	  applicable	  sections	  of	  Article	  II	  Land	  Use	  Districts	  
and	  Article	  III	  Design	  Standards.	  As	  shown	  in	  this	  report,	  the	  development	  
including	  the	  two	  subdivisions	  complies	  or	  can	  be	  conditioned	  to	  comply	  with	  all	  
of	  the	  applicable	  land	  use	  regulations	  and	  design	  standards.	  	  	  	  

	  
2.	  	   The	  proposed	  plat	  name	  is	  not	  already	  recorded	  for	  another	  

subdivision,	  and	  satisfies	  the	  provisions	  of	  ORS	  Chapter	  92;	  
	  

FINDINGS:	  The	  preliminary	  plat	  refers	  to	  Tax	  Lot	  1900	  as	  “Raze	  Acres”	  and	  Tax	  
Lot	  2000	  as	  “Haq	  Property”.	  The	  applicant	  narrative	  indicates	  the	  subdivision	  
names	  are	  pending.	  Subdivision	  names	  will	  be	  finalized	  when	  the	  final	  plat	  is	  
recorded	  with	  Multnomah	  County.	  	  

	  
3.	  	   The	  proposed	  streets,	  roads,	  sidewalks,	  bicycle	  lanes,	  pathways,	  

utilities,	  and	  surface	  water	  management	  facilities	  are	  laid	  out	  so	  
as	  to	  conform	  or	  transition	  to	  the	  plats	  of	  subdivisions	  and	  maps	  
of	  major	  partitions	  already	  approved	  for	  adjoining	  property	  as	  to	  
width,	  general	  direction	  and	  in	  all	  other	  respects.	  All	  proposed	  
public	  improvements	  and	  dedications	  are	  identified	  on	  the	  
preliminary	  plat;	  and	  

	  
FINDINGS:	  The	  proposed	  subdivisions	  are	  surrounded	  by	  existing	  single	  family	  
residential	  development	  to	  the	  north	  and	  west.	  Kyle	  Court	  and	  Caden	  Street	  of	  
the	  existing	  Raze	  Meadows	  subdivision	  will	  be	  extended	  into	  the	  proposed	  
development	  site	  using	  the	  existing	  right-‐of-‐way	  widths	  of	  50	  ft.	  Utilities	  
including	  water,	  sanitary	  sewer,	  and	  stormwater	  will	  be	  placed	  under	  the	  new	  
streets	  and	  connect	  to	  existing	  public	  systems.	  	  
	  
A	  new	  north-‐south	  public	  alley	  will	  be	  created	  to	  connect	  Kyle	  Court	  and	  Caden	  
Street	  within	  the	  subdivision.	  Utilities	  will	  be	  placed	  under	  the	  alley	  and	  provide	  
a	  public	  connection	  between	  each	  parcel	  and	  the	  main	  lines	  in	  Kyle	  and	  Caden.	  
The	  alley	  will	  run	  to	  the	  north	  property	  line	  but	  a	  connection	  to	  NE	  Wistful	  Vista	  
Drive	  is	  not	  possible	  or	  desirable	  due	  to	  existing	  single-‐family	  homes.	  	  
	  
The	  development	  site	  is	  also	  bound	  by	  NE	  Fairview	  Parkway	  to	  the	  east	  and	  NE	  
Halsey	  Street	  to	  the	  south.	  The	  site	  will	  have	  access	  to	  both	  streets	  via	  two	  new	  
driveway	  intersections.	  An	  extension	  of	  Kyle	  Court	  will	  connect	  the	  existing	  Raze	  
Meadows	  subdivision	  to	  NE	  Fairview	  Parkway	  via	  a	  right	  turn	  in/out	  only	  access.	  
A	  new	  public	  access	  and	  utility	  easement	  will	  include	  a	  full	  access	  driveway	  to	  NE	  
Halsey	  Street.	  	  
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The	  proposed	  subdivision	  and	  site	  improvements	  are	  designed	  to	  conform	  to	  
existing	  development	  of	  adjoining	  properties	  where	  feasible.	  This	  standard	  is	  
met.	  	  

	  
4.	  	   All	  proposed	  private	  common	  areas	  and	  improvements	  (e.g.,	  

homeowners’	  association	  property)	  are	  identified	  on	  the	  
preliminary	  plat.	  

	  
FINDINGS:	  No	  private	  common	  areas	  are	  proposed.	  	  

	  
B.	  	   Housing	  Density.	  The	  subdivision	  meets	  the	  city’s	  housing	  standards	  of	  

Article	  II.	  
	  

FINDINGS:	  There	  is	  no	  housing	  density	  requirement	  for	  the	  TCC	  zone.	  The	  
proposal	  complies	  with	  the	  floor	  area	  and	  building	  height	  standards	  which	  are	  
intended	  to	  achieve	  the	  desired	  density.	  	  

	  
C.	  	   Block	  and	  Lot	  Standards.	  All	  proposed	  blocks	  (i.e.,	  one	  or	  more	  lots	  bound	  

by	  public	  streets),	  lots	  and	  parcels	  conform	  to	  the	  specific	  requirements	  
below:	  

	  
1.	  	   All	  lots	  shall	  comply	  with	  the	  lot	  area,	  setback,	  and	  dimensional	  

requirements	  of	  the	  applicable	  land	  use	  district	  (Article	  II),	  and	  the	  
standards	  for	  street	  connectivity	  and	  formation	  of	  blocks.	  

	  
2.	  	   Setbacks	  shall	  be	  as	  required	  by	  the	  applicable	  land	  use	  district.	  

	  
3.	  	   Each	  lot	  shall	  conform	  to	  the	  standards	  for	  access	  and	  circulation.	  

	  
4.	  	   Landscape	  or	  other	  screening	  may	  be	  required	  to	  maintain	  privacy	  

for	  abutting	  uses.	  See	  also	  Article	  II	  –	  Land	  Use	  Districts,	  and	  
Article	  III	  –	  Landscaping.	  

	  
5.	  	   In	  conformance	  with	  the	  Uniform	  Fire	  Code,	  a	  20-‐foot	  width	  fire	  

apparatus	  access	  drive	  shall	  be	  provided	  to	  serve	  all	  portions	  of	  a	  
building	  that	  are	  located	  more	  than	  150	  feet	  from	  a	  public	  right-‐
of-‐way	  or	  approved	  access	  drive.	  See	  also	  Article	  III	  –	  Access	  and	  
Circulation.	  

	  
6.	  	   Where	  a	  common	  drive	  is	  to	  be	  provided	  to	  serve	  more	  than	  one	  

lot,	  a	  reciprocal	  easement	  which	  will	  ensure	  access	  and	  
maintenance	  rights	  shall	  be	  recorded	  with	  the	  approved	  
subdivision	  or	  partition	  plat.	  
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FINDINGS:	  The	  application	  includes	  a	  request	  for	  Site	  Design	  Review	  approval	  
and	  the	  lot	  area,	  setback,	  landscaping,	  and	  circulation	  requirements	  are	  
addressed	  under	  Article	  II	  and	  III.	  Conditions	  of	  Approval	  are	  required	  and	  are	  
found	  in	  the	  findings	  for	  each	  standard.	  	  

	  
D.	  	   Conditions	  of	  Approval.	  The	  city	  may	  attach	  such	  conditions	  as	  are	  

necessary	  to	  carry	  out	  provisions	  of	  this	  code,	  and	  other	  applicable	  
ordinances	  and	  regulations,	  and	  may	  require	  reserve	  strips	  be	  granted	  to	  
the	  city	  for	  the	  purpose	  of	  controlling	  access	  to	  adjoining	  undeveloped	  
properties.	  See	  also	  Article	  III	  –	  Public	  Facilities.	  	  

	  
FINDINGS:	  All	  required	  Conditions	  of	  Approval	  are	  addresses	  under	  each	  
applicable	  code	  provision.	  Additional	  conditions	  related	  to	  this	  Chapter	  are	  not	  
required.	  	  

	  
19.430.160	  Variances	  authorized.	  
Adjustments	  to	  the	  standards	  of	  this	  chapter	  shall	  be	  processed	  in	  accordance	  with	  
Chapter	  19.520	  FMC,	  Variances.	  Applications	  for	  variances	  shall	  be	  submitted	  at	  the	  
same	  time	  an	  application	  for	  land	  division	  or	  lot	  line	  adjustment	  is	  submitted.	  	  

	  
FINDINGS:	  The	  applicant	  has	  submitted	  a	  Class	  B	  Variance	  to	  increase	  the	  
minimum	  front	  yard	  setback.	  The	  standards	  are	  findings	  are	  included	  in	  Article	  V	  
–	  Variances.	  	  

	  
19.430.180	  Public	  improvements.	  
The	  following	  procedures	  apply	  to	  subdivisions	  and	  partitions	  when	  public	  improvements	  
are	  required	  as	  a	  condition	  of	  approval:	  
	  

A.	  	   Public	  Improvements	  Required.	  Before	  city	  approval	  is	  certified	  on	  the	  
final	  plat,	  all	  required	  public	  improvements	  shall	  be	  installed,	  inspected,	  
and	  approved.	  Alternatively,	  the	  subdivider	  shall	  provide	  a	  performance	  
guarantee,	  in	  accordance	  with	  FMC	  19.430.190.	  	  

	  
Condition	  of	  Approval:	  Prior	  to	  final	  plat	  approval,	  all	  public	  improvements	  shall	  
be	  installed,	  inspected,	  and	  approved.	  Alternatively,	  the	  subdivider	  shall	  provide	  
a	  performance	  guarantee,	  in	  accordance	  with	  FMC	  19.430.190.	  

	  
19.430.190	  Performance	  guarantee.	  

A.	  	   Performance	  Guarantee	  Required.	  When	  a	  performance	  guarantee	  is	  
required	  under	  FMC	  19.430.180,	  the	  subdivider	  shall	  file	  an	  assurance	  of	  
performance	  with	  the	  city	  supported	  by	  one	  of	  the	  following:	  
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1.	  	   An	  irrevocable	  letter	  of	  credit	  executed	  by	  a	  financial	  institution	  
authorized	  to	  transact	  business	  in	  the	  state	  of	  Oregon;	  

	  
2.	  	   A	  surety	  bond	  executed	  by	  a	  surety	  company	  authorized	  to	  

transact	  business	  in	  the	  state	  of	  Oregon	  which	  remains	  in	  force	  
until	  the	  surety	  company	  is	  notified	  by	  the	  city	  in	  writing	  that	  it	  
may	  be	  terminated;	  or	  

	  
3.	  	   Cash.	  

	  
B.	  	   Determination	  of	  Sum.	  The	  assurance	  of	  performance	  shall	  be	  for	  a	  sum	  

determined	  by	  the	  city	  as	  required	  to	  cover	  the	  cost	  of	  the	  improvements	  
and	  repairs,	  including	  related	  engineering	  and	  incidental	  expenses.	  

	  
C.	   	  Itemized	  Improvement	  Estimate.	  The	  developer	  shall	  furnish	  to	  the	  city	  

an	  itemized	  improvement	  estimate,	  certified	  by	  a	  registered	  civil	  engineer,	  
to	  assist	  the	  city	  in	  calculating	  the	  amount	  of	  the	  performance	  assurance.	  

	  
D.	  	   Agreement.	  An	  agreement	  between	  the	  city	  and	  developer	  shall	  be	  

recorded	  with	  the	  final	  plat	  that	  stipulates	  all	  of	  the	  following:	  
	  

1.	  	   Specifies	  the	  period	  within	  which	  all	  required	  improvements	  and	  
repairs	  shall	  be	  completed;	  

	  
2.	  	   A	  provision	  that	  if	  work	  is	  not	  completed	  within	  the	  period	  

specified,	  the	  city	  may	  complete	  the	  work	  and	  recover	  the	  full	  cost	  
and	  expenses	  from	  the	  applicant;	  

	  
3.	  	   Stipulates	  the	  improvement	  fees	  and	  deposits	  that	  are	  required;	  

	  
4.	  	   Provides	  for	  the	  construction	  of	  the	  improvements	  in	  stages	  and	  

for	  the	  extension	  of	  time	  under	  specific	  conditions	  therein	  stated	  in	  
the	  contract.	  

	  
The	  agreement	  may	  be	  prepared	  by	  the	  city,	  or	  in	  a	  letter	  prepared	  by	  the	  
applicant.	  It	  shall	  not	  be	  valid	  until	  it	  is	  signed	  and	  dated	  by	  both	  the	  applicant	  
and	  city	  administrator	  or	  his	  or	  her	  designee.	  

	  
E.	  	   When	  Subdivider	  Fails	  to	  Perform.	  In	  the	  event	  the	  developer	  fails	  to	  carry	  

out	  all	  provisions	  of	  the	  agreement	  and	  the	  city	  has	  un-‐reimbursed	  costs	  
or	  expenses	  resulting	  from	  such	  failure,	  the	  city	  shall	  call	  on	  the	  bond,	  
cash	  deposit	  or	  letter	  of	  credit	  for	  reimbursement.	  

	  



	   	   	  
2018-‐50-‐DR-‐SD	  	   	   	  
Halsey	  &	  Fairview	  Parkway	  Mixed-‐Use	  Site	   	   Page	  87	  of	  98	  

F.	  	   Termination	  of	  Performance	  Guarantee.	  The	  developer	  shall	  not	  cause	  
termination	  of	  nor	  allow	  expiration	  of	  the	  guarantee	  without	  having	  first	  
secured	  written	  authorization	  from	  the	  city.	  	  

	  
FINDINGS:	  Any	  performance	  guarantee	  for	  public	  facilities	  related	  to	  the	  
application	  is	  required	  to	  comply	  with	  the	  standards	  in	  this	  section.	  	  

	  
19.430.200	  Filing	  and	  recording.	  

A.	  	   Filing	  Plat	  with	  County.	  Within	  60	  days	  of	  the	  city	  approval	  of	  the	  final	  
plat,	  the	  applicant	  shall	  submit	  the	  final	  plat	  to	  Multnomah	  County	  for	  
signatures	  of	  county	  officials	  as	  required	  by	  ORS	  Chapter	  92.	  

	  
B.	  	   Proof	  of	  Recording.	  Upon	  final	  recording	  with	  the	  county,	  the	  applicant	  

shall	  submit	  to	  the	  city	  a	  mylar	  copy	  and	  two	  paper	  copies	  of	  all	  sheets	  of	  
the	  recorded	  final	  plat.	  This	  shall	  occur	  prior	  to	  the	  issuance	  of	  building	  
permits	  for	  the	  newly	  created	  lots.	  

	  
C.	  	   Prerequisites	  to	  Recording	  the	  Plat.	  

	  
1.	  	   No	  plat	  shall	  be	  recorded	  unless	  all	  ad	  valorem	  taxes	  and	  all	  

special	  assessments,	  fees,	  or	  other	  charges	  required	  by	  law	  to	  be	  
placed	  on	  the	  tax	  roll	  have	  been	  paid	  in	  the	  manner	  provided	  by	  
ORS	  Chapter	  92;	  

	  
2.	  	   No	  plat	  shall	  be	  recorded	  until	  it	  is	  approved	  by	  the	  county	  

surveyor	  in	  the	  manner	  provided	  by	  ORS	  Chapter	  92.	  	  
	  
FINDINGS:	  The	  final	  plat	  is	  required	  to	  meet	  the	  criteria	  in	  this	  section	  at	  time	  of	  
recording.	  	  

	  

ARTICLE	  VI.	  EXCEPTIONS	  TO	  CODE	  STANDARDS	  
	  

Chapter	  19.520	  
VARIANCES	  
	  
19.520.030	  Class	  B	  variances.	  
	  
B. Variance	  to	  Maximum	  or	  Minimum	  Yard	  Setbacks	  to	  Reduce	  Tree	  Removal	  or	  

Impacts	  to	  Wetlands.	  The	  city	  may	  grant	  a	  variance	  to	  the	  applicable	  setback	  
requirements	  of	  this	  code	  for	  the	  purpose	  of	  preserving	  a	  tree	  or	  trees	  on	  the	  site	  of	  
proposed	  development	  or	  avoiding	  wetland	  impacts.	  Modification	  shall	  not	  be	  more	  
than	  is	  necessary	  for	  the	  preservation	  of	  trees	  on	  the	  site.	  
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Request	  
The	  applicant	  is	  requesting	  a	  variance	  to	  the	  front	  yard	  setbacks	  on	  the	  duplex	  lots	  
for	  the	  purpose	  of	  preserving	  trees.	  
	  
The	  TCC	  zone	  requires	  that	  buildings	  be	  set	  back	  a	  minimum	  of	  10	  ft.,	  which	  is	  met	  
when	  80%	  of	  the	  front	  building	  elevation	  meets	  the	  setback.	  The	  request	  is	  to	  allow	  
a	  15	  ft.	  setback	  between	  the	  front	  property	  line	  and	  the	  edge	  of	  the	  front	  porch.	  	  
	  
The	  TCC	  standards	  also	  call	  for	  lots	  to	  be	  served	  by	  alleys	  or	  interior	  parking	  courts,	  
with	  driveways	  not	  placed	  between	  the	  street	  and	  the	  front	  of	  the	  building.	  The	  
setback	  variance	  request	  would	  also	  result	  in	  front-‐loaded	  garages	  facing	  the	  street,	  
with	  a	  20	  ft.	  deep	  driveway	  between	  each	  garage	  door	  and	  the	  front	  property	  line.	  
The	  garage	  doors	  would	  be	  set	  back	  (5)	  five	  feet	  from	  the	  edge	  of	  the	  front	  porch.	  	  	  
	  
FINDINGS:	  	  
The	  development	  site	  is	  constrained	  by	  the	  location	  of	  Caden	  and	  Kyle	  street	  
extensions,	  limitations	  on	  access	  to	  Halsey	  Street	  and	  Fairview	  Parkway,	  deep	  and	  
narrow	  lot	  dimensions,	  and	  a	  site	  with	  two	  lots	  under	  different	  ownership.	  	  	  
	  
The	  applicant	  is	  seeking	  to	  provide	  a	  compatible	  transition	  from	  the	  detached	  single-‐
family	  subdivision	  to	  the	  west	  of	  the	  development	  site	  (Raze	  Meadows),	  into	  the	  
proposed	  mixed-‐use	  commercial	  site.	  This	  development	  site	  was	  re-‐zoned	  from	  low-‐
density	  residential	  to	  Town	  Center	  Commercial	  after	  the	  development	  of	  Raze	  
Meadows	  in	  the	  late	  1990s,	  at	  which	  time	  extension	  of	  Caden	  and	  Kyle	  was	  
anticipated	  for	  future	  completion	  of	  a	  single-‐family	  subdivision	  on	  the	  current	  
development	  site.	  The	  applicant	  is	  also	  seeking	  to	  respond	  to	  concerns	  over	  parking	  
and	  tree	  removal	  raised	  by	  neighbors	  at	  the	  neighborhood	  meeting.	  
	  
Variance	  request	  on	  duplex	  lots	  1-‐3,	  on	  the	  north	  end	  of	  the	  site,	  adjacent	  to	  
residential	  district	  along	  Wistful	  Vista:	  

• Locating	  the	  buildings	  within	  10	  ft.	  of	  the	  property	  line	  would	  require	  the	  
garages	  to	  be	  located	  at	  the	  back	  of	  the	  house	  and	  served	  by	  an	  alley.	  The	  
back	  yards	  of	  duplex	  lots	  1-‐3	  are	  heavily	  treed	  particularly	  with	  large	  firs,	  and	  
tree	  removal	  would	  be	  required	  to	  construct	  an	  alley	  or	  driveway	  serving	  the	  
rear	  of	  the	  lots.	  The	  applicant	  requests	  the	  variance	  to	  preserve	  these	  
significant	  trees,	  which	  would	  benefit	  the	  development	  site	  along	  with	  the	  
abutting	  property	  owners	  to	  the	  north	  along	  Wistful	  Vista.	  The	  applicant	  is	  
also	  proposing	  to	  retain	  a	  tree	  in	  the	  front	  yard	  of	  lot	  1,	  which	  is	  could	  not	  be	  
preserved	  if	  the	  building	  was	  located	  within	  ten	  feet	  of	  the	  front	  property	  
line.	  
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Variance	  request	  on	  duplex	  lots	  4-‐9:	  

• Lots	  4-‐9	  are	  located	  between	  Caden	  Street	  and	  Kyle	  Court.	  The	  Preliminary	  
Landscape	  Plan	  shows	  preservation	  of	  existing	  deciduous	  trees	  in	  the	  front	  
yard	  of	  lots	  4	  and	  9	  and	  the	  back	  yard	  of	  lot	  6.	  More	  information	  is	  needed	  
on	  the	  size	  and	  species	  of	  the	  three	  trees	  on	  lots	  4,	  6	  and	  9	  to	  determine	  
their	  significance	  and	  viability	  of	  preservation.	  	  

	  
Setbacks	  and	  Alley	  on	  lots	  10-‐12	  

• The	  applicant	  has	  not	  requested	  a	  setback	  variance	  for	  lots	  10-‐12	  for	  the	  
purpose	  of	  tree	  preservation	  (no	  existing	  trees	  are	  shown	  on	  these	  lots	  on	  
the	  Preliminary	  Tree	  Removal	  and	  Preservation	  Plan),	  however	  the	  applicant	  
states	  that	  it	  is	  not	  feasible	  to	  construct	  an	  alley	  serving	  the	  rear	  of	  these	  lots	  
due	  to	  constrained	  lot	  depth.	  While	  the	  development	  code	  allows	  an	  
exception	  to	  not	  create	  an	  alley	  “when	  existing	  development	  patterns	  or	  
topography	  make	  construction	  of	  an	  alley	  impracticable”(19.65.090.A(5),	  
there	  are	  not	  related	  exceptions	  tied	  to	  the	  lot	  orientation	  or	  setbacks.	  

	  
The	  variance	  procedures	  in	  19.520	  provide	  limited	  opportunities	  to	  vary	  a	  
design	  from	  the	  Code	  requirements.	  The	  maximum	  variance	  to	  front	  yard	  
setbacks	  for	  other	  purposes	  is	  a	  10%	  reduction,	  and	  Class	  C	  hardship	  
variances	  cannot	  be	  used	  for	  lots	  yet	  to	  be	  created	  through	  a	  subdivision	  
process.	  	  
	  

Conditions	  of	  Approval:	  The	  variance	  shall	  be	  subject	  to	  a	  report	  by	  a	  Certified	  
Arborist	  assessing	  the	  trees	  identified	  for	  preservation	  for	  the	  purpose	  of	  the	  
variance,	  that	  the	  trees	  are	  significant	  and	  viable,	  and	  can	  be	  preserved	  during	  
construction.	  The	  applicant	  shall	  further	  demonstrate	  the	  alternatives	  considered	  to	  
comply	  with	  the	  setback	  and	  orientation	  standard	  are	  not	  viable	  for	  the	  duplex	  lots	  
when	  considering	  opportunities	  for	  significant	  tree	  preservation	  and	  constraints	  of	  
the	  existing	  pattern	  of	  development.	  

	  

VII.	  CONCLUSION	  AND	  RECOMMENDATIONS	  
	  
STAFF	  RECOMMENDATION	  
	  
Staff	  finds	  that	  the	  proposed	  application	  meets,	  or	  can	  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	  this	  report.	  	  
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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.	  	  
	  
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	  	  
	  

1. Any	  modifications	  to	  the	  plans	  included	  as	  exhibits	  to	  this	  report,	  as	  
approved	  by	  the	  Planning	  Commission,	  except	  those	  changes	  relating	  to	  
the	  Building	  Codes,	  will	  require	  approval	  by	  the	  City.	  
	  

2. 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.	  	  

	  
3. This	  approval	  for	  application	  2018-‐50-‐DR-‐SD	  shall	  become	  null	  and	  void	  

after	  two	  (2)	  years	  if	  construction	  activities	  has	  not	  commenced.	  
	  	  

4. The	  final	  plat	  must	  be	  approved	  by	  the	  City	  and	  filed	  with	  the	  County	  
within	  one	  year	  from	  the	  date	  of	  preliminary	  plat	  approval.	  An	  extension	  
for	  final	  plat	  filing	  may	  be	  requested	  under	  FMC	  19.430.130.	  	  
	  

5. After	  the	  preliminary	  plat	  is	  approved,	  changes	  are	  subject	  to	  the	  
procedures	  and	  approval	  criteria	  in	  FMC	  19.415	  Amendments	  to	  
Decisions.	  	  
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6. Prior	  to	  receiving	  development	  permits	  all	  plans	  must	  be	  approved	  by	  the	  
City,	  development	  permit	  fees	  paid,	  and	  permits	  issued.	  	  

	  
7. 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.	  	  	  
	  

8. 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.	  	  	  	  
	  

9. 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	  all	  of	  the	  Oregon	  Fire	  Code	  
standards	  as	  stated	  in	  the	  Gresham	  Fire	  comments	  in	  Exhibit	  A-‐2.	  	  

	  
B. Prior	  to	  grading/site	  disturbance	  	  

	  
1. 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.	  	  
	  

2. 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.	  	  

	  
C.	   Public	  Improvements	  and	  Subdivision	  	  
	  

1. The	  construction	  time	  period	  for	  required	  public	  facilities	  shall	  not	  
exceed	  two	  years.	  	  
	  

2. Prior	  to	  final	  plat	  approval,	  all	  public	  improvements	  shall	  be	  installed,	  
inspected,	  and	  approved.	  Alternatively,	  the	  subdivider	  shall	  provide	  a	  
performance	  guarantee,	  in	  accordance	  with	  FMC	  19.430.190.	  
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3. Prior	  to	  the	  issuance	  of	  building	  permits,	  the	  applicant	  shall	  submit	  
revised	  drawings	  that	  show	  street	  grades	  and	  curves	  comply	  with	  all	  
standards	  in	  FMC	  19.165.025(O).	  	  	  

	  
4. Prior	  to	  the	  issuance	  of	  building	  permits,	  the	  applicant	  shall	  provide	  a	  

name	  for	  the	  public	  alley	  which	  will	  not	  duplicate	  or	  be	  confused	  with	  
names	  of	  existing	  streets	  in	  Multnomah	  County.	  	  

	  
5. Upon	  completion	  of	  a	  street	  improvement	  and	  prior	  to	  acceptance	  by	  the	  

city,	  it	  shall	  be	  the	  responsibility	  of	  the	  developer’s	  registered	  
professional	  land	  surveyor	  to	  provide	  certification	  to	  the	  city	  that	  all	  
boundary	  and	  interior	  monuments	  shall	  be	  reestablished	  and	  protected.	  

	  
6. Traffic	  control	  and	  street	  name	  signs	  shall	  be	  installed	  by	  the	  City	  of	  

Fairview	  and	  Multnomah	  County.	  The	  cost	  of	  signs	  is	  the	  responsibility	  of	  
the	  developer.	  

 
7. Prior	  to	  the	  issuance	  of	  building	  permits,	  the	  applicant	  shall	  submit	  and	  

receive	  approval	  of	  street	  light	  plan	  for	  all	  public	  right-‐of-‐ways.	  The	  plan	  
shall	  be	  approved	  by	  the	  Multnomah	  County	  Lighting	  District.	  	  

 
8. The	  final	  lift	  of	  asphalt	  or	  concrete	  pavement	  shall	  be	  placed	  on	  all	  new	  

constructed	  public	  roadways	  prior	  to	  final	  city	  acceptance	  of	  the	  roadway	  
and	  within	  one	  year	  of	  the	  conditional	  acceptance	  of	  the	  roadway	  unless	  
otherwise	  approved	  by	  the	  city	  engineer.	  The	  City	  must	  accept	  the	  
roadway	  prior	  to	  occupancy	  of	  any	  building	  served	  by	  the	  road.	  The	  final	  
lift	  shall	  also	  be	  placed	  no	  later	  than	  when	  90	  percent	  of	  the	  structures	  in	  
the	  new	  development	  are	  completed	  or	  one	  year	  from	  the	  
commencement	  of	  initial	  construction	  of	  the	  development,	  whichever	  is	  
less.	  All	  cross	  sections	  must	  also	  comply	  with	  standards	  1-‐4	  of	  FMC	  
19.165.025(Z).	  	  

	  
9. Prior	  to	  issuance	  of	  building	  permits,	  all	  public	  sanitary	  sewer	  and	  water	  

plans	  shall	  show	  compliance	  with	  the	  city	  standards	  and	  be	  approved	  by	  
the	  city	  engineer.	  	  

	  
10. Prior	  to	  issuance	  of	  building	  permits,	  the	  applicant	  shall	  submit	  a	  final	  

Stormwater	  Management	  Plan	  that	  demonstrates	  compliance	  with	  
subsections	  A-‐D	  of	  FMC	  19.165.050.	  The	  Stormwater	  Management	  Plan	  
and	  Stormwater	  Operations	  &	  Maintenance	  Agreement	  shall	  also	  comply	  
with	  the	  2016	  Portland	  Stormwater	  Management	  Manual.	  The	  plan	  must	  
follow	  the	  requirements	  in	  the	  manual	  regarding	  hierarchy,	  pre	  and	  post	  
developed	  flows,	  and	  downstream	  impacts.	  
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11. Prior	  to	  the	  issuance	  of	  building	  permits,	  the	  applicant	  shall	  submit	  an	  
undergrounding	  plan	  for	  all	  proposed	  and	  existing	  utilities.	  Surface	  
mounted	  transformers,	  surface	  mounted	  electric	  boxes,	  and	  above-‐
ground	  electric	  power	  lines	  50,000	  volts	  and	  greater	  are	  exempt	  from	  this	  
requirement.	  	  

	  
12. Prior	  to	  the	  issuance	  of	  building	  permits,	  the	  applicant	  shall	  demonstrate	  

easement	  widths	  for	  telecommunications,	  electricity,	  and	  gas	  are	  
adequately	  sized	  to	  provide	  full	  services	  to	  the	  development.	  	  

	  
13. Plans	  for	  all	  public	  facilities	  including	  sanitary	  sewers,	  storm	  sewers,	  

streets,	  sidewalks,	  curbs,	  lighting,	  and	  other	  improvements	  shall	  
reviewed	  and	  approved	  by	  the	  City.	  	  

	  
14. Prior	  to	  the	  issuance	  of	  permits,	  proof	  of	  a	  bond	  or	  performance	  

guarantee	  is	  required	  for	  all	  public	  facilities	  including	  sanitary	  sewers,	  
storm	  sewers,	  streets,	  sidewalks,	  curbs,	  lighting,	  and	  other	  
improvements.	  	  

	  
15. Prior	  to	  final	  occupancy,	  the	  applicant	  shall	  demonstrate	  compliance	  with	  

all	  public	  facility	  installation	  requirements	  described	  in	  subsections	  A-‐F	  of	  
FMC	  19.165.090.	  	  

16. Prior	  to	  issuance	  of	  building	  permits,	  the	  applicant	  shall	  submit	  a	  final	  
Stormwater	  Management	  Plan	  and	  Stormwater	  Operations	  &	  
Maintenance	  Agreement	  that	  complies	  with	  the	  2016	  Portland	  
Stormwater	  Management	  Manual.	  The	  report	  must	  follow	  the	  
requirements	  in	  the	  manual	  regarding	  hierarchy,	  pre	  and	  post	  developed	  
flows,	  and	  downstream	  impacts.	  	  

	  
17. 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.	  

	  
18. Copies	  of	  any	  applicable	  covenants,	  restrictions	  and	  conditions	  shall	  be	  

recorded	  and	  provided	  to	  the	  city	  prior	  to	  building	  permit	  approval.	  
	  

 
D.	   Landscaping,	  Street	  Trees,	  and	  Fences	  	  

	  
1. Prior	  to	  issuance	  of	  permits,	  submit	  a	  final	  landscape	  plan	  that	  shows	  the	  

location	  of	  all	  plant	  species.	  	  
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2. Prior	  to	  issuance	  of	  buildings	  permits,	  submit	  a	  Final	  Landscape	  Plan	  that	  
complies	  with	  the	  landscape	  material	  requirements	  of	  standards	  in	  D.1-‐
10	  of	  this	  section.	   

3. The	  Final	  Landscape	  Plan	  shall	  comply	  with	  the	  Yard	  Setback	  Landscaping	  
standards.	  	  

4. The	  Final	  Landscape	  Plan	  shall	  include	  landscaping	  along	  the	  Fairview	  
Parkway	  side	  of	  parking	  lot	  adjacent	  to	  commercial	  Building	  A.	  

5. In	  the	  Final	  Landscape	  Plan,	  the	  required	  parking	  lot	  screening	  along	  
Fairview	  Parkway	  should	  provide	  an	  open	  fence	  of	  quality,	  durable	  
material	  or	  a	  low	  decorative	  wall,	  combined	  with	  a	  mix	  of	  landscaping	  to	  
create	  visual	  interest	  while	  screening	  the	  automobiles	  from	  the	  street	  
and	  sidewalk	  along	  Fairview	  Parkway.	  

6. Any	  mechanical	  equipment	  must	  be	  screened	  from	  view	  in	  compliance	  
with	  the	  screening	  requirements	  in	  FMC	  16.163.030.E.3.c.	  
	  

7. 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.	  
	  

8. 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.	  
	  

9. The	  street	  tree	  species	  shall	  comply	  with	  the	  City’s	  approved	  street	  tree	  
list,	  and	  shall	  be	  planted	  no	  more	  than	  30	  feet	  on	  center.	  

	  
10. 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.	  

11. Prior	  to	  issuance	  of	  permits,	  revise	  the	  site	  plan	  to	  show	  compliance	  with	  
the	  maximum	  front	  yard	  fence	  height	  on	  the	  east	  side	  of	  the	  townhomes.	  	  

	  
12. 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.	  
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13. Signs,	  structures,	  and	  vegetation	  over	  three	  feet	  shall	  not	  be	  located	  in	  

the	  vision	  clearance	  area.	  The	  final	  Landscape	  Plan	  shall	  comply	  with	  the	  
Vision	  Clearance	  requirement.	  

	  
14. 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.	  

	  
15. 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.	  

	  
16. 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.	  
	  

17. All	  trees	  identified	  for	  protection	  in	  the	  final	  Tree	  Removal	  and	  
Preservation	  Plan	  shall	  be	  evaluated	  by	  a	  Certified	  Arborist	  and	  a	  tree	  
protection	  plan	  provided	  for	  review	  by	  the	  City.	  Prior	  to	  issuance	  of	  a	  
grading	  permit,	  the	  applicant	  shall	  install	  the	  tree	  protection	  measures	  
identified	  in	  the	  protection	  plan,	  and	  compliance	  with	  the	  tree	  protection	  
plan	  shall	  be	  required	  during	  construction.	  	  	  

	  
E.	   Vehicle/Bike	  Parking	  and	  Pedestrian	  Access	  

	  
1. The	  applicant	  shall	  be	  required	  to	  comply	  with	  all	  conditions	  set	  forth	  in	  

Multnomah	  County’s	  transportation	  decision	  for	  this	  site,	  as	  outlined	  in	  
Exhibit	  A-‐1.	  These	  conditions	  shall	  be	  made	  part	  of	  this	  land	  use	  review	  
and	  decision	  and	  any	  subsequent	  development	  permit.	  

	  
2. Prior	  to	  issuance	  of	  permits,	  revise	  the	  site	  plan	  to	  provide	  pathways	  

from	  Fairview	  Parkway	  and	  Halsey	  Street	  into	  the	  development	  site	  at	  
intervals	  of	  no	  more	  than	  330	  ft.	  	  

	  
3. Prior	  to	  issuance	  of	  building	  permits,	  revise	  the	  site	  plan	  to	  show	  

compliance	  with	  requirements	  19.162.030A(2)	  for	  the	  duplexes	  and	  
townhomes.	  This	  requires	  that	  pathways	  connect	  all	  street-‐facing/front	  
doors	  to	  the	  adjacent	  street.	  The	  townhome	  units	  may	  provide	  this	  street	  
connection	  via	  a	  shared	  pathway/s	  located	  in	  the	  Multnomah	  County	  
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right-‐of-‐way,	  and	  are	  not	  required	  to	  provide	  individual,	  direct	  pathways	  
from	  each	  front	  door	  directly	  to	  the	  street.	  

	  
4. Prior	  to	  issuance	  of	  building	  permits,	  revise	  the	  site	  plan	  to	  show	  pathway	  

connectivity	  approximately	  mid-‐block	  or	  every	  330	  ft.	  along	  Fairview	  
Parkway,	  where	  the	  block	  spacing	  standard	  cannot	  be	  met.	  	  

	  
5. All	  pathways	  adjacent	  to	  a	  driveway	  or	  street	  shall	  be	  raised	  (6)	  six	  inches	  

and	  curbed,	  or	  separated	  by	  a	  landscape	  buffer.	  	  
	  

6. Prior	  to	  issuance	  of	  permits,	  revise	  the	  site	  plan	  to	  show	  compliance	  with	  
the	  requirement	  for	  contrasting	  paving	  materials	  or	  humps/raised	  
crossings.	  Provide	  an	  additional	  crosswalk	  at	  the	  east	  end	  of	  Caden	  
Street,	  connecting	  the	  north	  and	  south	  sides	  of	  the	  street.	  Multnomah	  
County	  shall	  approve	  any	  pedestrian	  crossing	  improvements	  within	  their	  
right-‐of-‐way.	  	  

	  
7. All	  pedestrian	  pathways	  to	  be	  shown	  on	  the	  final	  site	  plan,	  in	  compliance	  

with	  conditions	  of	  approval,	  shall	  be	  at	  least	  5	  ft.	  in	  width,	  constructed	  
with	  asphalt	  or	  concrete,	  and	  shall	  meet	  ADA	  requirements.	  	  	  

	  
8. All	  driveway	  openings	  shall	  be	  constructed	  to	  meet	  Fairview	  Public	  Works	  

specifications.	  	  
	  

9. Prior	  to	  issuance	  of	  permits,	  revise	  the	  site	  plan	  to	  relocate	  the	  bike	  racks	  
in	  front	  of	  each	  commercial	  building	  and	  show	  the	  required	  clearance	  for	  
access	  to	  the	  bike	  racks.	  	  Demonstrate	  compliance	  with	  long	  term	  parking	  
space	  requirements	  for	  employees	  of	  one	  space	  per	  10	  (ten)	  employees,	  
with	  a	  minimum	  of	  one	  per	  commercial	  use.	  

	  
10. Prior	  to	  issuance	  of	  permits,	  revise	  the	  site	  plan	  to	  show	  compliance	  with	  

19.164.040(A)(5),	  and	  to	  locate	  the	  bike	  parking	  close	  to	  building	  
entrances.	  Include	  details	  on	  proposed	  bike	  rack	  and	  any	  additional	  
street	  furniture	  to	  show	  coordinated	  design	  is	  met.	  

	  
11. Prior	  to	  issuance	  of	  building	  permits,	  revise	  the	  site	  plans	  and	  elevations	  

to	  show	  compliance	  with	  standards	  19.164.040(F)-‐(H),	  including	  exterior	  
lighting,	  and	  sufficient	  spacing	  for	  pedestrian	  access.	  

	  
12. Prior	  to	  final	  occupancy,	  the	  Kyle	  Court	  and	  alley	  intersection	  shall	  be	  

improved	  with	  a	  traffic	  management	  feature	  to	  slow	  traffic	  and	  improve	  
pedestrian	  safety.	  	  
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13. Prior	  to	  issuance	  of	  building	  permits,	  the	  applicant	  shall	  revise	  the	  site	  
plan	  to	  show	  all	  pedestrian	  paths	  are	  at	  least	  5	  ft.	  in	  width.	  	  

	  
14. All	  pedestrian	  access	  and	  circulation	  shall	  be	  required	  to	  meet	  Americans	  

with	  Disabilities	  (ADA)	  standards.	  
	  

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

	  
16. All	  ADA	  parking	  spaces	  shall	  be	  marked	  and	  signed.	  

	  
F.	   Building	  Design	  
	  

1. Prior	  to	  issuance	  of	  building	  permits,	  revise	  the	  south	  elevation	  of	  
Building	  B	  to	  provide	  windows	  between	  the	  stone	  pier	  elements.	  
	  

2. Prior	  to	  issuance	  of	  building	  permits,	  revise	  the	  south	  elevation	  of	  
Building	  B	  to	  provide	  windows	  between	  the	  stone	  pier	  elements	  and	  
provide	  equal	  or	  better	  storefront	  design	  than	  the	  south	  elevation.	  
	  

3. Prior	  to	  issuance	  of	  building	  permits	  for	  the	  townhomes	  and	  duplexes,	  
provide	  elevations	  for	  all	  sides,	  and	  show	  compliance	  with	  all	  design	  
standards	  of	  19.30.100,	  including	  measurements	  to	  comply	  with	  all	  
numerical	  standards	  (e.g.,	  trim	  width	  and	  percentage	  of	  windows/doors).	  

	  
G.	   Variance	  
	  

1. The	  variance	  shall	  be	  subject	  to	  a	  report	  by	  a	  Certified	  Arborist	  assessing	  
the	  trees	  identified	  for	  preservation	  for	  the	  purpose	  of	  the	  variance,	  that	  
the	  trees	  are	  significant	  and	  viable,	  and	  can	  be	  preserved	  during	  
construction.	  The	  applicant	  shall	  further	  demonstrate	  the	  alternatives	  
considered	  to	  comply	  with	  the	  setback	  and	  orientation	  standard	  are	  not	  
viable	  for	  the	  duplex	  lots	  when	  considering	  opportunities	  for	  significant	  
tree	  preservation	  and	  constraints	  of	  the	  existing	  pattern	  of	  development.	  

	  
H.	   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.	  
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1620 SE 190th Avenue, Portland, Oregon 97233-5910 • Phone (503) 988-5050 
 

 

M E M O R A N D U M 
 
 
TO:  Eric Rutledge, Associate Planner, City of Fairview  
  Sarah Selden, Senior Planner, City of Fairview 
  Joanna Valencia, AICP, Manager, MultCo. Transportation Planning & Development 
   
FROM: Scott Adams, AICP, Transportation Planner, MultCo. Transportation Planning and 

Development 
 
DATE:  November 20, 2018 
 
SUBJECT: EP-2018-10714 / 2018-50-DR-SD, Haq/Raze Mixed-Use Development 
 20939 and 20925 NE Halsey St., Fairview, OR 97024 
 R943280450, R943280920 
     
Multnomah County Transportation Planning and Development has reviewed the above referenced 
application and provides the following Findings and Conditions of approval in support of 
approving the project and the Road Rules Variance requested for the proposed access 
configuration. 
 
The comments provided in this memorandum are based on materials provided by the applicant 
and the City of Fairview.  While every effort has been made to identify all related standards and 
issues, additional issues may arise and other standards not listed may become applicable as more 
information becomes available. Scope of this approval is therefore limited to the items that were 
reviewed as part of this application process.    
 
The subject application proposal consists of Zafar Haq/Raze Investments, LLC (Jim & Steve Raze) 
proposing a mixed-use development consisting of 12,000 SF of commercial space, 17 townhomes, 
and 12 duplexes. Two access points are proposed. A new access onto NE Halsey St. (replacing two 
existing access points) will be utilized via a Public Access & Utility Easement.  A second, new right-
in/right-out access will be constructed on NE Fairview Parkway, requiring a Multnomah County 
Road Rules Variance (MCRRV). 
 
The subject property is located at 20939 and 20925 NE Halsey St. The property has frontage on 
two Multnomah County jurisdictional roads; NE Fairview Pkwy., functionally classified as a Major 
Arterial, and NE Halsey St. which is a Minor Arterial. NE Halsey Street is the lower classification 
road.  
 
 

Department of Community Services 

Transportation Division 
http://multco.us/transportation-planning 
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Findings 
 
FINDINGS: Written findings are contained herein.  The Multnomah County Road Rules are in bold font.  
Staff analysis and comments are identified as ‘Staff:’ and address the applicable criteria.  Staff comments 
may include a conclusionary statement in italic. 
 
MCRR 4.000 Access to County Roads 
 
MCRR 4.100 Application for New or Reconfigured Access: Applicants for a new, altered or 
reconfigured access onto a road under County Jurisdiction are required to submit a site plan. 
Applicants may be required to provide all or some of the following: 

A. Traffic Study-completed by a registered traffic engineer; 
B. Access Analysis-completed by a registered traffic engineer; 
C. Sight Distance Certification from a registered traffic engineer; and 
D. Other site-specific information requested by the County Engineer including a survey. 

 
Staff:   
 
NE Halsey St. Access 
The applicant has proposed closing two existing access points on NE Halsey St. (Minor Arterial) and 
constructing a new access point on the western edge of the site accessing NE Halsey St.  The existing and 
new access point are shown on the applicant’s site plans.  All required information has been submitted for this 
access point. 
 
NE Fairview Pkwy. Access 
A new, right-in/right-out only access point will be constructed on the site’s eastern edge onto NE Fairview 
Pkwy. (Major Arterial).   Since this access is being located on the higher classification street and the access 
doesn’t meet access spacing requirements from the intersection of Halsey/Fairview Parkway, a road rules 
variance is required for approval.  
 
Criterion is met. 

 
MCRR 4.200 Number of Accesses Allowed: Reducing the number of existing and proposed access 
points on Arterials and Collectors and improving traffic flow and safety on all County roads will be the 
primary consideration when reviewing access proposals for approval. One driveway access per 
property is the standard for approval pursuant to the Multnomah County Code. Double frontage lots 
will be limited to access from the lower classification street. Shared access may be required in 
situations where spacing standards cannot be met or where there is a benefit to the transportation 
system. If more than one access is desired, a land use application must be submitted in compliance with 
applicable Multnomah County Codes. 
 
Staff:  The proposed project is composed of two properties. The project overall has frontage on both Fairview 
Parkway and Halsey Street. County code identifies that one driveway shall be the standard for approval. The 
proposed overall project is proposing two access points, one on each lot if separated. This standard is met, 
however since access is being proposed on the higher classification street (Fairview Parkway) instead of the 
lower classification street, a road rules variance is required.   
 
Criterion is met with approval of the variance. 
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Multnomah County Road Rules Variance 
 
For the County Engineer to consider a variance request, it must be submitted in writing with the appropriate 
fee to the County prior to the issuance of any development permit. The written variance request shall be 
signed by a person with the authority to bind the applicant and shall include the following information as 
applicable: 
 
A.  Applicant name, telephone/fax number(s), email address, mailing address, 
 
Applicant Response: 
 
Matt Newman 
NW Engineers, LLC 
3409 NE John Olsen Avenue Hillsboro, Oregon 97124 
503-601-4401;503-601-4402 
mattn@nw-eng.com 
 
B.  Property location and zoning; 
 
Applicant Response: 
 
20939 NE Halsey Street 
Northwest corner of NE Fairview Parkway & NE Halsey Street 1N3E 28CD 2000 & 1900 
Town Center Commercial (TCC) District 
 
C.  Current or intended use of the property; 
 
Applicant Response: 
 
Tax Lot 2000 is currently vacant. A residence with detached garage is located on Tax Lot 1900 (to be 
demolished). The proposal is for a mixed-use development on both properties described as follows: 
 
Tax Lot 2000: 
 
17 town homes (attached single family residential) 2,300 square feet convenience store (LUC 851) 4,700 
square feet retail commercial (LUC 820) 
 
Tax Lot 1900: 
 
12 residential duplex (24 units) 
2,000 square feet restaurant (LUC 820) 3,000 square feet office space.(LUC 820) 
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This development is proposed in accordance with the design standards of the TCC District which requires a minimum 50% 
commercial uses along the frontage with pedestrian-friendly design. The plan Includes approximately 29 parking spaces on 
Tax Lot 2000,and 39 parking spaces on Tax Lot 1900 on the commercial portions of the site, and 2 off-street parking spaces for 
each dwelling unit (1in the garage & one in the driveway). Additional on-street parking spaces are provided. 
 
With respect to access and circulation, a restricted right-in/right-out access from NE Fairview Parkway approximately 206-ft. 
north of its intersection with NE   Halsey is requested to allow both properties to develop to their full potential as a mixed use 
development per the comprehensive plan. Interior public streets - NE Caden Street and NE Kyle Court - are extended to the 
east line of Tax Lot 1900 where they terminate into a north-south, 27-ft. wide private street which provides vehicular through 
the site with full access from NE Halsey Street approximately 250-ft. from the intersection.  Pedestrian and bicycle access Is 
provided through the site with required ADA access. Emergency vehicle access is also provided throughout the site with all 
streets preliminarily-designed in compliance with the Oregon Fire Code. Review of this revised plan by the Gresham Fire 
Marshal for compliance with these standards is pending. 
 
D.  The nature and a full description of the requested variance: 
 
Applicant Response: 
 
The requested Road Rules Variance Is for the restricted right-in/right-out access from NE Fairview Parkway. Multnomah 
County design standards from private access driveways specifies a minimum setback distance on NE Fairview Parkway of 
500-ft. from adjacent street intersection (In this case, NE Halsey Street). It also requires access from the lower classification 
road when the site has twostreet frontages.  This variance requests access from both streets to provide for 
the required commercial aspect of this site per Fairview Chapter 19.65 (Town Center Commercial District). 
 
E.  Site plan, sight distance, pedestrian traffic, Intersection alignment, traffic generation, vehicle mix, traffic circulation 
including Impact on through traffic, and other similar traffic safety considerations; 
 
Applicant Response: 
 
The proposed design would operate at an acceptable level-of-service with no operational or safety deficiencies during the AM 
and PM hours, as demonstrated in the Traffic Report for this development prepared by Ejaz Khan, PE. Site distance is adequate 
and traffic/pedestrian circulation between the development and adjacent streets is provided as shown on the attached 
preliminary site plan. Bicycle and pedestrian access between the site and both streets is provided in a safe manner with 
separated sidewalk, striping and ADA ramps. Safe access within the site is also provided. 
 
F.  Existing right-of-way or improvement limitations, and utility considerations; 
 
Applicant Response: 
 
Existing right-of-way and improvements are in place. No improvements to either NE Fairview Parkway or NE Halsey Street 
are necessary. 
 
G.  Adjacent land uses, their types, access requirements, and Impact of traffic on them; 
 
Applicant Response: 
 
An existing residential development is located on NE Caden Street and NE Kyle Court {to the west). This development will 
provide additional pedestrian and vehicular (Including emergency vehicle access) connectivity between that development and 
NE Fairview Parkway, as well as the proposed commercial uses in the proposed development. 
 
H.  Topography, grade, side hill conditions, and soil characteristics; 
 
Applicant Response: 
 
The Tax Lot 2000 property owner has retained Center line Concepts and GeoDesign for surveying and geotechnical services. 
The Tax Lot1900 property owner has retained Andy Paris & Associates for surveying services, and Hardman Geotechnical 
Services, Inc. The topographic 'Existing Conditions' plan for each property is attached. As shown in the Existing Conditions 
plan, the site is almost 
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level with allow point in the center of the site approximately 3-5 ft. lower than the southern and northern portions of the site. 
There are trees on the site which are proposed to be removed for development. 
 
With respect to soil conditions, both geotechnical engineers found that the site is underlain by dense to very dense gravel with 
cobbles and boulders. Stripping depths will be greater than normal due to deep top soil and organics. The soil is capable of 
supporting the proposed structures on conventional spread footings. 
 
I.  Drainage characteristics and problems; 
 
Applicant Response: 
 
On-site storm infiltration is proposed, however, both geotechnical engineers found that infiltration rates are only 0.8 
inches/hour.  However, as discussed with Fairview engineering staff, it is likely that stormwater can be conveyed to the 
existing system in NE Caden Street and NE Kyle Court. There is a storm detention system in the street which may be adequate 
to handle the additional storm. Design of the system as well as the preparation of hydrologic analysis is pending but it is 
expected that treatment of the stormwater on-site will be  provided with conveyance to the existing system. It is unlikely that 
on-site stormwater will need to be conveyed to NE Fairview Parkway or NE Halsey Street. 
 
J.  Fire Department access requirements within a public right-of-way and their written approval of the proposed 
modification; 
 
Applicant Response: 
 
As noted, the site circulation plan has been preliminarily-designed in compliance with the Oregon Fire Code. Review of this 
revised plan by the Gresham Fire Marshal for compliance with these standards is pending. 
 
K.  Natural and historic features Including but not limited to trees, shrubs or other significant vegetation, water 
courses, wetlands, rock outcroppings, development limitation, areas of significant environmental concern, et.; 
 
Applicant Response: 
 
There are no natural, historic or environmental features or concerns on site. 
 
L Multnomah County Comprehensive Plan policies applicable to the particular parcel or location. 
 
Applicant Response: 
 
The site is subject to the Goals, Policies and standards of the Fairview Comprehensive Plan. There are no Multnomah County 
Comprehensive Plan policies applicable to these parcels. The site is located in the Town Center Commercial District which 
requires mixed use development that no more than 50 percent of a single street frontage may be occupied by residential uses 
(Chapter 19.65.090.A.1). For this reason the site has been designed with the southern half commercial and the northern half 
residential. This section also requires that storefront commercial be provided with parking and vehicular circulation behind 
along both NE Fairview Parkway and NE Halsey Street. 
 
Other sections of the Fairview Municipal Code require pedestrian and transit amenities be provided. TriMet bus line 77 runs on 
NE Halsey with a bus stop on the east side of NE Fairview Parkway. The plan proposes a pedestrian plaza adjacent to the 
Intersection In accordance with these standards. Finally the proposal is design in accordance with other sections of the Code 
including Access and Circulation (Chapter 19.162), Landscaping, Street Trees, Fences and Walls (Chapter19.163),and Vehicle 
and Bicycle Parking(Chapter19.164). 
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16.200 General Variance Criteria: In order to be granted a variance, the applicant must demonstrate that: 
 

A. Special circumstances or conditions apply to the property or intended use that do not apply to other property 
in the same area. The circumstances or conditions may relate to the size, shape, natural features and 
topography of the property or the location or size of physical improvements on the site or the nature of the use 
compared to surrounding uses; 

 
Applicant Response: 

 
Special circumstances are applicable to this property relative to the intended use due to its size, shape and location as a 
corner lot. Dimensions of Tax Lot 2000 are approximately 110-ft. in width (e-w dimension) by 650-ft. in depth (n-s 
dimension). Dimensions of Tax Lot 1900 are approximately 165-ft. in width (e-w dimension) by 653-ft. in depth (n-s 
dimension). County roads are located on the east and south sides of the site (NE Fairview Parkway on the east and NE 
Halsey Street on the south). Two city local streets are stubbed to Tax Lot 1900 from the west (NE Caden Street & NE 
Kyle Court). The site is designated Town Center Commercial District on the Fairview Comprehensive Plan. 
 
The intent of this District is to support this goal through elements of design and appropriate mixed use development. This 
includes a mixture of land uses among other design and use elements.  Commercial uses are required in this District 
totaling half of the street frontage along NE Fairview Parkway (325-ft.) and NE Halsey Street (140-ft.).  Access from NE 
Fairview Parkway is necessary for success of the commercial element of the development, but also provided needed 
circulation and connectivity for the residential portion of the site. As noted, multiple accesses are necessary to ensure 
separation of commercial and residential traffic, provide alternate access in case of emergency, and fulfill cross-circulation 
requirements if the City.  As shown of the submitted site plan, pedestrian, bicycle, and vehicles can operate safely. 
 
Staff Response: 
 
As indicated by the applicant, site characteristics such as size and shape and zoning requirements are unique aspects of the 
project. This combined with being a corner lot, provides unique challenges to being able to meet access and spacing 
requirements. Staff finds that this criterion is met as conditioned. 

 
B. The variance is necessary for the preservation and enjoyment of a substantial property right of the applicant 

and extraordinary hardship would result from strict compliance with the standards; 
 

Applicant Response: 
 

Access from NE Fairview Parkway is necessary for several reasons: 
 

(1) The Fairview access would allow pedestrian, bicycle and automobile traffic from townhomes and duplexes to access 
the public roads without having to mix with commercial and retail traffic and driving or walking through the parking 
lot. The provision of Fairview Parkway access would allow east-west connection road fulfilling city's cross-circulation 
requirements. 
 

(2) Very importantly it provides alternate access to emergency services and also residents in case the primary access is 
blocked for any reason. 
 

(3) Without the provision of Fairview access, It would not be possible to develop the property as a mixed use 
development per the comprehensive plan zoning since the only arterial access would be from NE Halsey street 
approximately 250-ft. from the NE Fairview Parkway intersection. 

 
Staff Response: 

 
As identified in the applicant’s response, staff finds that the access point off of Fairview Parkway is needed to support 
circulation and safety access. As conditioned, this criterion is met.  
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C. The authorization of the variance will not be materially detrimental to the public welfare or injurious to other 
property in the vicinity, or adversely affect the appropriate development of adjoining properties; 

 
As demonstrated in the Traffic Report for this development prepared by Ejaz Khan, PE., the intersection of NE Halsey 
Street and NE Fairview Parkway would operate at an acceptable level-of-service with no operational or safety deficiencies 
during the AM and PM hours with the proposed access from NE Fairview Parkway.  The submitted site plan demonstrates 
that pedestrians, bicycles and vehicles can operate safely at the two accesses and within the site. ADA ramps are provided 
with a safety refuge area at the NE Fairview Parkway right-in/right-out access.  This allows bicycles to safely pass through 
the access without pedestrian conflicts. Similarly, no pedestrian/bicycle conflict is expected at the NE Halsey access.  
Finally, there are safe pedestrian crossings within the development to limit conflicts with vehicles and bicycles at the 
private street. 
 
Staff Response: 

 
As identified in the applicant’s response, staff finds that the access point off of Fairview Parkway is not anticipated to be 
materially detrimental to the public welfare or injurious to other property in the area. As conditioned, this criterion is met 

 
D. The circumstances of any hardship are not of the applicant's making. 

 
Applicant Response: 

 
The need for the variance is not of the applicant's making. Rather it is the result of the site dimensions and the designation 
of the Town Center Commercial District on the property requiring commercial uses which need safe, direct access to be 
successful. Special circumstances are applicable to this site since commercial uses are required on 50% of the Tax Lot 
2000 site in the TCC District. The long north-south dimension with 110-ft. east-west dimension limits access spacing on 
NE Halsey Street.   There is no alternative design which provides access without the need for a variance. 

 
Staff Response: 

 
As identified in the applicant’s response, staff finds that the hardships are not of the applicant’s making. Site 
characteristics such as size and shape and zoning are not of the applicant’s making. This criterion is met  

 
MCRR 4.300 Location: All new access points shall be located so as to meet the access spacing standards laid out in the 
Design and Construction Manual. 
 
Staff:    For a Minor Arterial (NE Halsey St.), the minimum driveway spacing standard is 295 feet and minimum intersecting 
street setback is 148 feet (MCDCM, Table 1.2.5, Minimum Private Access Driveway Spacing Standards).   
 
NE Halsey St. Access 
The proposed driveway on NE Halsey St. will be located 240 feet east of NE 280th Pl. and 250 feet west of NE Fairview Pkwy.  
Existing residential driveways on the south side of NE Halsey St. are located less than 295 feet (Minor Arterial min. driveway 
spacing standard) from the proposed driveway. However, Multnomah County Transportation finds this condition satisfactory, 
as the proposed driveway replaces two existing residential driveways, with the proposed driveway located as far away from the 
NE Halsey/NE Fairview Pkwy. intersection as possible for good access management. Additionally, the driveway spacing 
standards are subject to the road rules variance. 
 
As conditioned, and through approval of the road rules variance, this criterion is met. 

 
MCRR 4.400 Width: Driveway, Private road and Accessway widths shall conform to the dimensions laid out in the 
Design and Construction Manual. 
 
Staff:  For a Commercial use, a new or reconfigured driveway must be a minimum 20 feet wide and maximum 34 feet wide 
((MCDCM, Table 1.2.4, Private Access Driveway Width Standards) The new NE Halsey St. driveway will be 26 feet wide. 
 
Criterion is met. 
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MCRR 4.500 Sight Distance: All new or altered access points to roads under the County’s jurisdiction must have a 
minimum sight distance equal to the standards in the Design and Construction Manual and AASHTO’s A Policy on 
Geometric Design of Highways and Streets. 
 
Staff:  Multnomah County Road Rules Section 4.500 states that access points to roads under the County’s jurisdiction must 
have a minimum sight distance equal to the standards in the County Design and Construction Manual or AASHTO’s A Policy 
on Geometric Design of Highway and Streets.  The applicant has submitted for the review of the County Transportation 
Division a sight distance certification, which provides an assessment of sight distance at the intersection in question consistent 
with AASHTO standards.  
 
NE Halsey St. Access 
The speed limit on NE Halsey St. is 35 mph and per AASHTO, requires 278 feet of sight distance to the east and west from the 
new full-movement driveway.  The driveway will have 390 feet of sight distance to the west and 385 feet of sight distance to 
the east per Sight Distance Certification from the project’s traffic engineer. 
 
Fairview Parkway 
The speed limit along NE Fairview Parkway is 40mph, based up the posted speed limit the proposal’s conditions of approval 
requiring 385 feet of sight distance in for right turning movement per the 2011 edition of the AASHTO’s green book. The 
subject access at this location will be limited to right turn in and right turn out. A distance from the east access on Fairview 
Parkway was measure to be 400 feet looking north. With this, the sight distance analysis recommends that the blackberry 
bushes and other wild vegetation in the line of sight be completely removed. 
 
As conditioned, Criterion is met. 

 
MCRR 5.000 Transportation Impact 
 
MCRR 5.100 To determine if a Transportation Impact is caused by a proposed development, the County Engineer will 
determine the number of new trips generated by a site by one of the following methods:  

A. Calculations from the most recent edition of the Institute of Transportation Engineers’ Trip Generation 
(ITE); or 
B. A site development transportation impact study conducted by a professional engineer registered in the State 
of Oregon and accepted by the County. 

 
MCRR 5.200 The County Engineer will use the information obtained pursuant to sub-section 5.100 and/or the frontage 
length of the subject property to determine the pro-rata share of the requirements set forth in Section 6.000. The 
County Engineer determination of pro-rata share of improvements will expire twelve months from the date of the 
County Engineer’s determination or after the associated land use permit is granted or closed. If expired, a review 
process and new determination will be required. 
 
MCRR 5.300 Except where special circumstances require the County Engineer to make an alternate determination, any 
new construction or alteration which will increase the number of trips generated by a site by more than 20 percent, by 
more than 100 trips per day or by more than 10 trips in the peak hour shall be found to have a Transportation Impact. 
A minimum increase of 10 new trips per day is required to find a Transportation Impact. 
 
Staff:  The Multnomah County Road Rules defines a Transportation Impact as the effect of any new construction or alteration 
which will increase the number of trips generated by a site by more than 20 percent, by more than 100 trips per day or by more 
than 10 trips in the peak hour [MCRR 3.000].  A minimum increase of 10 new trips per day is required to find a transportation 
impact. 
 
The applicant’s April 2016 Traffic Report notes that the site will generate 140 new trip in the AM peak hour and 105 new trips 
in the PM peak hour.  Under 2020 buildout conditions (existing site, plus nearby development projects), intersections in the 
immediate area (Halsey/Fairview, Halsey/208th Pl., Fairview access point, Halsey access point) would all operate at acceptable 
Level of Service (LOS) C and B; LOS D is Multnomah County’s minimum LOS standard. 
 
As conditioned, this criterion is met. 
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MCRR 6.000 Improvement Requirements 
 
MCRR 6.100 Site Development: All subject parties with respect to any property proposed for development, including 
but not limited to the owner of the site and the applicant (if different than the owner), will be responsible for 
improvements to the right-of-way for any said development of the property which is found to cause a Transportation 
Impact, those improvements shall include: 
 

A. Dedication of Right of Way Requirement: The subject parties are responsible for a pro-rata share, as 
determined by the County Engineer, of right-of-way and easement dedications necessary to bring the affected, 
existing, created or planned public streets and other facilities within and abutting the development to the 
current County standard. The dedication of the required easements and right-of-way may be conditions of 
approval of Design Review or any other development permit related to the proposal. 
 
Staff:  The applicant’s site plan shows a 5’ ROW dedication on NE Halsey St., bringing the ROW to 45 feet from 
centerline, meeting the County’s Design and Construction Manual standard for Minor Arterial (90 feet of ROW). 
 
Criterion is met. 

 
B. Frontage Improvement Requirements: Frontage Improvement Requirements: In addition to easement and 

right-of-way dedication requirements, a prorate share may include half-street improvements along all of the 
site’s County Road frontage(s). Right of Way improvements shall satisfy the standards of the County Design 
and Construction Manual based upon the functional classification of the road(s). The commitment to improve 
the affected streets or other facilities to the required standards shall be conditions of approval of Design 
Review or any other development permit related to the proposal. Half-street improvements can include all of 
the following: 

a. Street widening/improvement 
b. Utility cut restoration 
c. Curb and sidewalk 
d. Driveway relocation/replacement/removal 
e. Traffic controls 
f. Drainage facilities 
g. Lighting facilities 
h. Bicycle facilities 
i. Signal conduit facilities 
j. Street trees 
k. Other appropriate facility or right of way requirements as required by applicable statutes, codes and 

regulations. 
 

Staff:  The applicant’s site plan does not indicate half-street improvements along the site’s NE Fairview Pkwy. and 
NE Halsey St. frontages.  As indicated above, this project creates a Transportation Impact and thus half-street 
improvements will be required to meet the County’s preferred cross-sections in the Design and Construction Manual 
(DCM 2.2.1). 
 
As conditioned, criterion is met. 

 
C. Required Submissions by Subject Parties. Subject parties shall submit to the County Engineer the following: 

engineered plans, traffic studies, traffic analysis, reports, surveys or similar documents as requested or 
required by the County Engineer under this Subsection 6.100 or as may additionally be required under Section 
18. 

 
Staff:  The applicant has submitted a Traffic Impact Study (TIS) dated April 2016, with an addendum for sight 
distance dated April 13, 2018. 
 
The TIS assumed access to NE Fairview Pkwy. as a private driveway and not as local public street.  At the time of the 
required construction permit (MCRR 18.000), the applicant will be required to submit a revised intersection analysis 
trip distribution to reflect that NE Kyle Ct. is a public street and not a private driveway. 
 
As conditioned, criterion is met. 
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26.000 Stormwater and Drainage 
26.100 Onsite management of Stormwater is a priority for County. 
 
Staff:  Multnomah County Transportation engineering staff reviewed the Drainage Report (June 19, 2018) on August 3, 2018 
and found all conditions satisfactory.  No stormwater is being sent into County right-of-way, as this development is tying into 
Raze Meadows Subdivision to the immediate west. 
 
Criterion is met. 

 
Conditions of Approval: 

 
1. Access Permit:  Applicant will need to obtain an Access Permit for the new access point onto NE Halsey St 

and NE Fairview Parkway prior to building permit approval. (MCRR 4.100) 
 

2. Traffic analysis:  Prior to obtaining required permits, applicant shall provide a revised TIS reflecting the 
intersection of NE Kyle Ct. and NE Fairview Pkwy. as two public streets, or confirm that the submitted TIS 
is still valid regarding the intersection LOS (Fairview Access, LOS B at AM peak hour and LOS C at PM peak 
hour). (MCRR 6.100 C) 
 

3. Half-Street Improvements and Construction Permit:  Applicant will need to obtain a Construction Permit 
for half-street improvements on NE Fairview Pkwy(including right-in/right-out traffic island) and NE Halsey 
St. prior to construction activity. Half-street improvements to be constructed include: (DCM Table 2.2.1): 

I. Grade/rock/pave to commercial depth between existing pavement and new curb; 
II. Construct bicycle lanes as required; 

III. Furnish street trees as required; 
IV. Furnish street lighting facilities as required; 
V. Construct Multnomah County standard concrete curb and 6-foot wide concrete sidewalk in 

compliance with ADA specifications; 
VI. Install underground traffic control devices conduit and related equipment as required; 

VII. Construct storm drainage facilities as required. 
 

4. Right-of-Way (ROW) Dedication:  Applicant will need to dedicate 5 feet of right of way along the site’s NE 
Halsey St. frontage to Multnomah County for road purposes.  The County standard right of way for a 
Minor Arterial facility is 90 feet.  The applicant is required to dedicate 5 feet in order to achieve a 
proportional share of this 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. (MCRR 6.100 A) 
 

5. ADA Standards: Prior to issuance of the Certificate of Occupancy the applicant will need to demonstrate 
compliance of all sidewalks along the frontage of the property with ADA standards. The applicant will 
need to obtain a permit from Multnomah County for any ADA improvements within the right-of-way. 
 

6. Sight Distance: Sight distance for the Fairview Parkway access shall be maintained through regular 
maintenance of the vegetation on the site as required through the submitted sight distance analysis. 
 

7. Stormwater: Any alteration of the storm water discharge onto County right of way requires a Discharge 
Permit. 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. 
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PROJECT #: 20939/20925 NE Halsey St. 
FROM: Duston Yacapin, Gresham Fire (duston.yacapin@GreshamOregon.gov) 
DATE: 11/20/2018 
FIRE COMMENTS: 

 
 

NOTE: Limited information at this time. All of the following 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 single and multiple 
family buildings varies based on construction and square footage. OFC App B Table 
B105.1. 

 
2. Temporary addresses of 6” shall be provided at EACH construction entrance prior to 

ANY construction materials or workers are onsite. Each separate building shall have a 
designated letter. The closest building to the street shall be the letter A with each 
additional building lettered B and C in progression. All letters must be 10” in height and 
in plain view from the street. OFC 505 & 3301 

 
3. The building addressing shall meet the Gresham Fire Addressing Policy. OFC 505.1 

 
4. Fire hydrant locations are not indicated on the plans. They must be shown. Without 

knowing the building construction types or sizes, a PUBLIC fire hydrant is required to be 
within 225 feet of the main entrance driveway.  The furthest point on each building shall 
be no more than 400 feet from a hydrant.  For residential, fire hydrants shall be within 
600 feet of the furthest point of a house. Public/Private fire hydrants will be required to 
be installed. All fire hydrants shall have STORZ quick adapters on the large port. The 
model required is Harrington HPHA50-45NHWCAP. OFC 507 

 
5. 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 
 

6. Prior to applying for a building permit, provide a fire flow test 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 & B-101.1 

 
7. 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 required to be 26’ to provide access for aerial ladder trucks and if the 
highest point of a building is over 30’ high.  OFC 503.2.1 & Appendix D  
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8. 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 

 
9. 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. Roads 26’-32’ parking is 
allowed on one side of the street. Parking is allowed on both sides of the street if it is 
over 32’ wide. Indicate signage or curb marking on the building permit plans.  I can email 
you our policy.  OFC D 103.6 

 
10. A fire alarm system will be required.  OFC 907, 903.4 

 
11. An automatic sprinkler system will be required in the townhouses. Sprinklers may be 

required in the retail space based on the occupancy type for those buildings. OFC 903 
 

12. The turning radius for all emergency apparatus roads shall be: 28’ inside and 48’ outside 
radius.  OFC 503.2.4 
 

13. All Fire Dept. Access Roads shall be constructed and maintained prior to and during 
construction.  OFC 1410 
 

14. Access roads shall not exceed 12% grade.  OFC 503.2.7 
 

15. A Hazardous Material Inventory Statement (HMIS) will be required showing types and 
quantities of all hazardous material. OFC 407.5/5001.5.2 
 

16. A lockbox will be required for fire department access. The lockbox form can be found on 
our city website or I can email one to you. You must use the form with our key code. 
OFC 506 

 
17. Fire apparatus access shall comply with the requirements of OFC 503 and shall extend to 

within 150 feet of all portions of the facility and all portions of the exterior walls of the 
first story of the building as measured by an approved route around the exterior of the 
building. OFC 503.1.1 
 

 
 
 
 

EXHIBIT A-2



 

 
 
November 19, 2018                                    ODOT #8724 

ODOT Response  
Project Name: Raze Haq Residential-
Commercial Development 

Applicant: Raze Investments 

Jurisdiction: City of Fairview Jurisdiction Case #: 2018-50-DR-SD 
Site Address: 20925-20939 NE Halsey St. State Highway: I-84 

The site of this proposed land use action is in the vicinity of the I-84/Fairview Pkwy interchange. 
ODOT has permitting authority for this facility and an interest in ensuring that this proposed land 
use is compatible with its safe and efficient operation.  

ODOT RECOMMENDED LOCAL CONDITIONS OF APPROVAL 

Traffic Impacts 

 The applicant shall submit a traffic impact analysis to assess the impacts of the proposed 
use on the State highway system (I-84/Fairview Pkwy Interchange). The analysis must be 
conducted by a Professional Engineer registered in Oregon. Contact the ODOT Traffic 
representative identified below and the local jurisdiction to scope the study. 

Please send a copy of the Notice of Decision including conditions of approval to: 

ODOT Region 1 Planning 
Development Review 
123 NW Flanders St 
Portland, OR 97209 

Region1_DEVREV_Applications@odot.state.or.us 

 
Development Review Planner: Marah Danielson 503.731.8258, 

marah.b.danielson@odot.state.or.us 
Traffic Contact: Avi Tayar, P.E. 503.731.8221 

 

Oregon 
 Kate Brown, Governor 

Department of Transportation 
Region 1 Headquarters 

123 NW Flanders Street 
Portland, Oregon  97209 

(503) 731.8200 
FAX (503) 731.8259 
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Engineering      Planning 
Managers:  Matt Newman 

Steve White, PE 

NNWW  EEnnggiinneeeerrss,,  LLLLCC  

33440099  NNEE  JJoohhnn  OOllsseenn  AAvveennuuee  

HHiillllssbboorroo,,  OORR    9977112244  

PPhhoonnee  ((550033))  660011--44440011  

FFaaxx  ((550033))  660011--44440022  
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November 14, 2018 
 
A P P L I C A N T ’ S  S T A T E M E N T  
 
APPLICANT/OWNER –  
 
TL 1900   Raze Investments, LLC 
    20859 NE Caden Street 
    Fairview, Oregon 97024 
 
 
TL 2000   Zafar Haq 
    12745 SW Beaverdam Road, Suite 307 
    Beaverton, Oregon 97005 
 
APPLICANT’S  
REPRESENTATIVE:  Matthew Newman 

NW Engineers, LLC 
3409 NE John Olsen Avenue 
Hillsboro, Oregon 97124 

 
REQUEST: Type III Site Design Review and Preliminary Subdivision Plat 

approval for a new horizontal mixed use development in the 
Town Center commercial zone consisting of 12,000 sq. ft. of 
commercial space along NE Halsey Street and NE Fairview 
Parkway, 17 townhomes, and 12 duplexes.  The request also 
includes a Conditional Use Permit for residential uses, and a 
Class B Variance to setbacks for the purpose of tree 
preservation. 

 
SITE LEGAL  
DESCRIPTION:   Tax Lots 1900 & 2000; Tax Map 1N3E 28CD   

Fairview, Oregon 
 
SIZE: TL 1900  2.50 Acres      

TL 2000  1.65 Acres     
Total:   4.15 Acres     

 
LOCATION:  TL 1900  20925 NE Halsey Street 
    Fairview, Oregon 97024 
 
LOCATION:  TL 2000  20939 NE Halsey Street 
    Fairview, Oregon 97024 
 
LAND- USE DISTRICT: Town Center Commercial (TCC) District 
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Mixed Use Development                                       NE Fairview Parkway 
Page 2 of 73 

 

I. APPLICABLE REGULATIONS 
 
A. Fairview Comprehensive Plan  

 
B. 2018 Development Code: 

 
Article II.  Land Use Districts 
FMC 19.65 Town Center Commercial (TCC) District 

 
Article III.  Design Standards 
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 Facilities Standards 
 
Article IV.  Applications and Review Procedures 
FMC 19.424 Site Design Review – Application Review Procedure 
FMC 19.425 Site Design Review – Application Submission Requirements 
FMC 19.426 Site Design Review – Approval Criteria 
FMC 19.424 Site Design Review – Application Review Procedure 
FMC 19.430 Land Divisions and Lot Line Adjustments 
FMC 19.440 Conditional Use Permits 
 
Article V.  Exceptions to Code Standards 
FMC 19.520 Variances 
  

II. BACKGROUND: 
 
The applicant/owners, Raze Investments, LLC, and Zafar Haq request Type III Site Design 
Review and Preliminary Subdivision Plat approval for a new horizontal mixed use 
development in the Town Center commercial zone consisting of 12,000 sq. ft. of commercial 
space along NE Halsey Street and NE Fairview Parkway, 17 townhomes, and 12 duplexes.  
The request also includes a Conditional Use Permit for residential uses, and a Class B 
Variance to setbacks for the purpose of tree preservation. The subject properties are 
identified by the Multnomah County assessor as Tax Lots 1900 & 2000 of Tax Map 1N3E 
28CD, and are further defined as 20925 & 20939 NE Halsey Street, Fairview 97024, 
respectively (See Exhibits 1 & 2).  There is one dwelling on Tax Lot 1900 (to be demolished).  
Tax Lot 2000 is vacant. 
 
Proposal 
 
The purpose of this request is for a mixed use development described as follows and 
attached as Exhibits 6-12: 
 
Tax Lot 1900 (Raze Subdivision): 
 

 Extension of two public streets:  NE Caden Street and NE Kyle Court.  The streets are 
36-ft. width with 3.5-ft. planter and 5-ft. sidewalk on each side within 50-ft. right-of-
way (See Exhibits 6, 7 & 12).  The street design closely matches the width of the 
existing NE Caden Street and NE Kyle Court within 50-ft. right-of-way.   
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 13-Lot subdivision with 24 attached residential duplex units on 12 duplex lots with a 
commercial lot (Lot 13).  A Class B Variance is requested for tree preservation.  This 
design will eliminate the alley on the north side of Lots 1-3 resulting in an increase 
the setback from NE Caden Street to 20-ft. with one parking space in the garage and 
one parking space in the driveway.  Variance findings are provided in FMC 
19.520.030 which demonstrate that construction of an alley on the north side of 
these lots would require removal of several large fir and maple trees. 
 

 Additional findings related to tree preservation on Lots 4 & 9 resulting in shifting the 
duplexes on Lots 4-9 back from NE Caden Street and NE Kyle Court to 20-ft. with one 
parking space in the garage and one parking space in the driveway.  There is 
insufficient area for an alley on these lots without additional tree removal.  Although 
an alley could be constructed in the rear of Lots 4-9, two large deciduous trees would 
be removed which otherwise could be saved, in additional to smaller trees.  Also 
since the alley would terminate at the east end of Lots 27 & 32 Raze Meadows 
adjacent to their back yards, the privacy of those residents would be negatively 
impacted due to vehicle traffic and activity in the rear yards of Lots 4-9.  Unlike the 
extension of NE Caden Street and NE Lyle Court, impacts from an interior alley could 
not have been anticipated when the residents purchased their homes.   

 
 Approximate 5,000 sq. ft. commercial building for restaurant and offices (Bldg B).  

The building has been designed with doorways and storefront windows orientated to 
the street.  Sidewalks connect the front doors with the public sidewalk on NE Halsey 
Street with awnings for protection from the weather. 

 
 Parking for approximately 36-spaces, trash enclosure and landscaping.  

 
 Additional findings related insufficient area for an alley serving Lots 10-12 resulting 

in shifting the duplexes back from NE Kyle Court to 20-ft. with one parking space in 
the garage and one parking space in the driveway.  There is insufficient area for an 
alley on these lots without removal of parking for the commercial use since the lots 
are only 78-ft. deep.  Additionally, there would be impacts from the alley to the 
residents on Lot 33 Raze Meadows as discussed above.  Although there is no 
minimum parking standard in the TCC District, the proposed parking is necessary for 
the success of the project to the business owners, and to reduce parking impacts to 
the neighbors.   

 
 Additional findings for Missing Middle Housing – a buffer between single family 

homes and apartments or high density housing.  The proposed duplexes provide that 
desired middle density housing. 
 

Tax Lot 2000 (Haq Subdivision): 
 

 North-south public alley along the west side of the site will function as a public street 
with 26-ft. paved width, rolled curbs and a sidewalk on one side within 31-ft. right-of-
way (3 additional feet of right-of-way is on the Raze plat since the sidewalk will 
straddle the two subdivision plats - See Exhibits 6, 7 & 12).  Alley provides vehicular 
circulation through both properties and connection to the restricted access from NE 
Fairview Parkway, NE Kyle Court and the private driveway aisle serving the two 
commercial properties and full access from NW Halsey Street. 
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 18-Lot subdivision with 17 attached single family residential units & a commercial lot 
(Lot 18) which meets the 50/50 commercial/residential mix along the frontage of a 
public street.  Lot 17 is a live-work unit since it is located on the commercial half of 
the site.   

 
 The public alley is functioning as a public street which will set the 17 proposed 

townhomes with 20-ft. setbacks along the frontage of the public alley to provide 
access and off-street parking.  This will allow two off street parking spots for each 
townhome (one space in the garage and one space in the driveway).  The 10’ setback 
at the rear of the building complies with FMC 19.65.030 even though no access will 
be permitted onto the county’s right of way (See Exhibits 7 & 14). This type of 
housing fills a demand for density while also providing necessary parking on-site. 

 
 Approximate 7,000 sq. ft. commercial building for retail (Bldg A).  The building has 

been designed with doorways and storefront windows orientated to the street. 
Sidewalks connect the front doors with the public sidewalk on NE Halsey Street with 
awnings for protection from the weather. 

 
 Parking for approximately 30-spaces with landscaping.  

 
The proposal includes the extension of NE Kyle Court with a right-in/right-out access from NE 
Fairview Parkway, and the extension of NE Caden Street to Tax Lot 2000 and a north-south 
26-ft. wide public alley which functions as a public street within 31-ft. right of way (plus 3.5-ft. 
additional right-of-way width dedicated on the Raze subdivision plat).  The extension of NE 
Kyle Court is designed with a 32-ft. street to match the existing road with planter and 
sidewalk within 50-ft. right-of-way. 
 
Access to the commercial buildings on Lot 18 (Haq subdivision) and Lot 13 (Raze 
subdivision) is via an extension of the alley south of NE Kyle Court via a private street which 
extends through the commercial portion of the site via public access easement with a full 
access from NE Halsey Street.  This provides safe, convenient vehicular, bicycle and 
pedestrian circulation through the site.  A related Road Rules Variance for restricted access 
from NE Fairview Parkway is pending with Multnomah County.  The required application and 
Traffic Study was submitted based on an agreement between property owners with the 
circulation plan as proposed (Case #EP-2017-8279).  The Traffic Report prepared by Ejaz 
Khan, PE is attached as Exhibit 22. 
 
Regarding building design, both applicants have provided preliminary building plans for the 
duplexes and attached single family residences (Exhibits 14 & 15).  The applicant’s architect 
has provided preliminary plans for the two commercial buildings.  These plans are attached 
as Exhibit 13. 
 
Landscaping/Trees 
 
Preliminary Landscape and Tree Removal/Preservation plans are attached as Exhibit 10 & 
11.  Landscaping includes trees, shrubs and ground cover on the commercial sites, and trees 
in the front and rear yards of the residential lots.  Existing trees are retained on site where 
possible.  This includes the rear of Lots 1-3 & 6, front yards of Lots 1, 4 & 9, and possible the 
side yard of Lot 9 – all in Raze subdivision.  These trees include large fir, maple and other 
deciduous trees.  Tree preservation is provided where possible.  A final landscape and 
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irrigation plan for the commercial and residential portions of the development will be 
provided with the final civil plans. 
 
Existing Conditions 
 
The site is bordered to the north and west by existing single family and duplex residences.  
NE Fairview Parkway is located to the east and NE Halsey Street is located to the south.  The 
site gently slopes to the center.  Trees will be retained as noted above and shown on the 
preliminary landscape plan and tree preservation plan (Exhibits 10 & 11).  Site surveys and 
Geotechnical reports for both properties are attached as Exhibits 3-5, 13 & 14.  
 
Utilities 
 
Regarding utilities, all required public services are available to the site as shown on Exhibit 8.  
Public sanitary sewer and storm is provided from the existing lines in NE Caden Street and 
NE Kyle Court.  The utilities will be extended through NE Caden Street, NE Kyle Court and the 
public alley.  Private sewer and storm laterals will be extended from NE Kyle Court to serve 
the two commercial properties.  Public water is looped through the site from NE Haley Street.  
Stormwater will be treated in storm filters within NE Caden Street and NE Kyle Court, then 
conveyed to the existing stormlines which have detention pipe sized for this development.  A 
full discussion is provided in the Preliminary Storm Drainage Report prepared by NW 
Engineers (Exhibit 18).  Dry utilities, such as natural gas, electricity, cable and data lines will 
be extended to the site via underground conduit and pipes.  All on-site utilities will be placed 
underground as required by PGE and the city.  Required findings for approval of the 
development follow.   
 
Neighborhood Contact 
 
A Neighborhood Meeting with surrounding residents was held on May 7, 2018.  The mixed-
use project was discussed in detail by the applicants and consultants.  The applicants 
described the mix of housing and commercial uses proposed, as well as the proposed 
vehicular and pedestrian circulation.  Several issues were raised by the neighbors including 
current impacts from people living on the property, potential parking impacts from the 
development on the existing neighborhood, and tree removal.   
 
The property owners stated that efforts have been made to remove the people who are living 
on the property illegally.  This includes removal of some of the brush and understory which 
has provided cover.  This has been an on-going issue that the owners have addressed.  
Regarding parking impacts, the neighbors wanted to make sure there was sufficient parking 
provided for each residence and the commercial area for the project to be successful.  The 
applicants stated that the TCC District does not have a minimum parking requirement but 
parking is a necessary element for the success of both residential and commercial 
developments and every effort would be made to provide as much parking as possible.  
Finally, the applicants stated that every effort would be made to save as many trees as 
possible – especially on the north side of the site. 
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III. FINDINGS 
 
A. CITY OF FAIRVIEW COMPREHENSIVE PLAN 
 
COMMENT: 
 
Except where required by the City of Fairview Development Code, this application is not required to 
address the city’s goals and policies related to the development of land, since the City of Fairview 
Comprehensive Plan is implemented by the code.   
 
 
B. CITY OF FAIRVIEW DEVELOPMENT CODE 
 
Article II.  Land Use Districts 
 
FMC 19.65 
 
TOWN CENTER COMMERCIAL (TCC) DISTRICT 
 
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. This chapter provides standards for the orderly improvement of the district based on 
the following principles: 
 

A.  Efficient use of land and urban services; 
 
B.  A mixture of land uses to encourage walking as an alternative to driving, and to provide more 

employment and housing options; 
 
C.  Both formal and informal community gathering places; 
 
D.  A distinct storefront character that identifies commercial districts; 
 
E.  Connections to neighborhoods and other employment areas; 
 
F.  Reduced reliance on the automobile and reduced parking needs. (Ord. 6-2001 § 1) 

 
 
COMMENT: 
 
The subject site, Tax Lots 1N3E 28CD 1900 & 2000, are located in the TCC District.  The proposed 
mixed-use development is designed to be pedestrian-oriented with mid and high-density residential 
and storefront commercial uses.  It is an efficient design with medium-density housing on the west 
side of the site adjacent to existing single-family residences, with higher density townhomes on the 
east side of the site adjacent to NE Fairview Parkway and commercial uses at the southeast corner 
of the site.  Vehicular and pedestrian circulation through the site is efficient for residents within and 
adjacent to the development.  A small outdoor community gathering place/courtyard/sitting area is 
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located on the southeast corner of Building A.  An outdoor eating area is provided on the southwest 
corner of Building B. 
 
19.65.020  Permitted land 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. 

Table 19.65.020.A 

Land Uses and Building Types Permitted in the Town Center Commercial District  

1. Residential* 
Single-Family 
a. Single-family detached 
housing (existing housing only) 
b. Zero-lot line housing (existing 
only) 
c. Accessory dwellings 
d. Manufactured homes – 
individual lots (existing housing 
only) 
e. Single-family attached 
townhomes (CU) 
Two-Family 
f. Two-family housing (duplex) 
(CU) 
Multifamily and Three-Family 
g. Multifamily housing and 
triplexes (CU) 
Residential care 
h. Residential care homes and 
facilities (CU) 
i. Family day care (12 or fewer 
children) 
2. Home occupations 
3. Bed and breakfast inns and 
vacation rentals (CU) 

4. Public and Institutional* 
a. Churches and places of worship 
b. Clubs, lodges, similar use 
c. Government offices and facilities 
(administration, public safety, 
transportation, utilities, and similar 
uses) 
d. Libraries, museums, community 
centers, concert halls and similar 
uses 
e. Public parking lots and garages 
f. Private utilities 
g. Public parks and recreational 
facilities 
h. Schools (public and private) 
i. Special district facilities 
j. Telecommunications equipment 
– antennas pursuant to 
Chapter 19.245 FMC 
k. Telecommunications equipment 
– monopoles (CU) pursuant to 
Chapter 19.245 FMC 
l. Uses similar to those listed above 
subject to applicable CU 
requirements 
5. Accessory Uses and Structures* 
6. Commercial 
a. Auto-oriented uses and facilities 
(CU)* 

b. Entertainment (e.g., theaters, 
clubs, amusement uses) 
c. Hotels/motels 
d. Medical and dental offices, 
clinics and laboratories 
e. Mixed use development 
(housing and other permitted 
use)* 
f. Office uses (i.e., those not 
otherwise listed) 
g. Personal and professional 
services (e.g., child care center, 
catering/food services, 
restaurants, laundromats and 
dry cleaners, barber shops and 
salons, banks and financial 
institutions, and similar uses) 
h. Repair services (must be 
enclosed within building) 
i. Retail trade and services, 
except auto-oriented uses 
j. Uses similar to those listed 
above (subject to CU 
requirements, as applicable) 
7. Industrial* 
Light manufacture (e.g., small-
scale crafts, electronic 
equipment, furniture, similar 
goods when in conjunction with 
retail) (CU) 

Uses marked with an asterisk (*) are subject to the standards in FMC 19.65.090, Special standards 
for certain uses. 
Land uses marked with a CU shall require a conditional use permit. 
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B.  Determination of Similar Land Use. Similar use determinations shall be made in 
conformance with the procedures in Chapter 19.480 FMC. 

 
C.  Land Uses Prohibited in the Commercial District. Only uses specifically listed in Table 

19.65.020.A, and uses similar to those in Table 19.65.020.A, are permitted in this district. 
The following uses are expressly prohibited: Industrial uses not permitted in section 7 of 
Table 19.65.020.A. (Ord. 6-2001 § 1) 

 
COMMENT: 
 
Mixed use development (housing and other permitted use) is permitted in the TCC District.  Personal 
and professional services, and retail trade and services and also permitted.  This application also 
includes a Conditional Use for the proposed Single-family attached townhomes and Two-family 
housing (duplex) as a provisional request should the Planning Commission determine that this 
request is needed.  See FMC 19.440 for additional findings.   
 
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 pedestrian amenities standards in FMC 
19.65.080, and architectural standards in FMC 19.65.070 for related building entrance 
standards.) 

 
COMMENT: 
 
Front setbacks for this development are described as follows: 
 

1. Building A (Lot 18 Haq):   7-ft. – NE Fairview Parkway 
1-6-ft. – NE Halsey Street  
Varies – Corner 
 

2. Building B (Lot 13 Raze):   3-ft. – NE Halsey Street 
 

3. Townhomes (Lots 1-17 Haq): 10-ft.  
 

4. Duplexes (Lots 1-12 Raze) 20-ft. (Class B variance requested) 
 

As noted above, both commercial buildings and all 17 Haq townhome units comply with the 
maximum 10-ft. front yard setback requirement.  The 15-ft. wide covered porches on the rear (east 
side) of the 17 townhomes complies with the maximum 10-ft. setback for 80% of the façade since 
the townhome units are 18-ft. in width (83%).   
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With respect to the twelve Raze duplex units, they are proposed with 20-ft. front yard setbacks along 
the site’s NE Caden Street and NE Kyle Court frontages to provide access and parking since there is 
inadequate area in the rear yards to construct an alley, or that construction of the alley would result 
in excessive tree removal.  Additionally this is a transitional middle-housing between low density 
single-family housing (to the west) and high-density townhomes (to the east).  This type of housing 
fills a demand for density while also providing necessary parking on-site.  Additionally the required 
extension of NE Caden Street and NE Kyle Court was determined when Caden Meadows was 
developed in the late 1990’s rendering construction of additional alleys infeasible or extremely 
impacting to development.  As noted previously, the alleys would stub to Lots 27, 32 & 33 Raze 
Meadows resulting in negative impacts to the residents in those homes.  
 
Specifically, the applicant is requesting a Class B variance to Lots 1-3 to eliminate the alley and 
preserve trees resulting in the increase to the setback from NE Caden Street to 20-ft. with one 
parking space in the garage and one parking space in the driveway.  Construction of an alley on the 
north side of these lots would require removal of significant trees (large firs and maples) which the 
neighbors stated that they would like to see retained. 
 
Additional tree removal would be necessary on Lots 4 & 9 if the buildings were required to meet the 
maximum 10-ft. setback.  Therefore the duplexes on Lots 4-9 are proposed with a 20-ft. setback with 
one parking space in the garage and one in the driveway.  There is insufficient area for an alley on 
these lots without additional tree removal.  This includes removal of 2 large deciduous trees, in 
addition to others should the alley be required.   
 
Finally, there is also insufficient area for an alley serving Lots 10-12 without removal of parking for 
the commercial use.  Again, the neighbors stated their concern for parking impacts on their streets 
should the project reduce parking on-site (both the commercial parking lots and residences).  
Therefore these lots also are proposed with 20-ft. setback with one parking pace in the garage and 
one in the driveway.  Required findings for approval of the greater setback and the need for 
additional on-site parking are provided throughout this report.  
 

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 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. 

 
2.  Through-Lots. For buildings on through-lots (lots with front and rear frontage onto a 

street), the front setbacks in subsection A of this section shall apply. 
 
COMMENT: 
 
The north perimeter setback maintains a 15-ft. setback. 

 
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 
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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) 

 
COMMENT: 
 
Side setbacks range from 0-8-ft. 
 
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. 

 
COMMENT: 
 
The allowed 1.0 FAR is approximately 146,544 sq. ft. based on Net Area of the development.  The 
proposed FAR is approximately 100,800 sq. ft., or 0.69 for all residential and commercial buildings. 

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

 
COMMENT: 
 
The largest building is 7,000 sq. ft. (Building A). 
 
19.65.050  Block layout and building orientation. 
 
This section is intended to promote the walkable, storefront character of the town center commercial 
district by forming short blocks and orienting (placing or locating) buildings close to streets. Placing 
buildings close to the street also slows traffic down and provides more “eyes on the street,” 
increasing the safety of public spaces. The standards, as listed on the following page and illustrated 
above, complement the front setback standards in FMC 19.65.030. 
 

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 townhomes on their own lots (i.e., townhomes 

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); 
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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. 

 
COMMENT: 
 
This section is applicable since a mixed-use development is proposed. 
 

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. 

 
COMMENT: 
 
The proposal is in compliance with this section since the two public streets – NE Caden Street and 
NE Kyle Court are extended to the east and a north-south alley provides the additional circulation 
(vehicular and pedestrian).  Parking lots are interior to the site – to the extent possible since the 
buildings are fronting both NE Fairview Parkway and NE Halsey Streets.  Building entrances to the 
commercial buildings are from both street sides and interior sides.  The storefronts and entrances 
are facing both NE Fairview Parkway and NE Halsey Streets with access to the buildings directly from 
the public sidewalk.  Block length between NE Caden Street and NE Lyle Court is less than 200-ft.  
The north-south public alley also creates a block between NE Fairview Parkway and the west property 
line of the site (both sides are less than 200-ft.). 
 

C.  Superblock Developments. Commercial and mixed use developments may exceed the block 
width and depth standards in subsection B of this section, when the total floor area of those 
developments (i.e., one or more buildings on one 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)(1) and (C)(2) of this section (see Figure 19.65.050.C): 

 
COMMENT: 
 
This section is not applicable. 
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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; 

 
COMMENT: 
 
As discussed, the duplexes on Lots 1-12 (Raze) are designed with 20-ft. setbacks since construction 
of alleys are not feasible and create impacts to the existing neighborhood.  Two parking spaces is 
provided on each lot (one space in the garage and one space in front of the garage).  The proposed 
townhomes on Lots 1-17 (Haq) comply with the maximum 10-ft. setback from the NE Fairview 
Parkway right-of-way.  With respect to the commercial buildings on Lots 18 (Haq) and Lot 13 (Raze), 
the buildings are between 0-8 ft. from the right-of-way. 

 
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 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. 

 
COMMENT: 
 
As shown on Exhibit 6, all buildings are oriented to the street.  The duplexes on Lots 1-12 (Raze) are 
oriented to NE Caden Street and NE Kyle Court.  The townhomes on Lots 1-17 (Haq) also are 
designed to meet this standard.   

 
The commercial buildings are designed to the above standards.  Primary entrances and storefronts 
are located facing NE Halsey Street or NW Fairview Parkway.  The main entrance to Building A is 
located at the corner. 

 
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. 

 
COMMENT: 
 
Regarding the duplexes on Lots 1-12 (Raze), the applicant has demonstrated that is not feasible to 
construct alleys on the rear of the lots since this would result in excessive tree removal.  With respect 
to Lots 10-12, construction of an alley is not feasible within the 78-ft. lot depth without removing a 
row of parking in the commercial parking lot on Lot 13 (Raze).  Although there is not a minimum 
parking standard in the TCC district, removal of the 13 parking spaces result in substantial impacts 
to the proposed commercial uses and also impact the existing neighborhood as discussed at the 
Neighborhood Meeting held in May 2018.   
 
Parking is not located between the street and building for either the townhomes or commercial 
buildings.  A 21-space parking lot is proposed on the north side of Building A.  Due to the narrow 
north-south dimension of the site, parking cannot be totally eliminated from the site’s frontage.  
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However, this parking lot is separated from NE Fairview Parkway and the public sidewalk by excess 
right-of-way.  As noted, this area is 35-40-ft. in width and the north-south dimension of the parking lot 
is less than that of Building A located on the primary NE Halsey frontage.  A 4-ft. fence on the east 
side of the parking lot is proposed to provide limited screening.  Alternatively, low shrubs or 
landscaping in the area could be provided.   
 
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)(1) 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) 

 
COMMENT: 
 
As shown on Exhibits 13-15, the proposed buildings are designed in accordance with the maximum 
height standards of this section. 

 
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: 

 
1.  Three or more single-family attached townhomes on their own lots (i.e., townhomes 

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); 
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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. 

 
COMMENT: 
 
This section is applicable since it is a mixed use development with commercial buildings, single-
family attached townhomes and duplexes. 

 
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. 
 
COMMENT: 
 
As shown on Exhibit 13, the proposed buildings have been designed in accordance with the above 
standards with storefront display windows, awnings, corner building entrances and other features 
facing both NE Fairview Parkway and NE Halsey Street.  Residential buildings shall comply with FMC 
19.30.100. 
 

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): 

 
COMMENT: 
 
This section is not applicable. 
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19.65.080  Pedestrian and transit amenities 
 

A.  Purpose and Applicability. This section is intended to complement the building orientation 
standards in FMC 19.65.050, and the street standards in Chapter 19.165 FMC, by providing 
comfortable and inviting pedestrian spaces within the town center commercial district. 
Pedestrian amenities serve as informal gathering places for socializing, resting, and 
enjoyment of the city’s town center commercial district, and contribute to a walkable district. 
This section applies to all of the following types of buildings: 

 
1.  Three or more single-family attached townhomes on their own lots (i.e., townhomes 

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. 

 
COMMENT: 

 
This section is applicable since it is a mixed use development with commercial buildings. 

 
B.  Guidelines and Standards. Every development shall provide one or more of the “pedestrian 

amenities” listed in subsections (B)(1) 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) 
 
COMMENT: 

 
The proposal includes 1-3.  A courtyard with seating is proposed on the northeast side of Building A 
and a sitting area with outdoor dining is proposed on the southwest corner of Building B.  Both 
buildings have large canopies for weather protection.  
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19.65.090  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 
 
•Public and Institutional Uses 
 
•Accessory Uses and Structures 
 
•Automobile-Oriented Uses and Facilities 
 
•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 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)(6) of this section. 

 
COMMENT: 

 
Residential uses are proposed in the mixed use development.  As noted, this application also 
includes a Conditional Use for these residential uses (duplexes and townhomes). 

 
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. 

 
COMMENT: 

 
No residential uses are proposed along the site’s NE Halsey Street frontage.  Housing is proposed on 
50% of the NE Fairview Parkway frontage.  Lot 17 is proposed as a live-work unit since it straddles 
the 50% line (See Exhibit 7).  These residential units will face NE Fairview Parkway but not direct 
pedestrian access is proposed for safety and security of the residents being so close to high speed 
vehicle travel.  Instead a sidewalk connection to NE Fairview Parkway is proposed on NE Kyle Court. 
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3.  Density. There is no minimum or maximum residential density standard. Density shall be 
controlled by the applicable floor area and building height standards. 

 
COMMENT: 

 
The proposal complies with the FAR and height standards of this section. 

 
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. 

 
COMMENT: 

 
As noted throughout this report, the applicant has demonstrated that it is not feasible to provide 
additional alleys between the north-south public alley which functions as a public street within the 
Haq subdivision and the existing development to the west providing rear vehicle loading without 
significant impacts to the site (tree removal, impacts to privacy and parking impacts to the 
neighborhood).  This area is approximately 160-ft. in width and already encumbered with two east-
west public streets 50-ft. in width.  Parking is therefore one parking space per unit is proposed in the 
front yards of the duplexes on Lots 1-12 (Raze), in addition to the parking space in each garage.  
There is no alternative design which eliminates parking in the front yards of these units without 
excessive tree removal, significant parking impacts to the adjacent neighborhood, and a reduction of 
13 parking spaces for the commercial development.  As noted, a Class B variance is requested. 
 
Parking is not proposed on the east (NE Fairview Parkway) side of the townhomes on Lots 1-17 (Haq) 
or between the commercial buildings and NE Fairview Parkway and NE Halsey Street.  Parking is 
located on the west side of Building A adjacent to the NE Fairview Parkway right-of-way 
approximately 50-ft. from the travel lane since there is insufficient area elsewhere for required 
parking.  It will be screened with a 4-ft. fence (or landscaping as discussed above). 

 
5.  Creation of Alleys. When a subdivision (e.g., four or more townhome lots) is proposed, a 

public or private alley shall be created for the purpose of vehicle access. Alleys are not 
required when existing development patterns or topography make construction of an 
alley impracticable. As part of a subdivision, the city may require dedication of right-of-
way or easements, and construction of pathways between townhome lots (e.g., between 
building breaks) to provide pedestrian connections through a development site, in 
conformance with Chapter 19.162 FMC, Access and Circulation. 

 
COMMENT: 

 
The proposal includes a north-south public alley which functions as a public street for access to Lots 
1-17 (Haq) and for vehicular and emergency connections to NE Caden Street and NE Kyle Court.  A 
private alley serves the commercial properties and provides vehicular and pedestrian circulation 
between NE Kyle Court and NE Halsey Street.  Sidewalks and pathways are provided as required.  As 
noted, existing development patterns which include the two public streets – NE Caden Street and NE 
Kyle Court make construction of additional alleys to serve the duplex lots impractical. 
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6.  Common Areas. 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. 

 
COMMENT: 

 
Common areas will be maintained by the Homeowners Association or owners of Lots 17 (Haq) & 13 
(Raze). 
 

D.  Automobile-Oriented Uses and Facilities. Automobile-oriented uses and facilities, as defined 
below, shall conform to all of the following standards in the town center commercial district. 
The standards are intended to provide a vibrant storefront character, slow traffic, and 
encourage walking. 

 
1.  Parking, Garages, and Driveways. All off-street vehicle parking, including surface lots and 

garages, shall be accessed from alleys, placed underground, placed in structures above 
the ground floor, or located in parking areas located behind or to the side of a building; 
except that side yards on corner lots 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 elevation by a minimum of five feet. On corner lots, garage entrances 
shall be oriented to a side street (i.e., away from the more major street) when vehicle 
access cannot be provided from an alley. Individual surface parking lots shall not exceed 
a total of 200 parking spaces, or one-half city block, whichever is smaller; larger parking 
areas shall be in multiple story garages. 

 
COMMENT: 

 
The commercial portion of the site includes parking for approximately 66 cars on the two lots.  As 
noted, these parking lots are behind the buildings and screened from NE Fairview Parkway (with a 4-
ft. fence or landscaping).  Vehicle access is from either the north-south public alley or the local street 
(as discussed previously) and (for the duplexes) located 5-ft. behind the front of the building.  No 
direct access to the surface parking lots from NE Fairview Parkway or NE Halsey Street is proposed. 

 
2.  Automobile-Oriented Uses. “Automobile-oriented use” means automobiles and/or other 

motor vehicles are an integral part of the use. These uses are restricted because, when 
unrestricted, they detract from the pedestrian-friendly, storefront character of the district 
and can consume large amounts of land relative to other permitted uses. Automobile-
oriented uses shall comply with the following standards: 

 
COMMENT: 

 
No auto-oriented uses are proposed. 
 
 
Article III.  Design Standards 
 
FMC 19.162 Access and Circulation 
 
19.162.020  Vehicular access and circulation. 
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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. Access shall be managed to maintain an adequate “level of 
service” and to maintain the “functional classification” of roadways as required by the city’s 
transportation system plan. Major roadways, including highways, arterials, and collectors, 
serve as the primary system for moving people and goods. “Access management” is a 
primary concern on these roads. Local streets and alleys provide access to individual 
properties. If vehicular access and circulation are not properly designed, these roadways will 
be unable to accommodate the needs of development and serve their transportation 
function. This section attempts to balance the right of reasonable access to private property 
with the right of the citizens of the city and the state of Oregon to safe and efficient travel. It 
also requires all developments to construct planned streets (arterials and collectors) and to 
extend local streets. 

 
To achieve this policy intent, state and local roadways have been categorized in the 
transportation system plan by function and classified for access purposes based upon their 
level of importance and function (see Chapter 19.165 FMC). Regulations have been applied 
to these roadways for the purpose of reducing traffic accidents, personal injury, and property 
damage attributable to access systems, and to thereby improve the safety and operation of 
the roadway network. This will protect the substantial public investment in the existing 
transportation system and reduce the need for expensive remedial measures. These 
regulations also further the orderly layout and use of land, protect community character, and 
conserve natural resources by promoting well-designed road and access systems and 
discouraging the unplanned subdivision of land. 

 
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 based on the standards contained in this chapter, and the provisions of the 
transportation standards. An access permit may be in the form of a letter to the 
applicant, or it may be attached to a land use decision notice as a condition of approval. 
In either case, an access permit will be reviewed consistent with the procedures required 
for the complementary development permit. If no development permit is requested, the 
access permit shall be reviewed consistent with a Type III process. 

 
2.  Permits for access to state highways shall be subject to review and approval by the 

Oregon Department of Transportation (ODOT), except when ODOT has delegated this 
responsibility to the city or Multnomah County. In that case, the city or county shall 
determine whether access is granted based on its adopted standards. 

 
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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COMMENT: 
 

Access to the site is from NE Fairview Parkway and NE Halsey Street – Multnomah County roads, and 
NE Caden Street and NE Kyle Court, City of Fairview Streets.  Therefore permits from both the county 
and city are required. 

 
D.  Traffic Study Requirements. The city may require a traffic study prepared by a qualified 

professional to determine access, circulation and other transportation 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 of the 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. 
 

COMMENT: 
 

A Traffic Study has been prepared by Ejaz Khan, PE (See Exhibit 22). 
 

E.  Conditions of Approval. The city may require the closing or consolidation of existing curb cuts 
or other vehicle access points, recording of reciprocal access easements (i.e., for shared 
driveways), development of a frontage street, installation of traffic control devices, and/or 
other mitigation as a condition of granting an access permit, to ensure the safe and efficient 
operation of the street. When obtaining access to off-street parking areas (both to and from), 
backing onto a public street shall not be permitted, except for single-family dwellings. 
 

COMMENT: 
 

Existing driveways will be closed. 
 

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. 

 
1.  Option 1. Access is from an existing or proposed alley or mid-block lane. If a property has 

access to an alley or lane, direct access to a public street is not permitted. 
 
2.  Option 2. Access is from a private street or driveway connected to an adjoining property 

that has direct access to a public street (i.e., “shared driveway”). A public access 
easement covering the driveway shall be recorded in this case to assure access to the 
closest public street for all users of the private street/drive. 
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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. 

 
COMMENT: 

 
A Road Rules Variance for restricted access from NE Fairview Parkway is pending with Multnomah 
County.  The required application and Traffic Study was submitted based on an agreement between 
property owners with the circulation plan as proposed (Case #EP-2017-8279).  Access is proposed 
from NE Fairview Parkway and NE Halsey Street, along with the extension of NE Caden Street and NE 
Kyle Court.   

 
4.  Subdivisions Fronting onto an Arterial Street. New residential subdivisions fronting onto 

an arterial street shall be required to provide alleys or secondary (local or collector) 
streets for access to individual lots. When alleys or secondary streets cannot be 
constructed due to topographic or other physical constraints, access may be provided by 
consolidating driveways for clusters of two or more lots (e.g., includes flag lots and mid-
block lanes). 

 
5.  Double-Frontage Lots. When a lot has frontage onto two or more streets, access shall be 

provided first from the street with the lowest classification. For example, access shall be 
provided from a local street before a collector or arterial street. Except for corner lots, the 
creation of new double-frontage lots shall be prohibited in the residential district, unless 
topographic or physical constraints require the formation of such lots. When double-
frontage lots are permitted in the residential district, a landscape buffer with trees 
and/or shrubs and ground cover not less than 20 feet wide shall be provided between 
the back yard fence/wall and the sidewalk or street; maintenance shall be assured by 
the owner (i.e., through homeowners association, etc.). 

 
Important cross-references to other code sections: Provisions in Articles II and III of this title 
may require buildings placed at or near the front property line and driveways and parking 
areas oriented to the side or rear yard. The city may require the dedication of public right-of-
way and construction of a street (e.g., frontage road, alley or other street) when the 
development impact is proportionate to the need for such a street, and the street is 
identified by the Comprehensive Plan or an adopted local streets plan. (Please refer to the 
transportation standards in Chapter 19.165 FMC.) 

 
COMMENT: 

 
As noted, the related Road Rules Variance will authorize access from NE Fairview Parkway and NE 
Halsey 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: 
 
1.  Local Streets. A minimum of 50 feet separation (as measured from the sides of the 

driveway/street) shall be required on local streets (i.e., streets not designated as 
collectors or arterials), except as provided in subsection (G)(3) of this section. 
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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 of ODOT. 

 
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)(1) and (G)(2) of this 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. 

 
COMMENT: 

 
This standard is addressed through the requested Road Rules Variance. 

 
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. 

 
For single-family (detached and attached), two-family, and three-family housing types, one 
street access point is permitted per lot, when alley access cannot otherwise be provided; 
except that two access points may be permitted for two-family and three-family housing on 
corner lots (i.e., no more than one access per street), subject to the access spacing 
standards in subsection G of this section. 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. Shared driveways serve to reduce impermeable surfaces, reduce visual 

blight associated with large expanses of pavement, and provide more linear curb space for 
on-street parking. 

 
The number of driveway and private street intersections with public streets shall be 
minimized by the use of shared driveways with adjoining lots where feasible. The city shall 
require shared driveways as a condition of land division or site design review, as applicable, 
for traffic safety and access management purposes in accordance with the following 
standards: 

 
1.  Shared driveways and frontage streets may be required to consolidate access onto a 

collector or arterial street. When shared driveways or frontage streets are required, they 
shall be stubbed to adjacent developable parcels to indicate future extension. “Stub” 
means that a driveway or street temporarily ends at the property line, but may be 
extended in the future as the adjacent parcel develops. “Developable” means that a 
parcel is either vacant or it is likely to receive additional development (i.e., due to infill or 
redevelopment potential). 
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2.  Access easements (i.e., for the benefit of affected properties) shall be recorded for all 
shared driveways, including pathways, at the time of final plat approval or as a condition 
of site development approval. 

 
3.  Exception. Shared driveways are not required when existing development patterns or 

physical constraints (e.g., topography, parcel configuration, and similar conditions) 
prevent extending the street/driveway in the future. 

 
COMMENT: 

 
These standards will be met subject to approval of the Road Rules Variance.  Direct residential 
access is requested from NE Caden Street and NE Kyle Court.  Access easements between NE Kyle 
Court and NE Halsey Street will be provided through the site along the commercial lots (Lots 18 Haq 
& 13 Raze). 
 

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.  Mixed-use and residential development proposed on sites five acres or greater must 

submit a site plan that identifies conceptual street connections that are consistent with 
the transportation system plan. 

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

a.  Five hundred thirty feet length and 1,600 feet perimeter in the residential district; 
 
b.  Two hundred 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 feet length 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 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). 
 

COMMENT: 
 

As shown on the submitted plans, the proposal provides east-west and north south connectivity 
between NE Fairview Parkway, NE Halsey Street, NE Caden Street and NE Kyle Court, in compliance 
with this section.  No stub of the public alley to the north is possible due to existing development but 
this plan provides a perimeter block length of approximately 1,500-ft. between NE Kyle Court and NE 
Halsey Street. 

 
3.  Street Standards. Public and private streets shall also conform to FMC 19.165.020, 

Transportation standards, FMC 19.162.030, Pedestrian access and circulation, and 
applicable Americans with Disabilities Act (ADA) design standards. 
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4.  A variance to street spacing standards may be granted pursuant to FMC 19.520.030 
(Class B variances) when resources are present that are mapped on the Natural 
Resources Map, where street spacing can be achieved at a minimum of 800 feet and no 
greater than 1,200 feet. 

 
5.  Exception. Exceptions to the above standards may be granted when blocks are divided by 

one or more pathway(s), where spacing is no more than 330 feet as measured from the 
right-of-way or easement line and 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. 

 
COMMENT: 

 
The streets will be designed in accordance with City design standards.  NE Kyle Court provides the 
required east-west access through the site.  The public alley (and provide section) provides the 
required north-south access through the site to NE Halsey Street. 

 
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, and a maximum width of 24 feet, except that one recreational vehicle pad 
driveway may be provided in addition to the standard driveway for lots containing more 
than 10,000 square feet of area. 

 
2.  Multiple-family uses with between four and seven dwelling units shall have a minimum 

driveway width of 20 feet, and a maximum width of 24 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 FMC, 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 of travel that is a minimum of three feet in width, with a cross 
slope not exceeding two percent. Chapter 19.430 
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COMMENT: 
 

The streets will be designed in accordance with City design standards.  Public access is proposed for 
the townhome lots and the duplex lots.  Shared driveway widths for the duplex lots are proposed to 
be 20-ft. in width.  Townhome driveways are 10-ft. and 18-ft. in width.  
 

M.  Fire Access and Parking Area Turnarounds. 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 turnaround 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. 

 
COMMENT: 

 
The circulation plan has been designed in accordance with the Oregon Fire Code with no dead-end 
greater than 150-ft. 

 
N.  Vertical Clearances. Driveways, private streets, aisles, turnaround areas and ramps shall 

have a minimum vertical clearance of 13 feet 6 inches for their entire length and width. 
 
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.). 

  
COMMENT: 

 
Vision clearance will be provided at intersections as required. 
 

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 turnarounds 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 turnarounds 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. 2-2017 § 1 (Exh. A); Ord. 5-2009 § 2 (Att. 1); Ord. 6-
2001 § 1) 
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COMMENT: 
 

All streets and parking areas will be paved as required.  Stormwater will be treated in storm filters 
prior to conveyance into the public storm system.  Driveway aprons will be designed in accordance 
with city standards and paved in concrete. 
 
19.162.030  Pedestrian access and circulation. 
 
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)(1) through (5) of this section: 

 
1.  Continuous Pathways. The pathway system shall extend throughout the development 

site, and connect to all future phases of development, adjacent trails, 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 FMC 19.162.020, 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 exists, 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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COMMENT: 
 

As shown on Exhibit 7, sidewalks and pathways provide safe connections through the site between 
public streets and private accesses.  A sidewalk is proposed on the west side of the public alley 
within the right-of-way. 

 
4.  Street Connectivity. Pathways (for pedestrians and bicycles) shall be provided at or near 

midblock 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. 

 
COMMENT: 

 
No multi-use pathways are proposed on the site.  However, public sidewalks are provided on all three 
public streets and pathways are provided through Lot 18 (Haq) and Lot 13 (Raze) between the 
buildings and on each side of the building, in addition to along the edge of the parking lots, as shown 
on Exhibit 6.   
 

5.  Connections to Other Facilities. Proposed pathways shall be located to provide access to 
existing or planned commercial services and other neighborhood facilities, such as 
schools, shopping areas and park and transit facilities. To the greatest extent possible, 
access shall be reasonably direct, providing a route or routes that do not deviate 
unnecessarily from a straight line or that do not involve a significant amount of out-of-
direction travel. 
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COMMENT: 
 

Pathways are provided through Lot 18 (Haq) and Lot 13 (Raze) as noted above.  They are designed 
to provide reasonably direct access between the parking and buildings, as well as between the 
buildings and public sidewalks on NE Halsey Street.  Also crosswalks are provided between the 
parking lots and the buildings.  Sidewalks are also provided within the public right-of-way as required.  
Bicycles can travel on the streets throughout the development (See Exhibit 7). 
 

B.  Design and Construction. Pathways shall conform to all of the standards in subsections 
(B)(1) through (B)(5) of this section: 

 
1.  Vehicle/Pathway Separation. Where pathways are parallel and adjacent to a driveway or 

street (public or private), they shall be raised six inches and curbed, or separated from 
the driveway/street by a five-foot minimum strip with bollards, a landscape buffer, or 
other physical barrier. If a raised path is used, the ends of the raised portions must be 
equipped with curb ramps. 

 
2.  Housing/Pathway Separation. Pedestrian pathways shall be separated a minimum of five 

feet from all residential living areas on the ground floor, except at building entrances. 
Separation is measured as measured from the pathway edge to the closest dwelling unit. 
The separation area shall be landscaped in conformance with the provisions of Chapter 
19.163 FMC, Landscaping, Street Trees, Fences and Walls. No pathway/building 
separation is required for commercial, industrial, public, or institutional uses. 

 
3.  Crosswalks. Where pathways cross a parking area, driveway, or street (“crosswalk”), they 

shall be clearly marked with contrasting paving materials, humps/raised crossings. 
 
4.  Pathway Surface. Pathway surfaces shall be concrete, asphalt, brick/masonry pavers, or 

other durable surface, at least six feet wide, and shall conform to ADA requirements. 
Multi-use paths (i.e., for bicycles and pedestrians) shall be the same materials, at least 
10 feet wide. (See also Chapter 19.165 FMC, Transportation Standards for public, multi-
use pathway standard.) 

 
5.  Accessible Routes. Pathways shall comply with the Americans with Disabilities Act, which 

requires accessible routes of travel. 
 
COMMENT: 

 
As noted, reasonably direct sidewalks and pathways with crosswalks are provided for safety 
throughout the development.  They will be designed in accordance with ADA standards. 
 
 
FMC 19.163 – Landscaping, Street Trees, Fences and Walls 
 
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 
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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. 

 
COMMENT: 

 
Trees on the north side of the site (Lots 1-3 and 4 & 9 – Raze) will be retained.   
 
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: 
 

1.  Residential districts: 20 percent of the site. 
 
2.  Town center commercial district: five percent of the site. 
 
3.  General industrial district: 10 percent of the site. 
 
4.  Light industrial district: 10 percent of the site. 
 
5.  Corridor commercial district: five percent of the site. 
 
6.  Neighborhood commercial district: 10 percent of the site. 

 
COMMENT: 

 
A minimum 5% landscaping is required.  Regarding the Haq townhomes, landscape coverage ranges 
from approximately 25% to more than 35%.  With respect to the Raza duplexes, landscape coverage 
ranges from approximately 45% to more than 65%.  Regarding the commercial properties, the 
average landscape coverage is approximately 10% including pathways and hardscape. 
 

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. 
 
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 conditions. As necessary, soils shall 
be amended to allow for healthy plant growth. 
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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. 

 
5.  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. Stormwater facilities (e.g., detention/retention ponds and swales) 

shall be landscaped with water tolerant, native plants. 
 

COMMENT: 
 

A preliminary landscape plan is provided as Exhibit 10.  The plan includes trees, shrubs and ground 
cover in planters on the commercial site around the parking lots and between the buildings and 
public right-of-way.  A mix of evergreen and deciduous trees and shrubs are proposed – native plants 
where possible.  All trees will comply with the minimum 1.5-inch caliper size at time of planting.  
Hardscape is proposed around the buildings – consistent with urban design.  This includes the plaza 
on the northeast side of Building A and the outdoor dining area on the southwest corner of Building 
B.  Landscaping around the townhomes and duplexes include trees and shrubs with lawn and 
groundcover.  A final landscape plan will be provided with the final civil plans including the details 
listed above. 

 
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 of this 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: 
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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; 

 
COMMENT: 

 
Fencing and landscaping will be provided on the sides and rear of each residential lot, but the front 
yards will largely be open (with trees and shrubs) for visibility. 

 
b.  Use shrubs and trees as windbreaks, as appropriate; 
 
c.  Retain natural vegetation, as practicable; 
 

COMMENT: 
 

Trees will be retained on the north side of the site and on Lots 4 & 9 (Raze). 
 
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; 
 

COMMENT: 
 

Sidewalks on the commercial portion of the site will be lined with landscaping including trees and 
low shrubs.  A vegetated screen may be provided adjacent to the Building A parking lot in lieu of a 
fence. 

 
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. 
 

COMMENT: 
 

Shade trees are provided in the back of homes and adjacent to the parking lots for summer shading.  
Both deciduous and evergreen trees and plants are used for year-long color.  A final landscape plan 
for the residential portion of the site will be provided in accordance with these standards with the 
final civil plans.  The preliminary plan (Exhibits 10 & 11) indicate retention of trees and installation of 
new trees. 

 
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 
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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. 

 
COMMENT: 

 
Parking area landscaping has been designed in accordance with these standards with trees and 
shrubs within the planter islands.  These islands are proposed at the entrance of each parking lot.  
One possible revision could be a planter island in lieu of an ADA space in front of Building B if it is 
determined that the proposed ADA space adjacent to Building A is sufficient for the development.  
Trees are proposed to be evenly distributed around both parking lots – exceeding the ratio of 1 tree 
per 5 spaces to provide a partial canopy.  Landscaping around each parking lot exceeds 5% (8-10%). 

 
3.  Buffering and Screening Required. Buffering and screening are required under the 

following conditions: 
 

a.  Parking/Maneuvering Area Adjacent to Streets and Drives. Where a parking or 
maneuvering area is adjacent and parallel to a street or driveway, a decorative wall 
(masonry or similar quality material), arcade, trellis, evergreen hedge, or similar 
screen shall be established parallel to the street or driveway. The required wall or 
screening shall provide breaks, as necessary, to allow for access to the site and 
sidewalk by pedestrians via pathways. The design of the wall or screening shall also 
allow for visual surveillance of the site for security. Evergreen hedges used to comply 
with this standard shall be a minimum of 36 inches in height at maturity, and shall 
be of such species, number and spacing to provide the required screening within one 
year after planting. Any areas between the wall/hedge and the street/driveway line 
shall be landscaped with plants or other ground cover. All walls shall be maintained 
in good condition, or otherwise replaced by the owner. 

 
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) 
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COMMENT: 
 

Screening is provided on the north side of the parking lot adjacent to NE Fairview Parkway as 
required.  No parking is adjacent to the building – it is separated by a sidewalk.  Any required 
mechanical equipment will be screened as required. 

 
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. 

 
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. 
 

EXHIBIT B-1



Mixed Use Development                                       NE Fairview Parkway 
Page 34 of 73 

 

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. 

 
G.  Additional Requirements. Additional buffering and screening may be required for specific 

land uses, as identified by Article II of this title, and the city may require additional 
landscaping through the conditional use permit process. (Ord. 6-2001 § 1) 
 

COMMENT: 
 

Street trees will be provided along the frontage of all streets (public and private) and along the 
driveway aisles as required.  They are spaced at 30-ft. where there are not conflicts such as utilities 
or corner vision conflicts.  Tree selection will be determined with the civil plan preparation. 
 
19.163.050  Fences and walls. 
 
The fences and walls section provides height limits for construction of new walls. The guidelines 
prevent walls that reduce pedestrian connectivity and sight clearance. The standards also provide 
guidelines relating to maintenance. 

 
The following standards shall apply to all fences and walls: 

 
A.  General Requirements. All fences and walls shall comply with the standards of this section. 

The city may require installation of walls and/or fences as a condition of development 
approval, in accordance with conditional use permits or site design review. Walls built for 
required landscape buffers shall comply with FMC 19.163.030. 

 
B.  Dimensions. 

 
1.  The maximum allowable height of fences and walls is six feet, as measured from the 

lowest grade at the base of the wall or fence, except that retaining walls and terraced 
walls may exceed six feet when permitted as part of a site development approval, or as 
necessary to construct streets and sidewalks. A building permit is required for walls 
exceeding six feet in height, in conformance with the Uniform Building Code. 

 
2.  The height of fences and walls within a front yard setback shall not exceed four feet 

(except decorative arbors, gates, etc.), as measured from the grade closest to the street 
right-of-way. 
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3.  Walls and fences to be built for required buffers shall comply with FMC 19.163.030. 
 
4.  Fences and walls shall comply with the vision clearance standards of FMC 19.162.020. 

 
COMMENT: 

 
Any proposed fences will be provided in accordance with this section.  A 4-ft. solid wood fence is 
proposed on the east side of the site on Lot 18 (Haq) to screen the parking lot.  As noted previously, 
this could be replaced with landscape screening if necessary.  The fence along NE Fairview Parkway 
will be a 4’ solid wood fence with a 2’ lattice on top.  Applicant feels that the additional architectural 
element to the fence softens the “tall” fence concern of the intent of the code section, yet still meets 
security needs of the future residents.  The purpose of this fence is to provide safety and security for 
the townhome residence.  The alley is functioning as a public street and the townhomes are 
essentially addressing the alley as the front of the homes.  The townhomes are architecturally 
meeting the design standard by having the entrance designed to face Fairview and the setback 
standard by having the 10’ setback to the NE Fairview Parkway right of way.  However, the existing 
transient issue along the NE Fairview Parkway corridor does not make a 4’ fence feasible.  This will 
create a vulnerability of all of the townhome residents to transient theft and safety.  There will be no 
gates or access through the proposed fencing for this reason. 
 
 
FMC 19.164 – Vehicle and Bicycle Parking 
 
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; however, the “maximum parking” standards of this chapter apply. 

 
COMMENT: 

 
Approximately 66 parking spaces are provided on the commercial portion of the site.  At 12,000 sq. 
ft., this calculates to 5.5 spaces/1000.  As noted above, there is no minimum parking in the TCC 
District.  However, the applicant believes that parking at the proposed ratio is necessary for the 
success of the project and to limit impacts on adjacent neighbors.  With respect to the residential 
portion of the site, all dwellings provide 2 parking spaces each (one in the garage and one in the 
driveway).  On-street parking is also provided as shown on Exhibit 7. 
 

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 
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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. Except for single-family dwellings, the vehicle parking spaces required 

by this chapter may be located on another parcel of land, provided the parcel is within 
500 feet walking distance of the use it serves. The distance from the parking area to the 
use shall be measured from the nearest parking space to a building entrance, following a 
sidewalk or other pedestrian route. The right to use the off-site parking must be 
evidenced by a recorded deed, lease, easement, or similar written instrument. 

 
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. 

 
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 
Regulations. 

 
COMMENT: 

 
No off-site parking is proposed.  It is possible that the 66 parking spaces can be shared between the 
two properties.  However, details will have to be discussed between property owners.  All parking 
spaces will be designed in accordance with the dimensional standards of this section.  A typical 
parking space is 9-ft. x 19-ft. with minimum 24-ft. aisles.  Parking spaces will also be designed in 
accordance with ADA accessible standards. 
 
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: 

 
A.  Number of Bicycle Parking Spaces. A minimum of two bicycle parking spaces per use is 

required for all uses with greater than 10 vehicle parking spaces. The following additional 
standards apply to specific types of development: 
 
1.  Multifamily Residences. Every residential use of four or more dwelling units shall provide 

bicycle parking spaces according to the following standards: 
 
 
 

EXHIBIT B-1



Mixed Use Development                                       NE Fairview Parkway 
Page 37 of 73 

 

a.  Short-term bicycle parking shall be provided at a ratio of one bicycle space for every 
10 vehicle parking spaces and shall be located within 30 feet of the main entrance 
to the building, in a location that is easily accessible for bicycles. 

 
b.  Long-term bicycle parking shall be provided at a ratio of one bicycle space per 

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. 

 
COMMENT: 

 
No multi-family housing is proposed.  The 17 townhomes on Lots 1-17 (Haq) are on their own lots 
and therefore exempt from the above standards under subsection 6.B below. 

 
2.  Commercial Retail, Office, and Institutional Developments. Commercial retail, office, and 

institutional developments shall provide bicycle parking spaces according to the following 
standards: 

 
a.  Short-term bicycle parking shall be provided at a ratio of one bicycle space for every 

10 vehicle parking spaces and shall be located within 50 feet of the main entrance 
to the building, in a location that is easily accessible for bicycles. 

 
b.  Long-term bicycle parking shall be provided at a ratio of one bicycle space per 

employee. 
 
3.  Schools. Elementary and middle schools, both private and public, shall provide one 

bicycle parking space for every eight students and employees. High schools shall provide 
one bicycle parking space for every five students and employees. All spaces shall be 
long-term spaces sheltered under an eave, overhang, independent structure, or similar 
cover. 

 
4.  Colleges and Trade Schools. Colleges and trade schools shall provide one bicycle parking 

space for every eight motor vehicle spaces plus one space for every dormitory unit. Fifty 
percent of the bicycle parking spaces shall be sheltered under an eave, overhang, 
independent structure, or similar cover. 

 
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 of the 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 may or 
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. 
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6.  Multiple Uses. For buildings with multiple uses (such as a commercial or mixed use 
center), bicycle parking standards shall be calculated by using the total number of motor 
vehicle parking spaces required for the entire development. A minimum of one bicycle 
parking space for every 10 motor vehicle parking spaces is required. 

 
COMMENT: 

 
Bicycle racks for a minimum 8 bikes are provided near the entrance to each of the commercial 
buildings.  The two bike racks will be under cover in a lighted area.   
 

B.  Exemptions. This section does not apply to single-family, two-family, and three-family housing 
(attached, detached or manufactured housing), home occupations, agriculture and livestock 
uses, or other developments with fewer than eight vehicle parking spaces. 

 
COMMENT: 

 
No bicycle parking is required for the single-family attached townhomes and duplex residential uses 
on-site. 

 
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. 

 
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. 
 
E.  Options for Storage. Bicycle parking requirements for long-term and employee parking can be 

met by providing a bicycle storage room, bicycle lockers, racks, or other secure storage space 
inside or outside of the building. 

 
F.  Lighting. Bicycle parking shall be at least as well lit as vehicle parking for security. 
 
G.  Reserved Areas. Areas set aside for bicycle parking shall be clearly marked and reserved for 

bicycle parking only. 
 
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. 2-2017 § 1 (Exh. A); Ord. 6-2001 § 1) 

 
COMMENT: 

 
Bicycle racks are located adjacent to the buildings in a secure, covered and lighted area.  They will 
be located in a manner which does not impede pedestrians. 
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FMC 19.165 – Public Facility Standards 
 
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) against 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 
 
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, Exceptions to Code 
Standards. 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. 

 
COMMENT: 

 
The proposal includes extension of two public streets:  NE Caden Street and NE Kyle Court.  
Additionally a public alley functioning as a public street is proposed on the west side of the Haq 
property. 

 
C.  Creation of Rights-of-Way for Streets and Related Purposes. Streets shall be created through 

the approval and recording of a final subdivision or partition plat; except the city may 
approve the creation of a street by acceptance of a deed; provided, that the street is deemed 
essential by the city council for the purpose of implementing the transportation system plan, 
and the deeded right-of-way conforms to the standards of this code. All deeds of dedication 
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shall be in a form prescribed by the city engineer and shall name “the public” as grantee. 
 
D.  Creation of Access Easements. The city may approve an access easement established by 

deed when the easement is necessary to provide for access and circulation in conformance 
with Chapter 19.162 FMC, Access and Circulation. Setback standards do not permit 
conflicting structures to be built in public easements. 

 
COMMENT: 

 
NE Caden Street, NE Kyle Court and the public alley will be created via dedication on the subdivision 
plat.  Access easements will be provided over Lots 18 (Haq) and Lot 13 (Raze) via the private alley. 

 
E.  Street Location, Width and Grade. Except as noted below, the location, width and grade of all 

streets shall conform to the transportation system plan, and an approved street plan or 
subdivision plat. Street location, width and grade shall be determined in relation to existing 
and planned streets, topographic conditions, public convenience and safety, and in 
appropriate relation to the proposed use of the land to be served by such streets: 

 
1.  Street grades shall be approved by the city engineer in accordance with the design 

standards in subsection O of this 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. 

 
COMMENT: 

 
NE Caden Street and NE Kyle Court will be extended to the width and grade as required.  The public 
alley will also be designed to match these grades.   
 

F.  Minimum Rights-of-Way and Street Sections. Street rights-of-way and improvements shall be 
the widths as required in the “Standards” section of the Fairview transportation system plan. 
A variance shall be required to vary the standards found in the Fairview transportation 
system plan. Where a range of width is indicated, the width shall be determined by the 
decision-making authority based upon the following factors: 

 
1.  Street classification in the transportation system plan; 
 
2.  Anticipated traffic generation; 
 
3.  On-street parking needs; 
 
4.  Sidewalk and bikeway requirements based on anticipated level of use; 
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5.  Requirements for placement of utilities; 
 
6.  Street lighting; 
 
7.  Minimize drainage, slope, and sensitive lands impacts, as identified by Chapter 19.106 

FMC; 
 
8.  Street tree location, as provided for in Chapter 19.163 FMC; 
 
9.  Protection of significant vegetation, as provided for in Chapter 19.163 FMC; 
 
10.  Safety and comfort for motorists, bicyclists, and pedestrians; 
 
11.  Street furnishings (e.g., benches, lighting, bus shelters, etc.), when provided; 
 
12.  Access needs for emergency vehicles; and 
 
13.  Transition between different street widths (i.e., existing streets and new streets), as 

applicable. 
 
COMMENT: 

 
All of the above details will be provided on the final civil plans.  

 
G.  Traffic Signals and Neighborhood Traffic Management. 

 
1.  Traffic management features, such as traffic circles, curb extensions, narrow residential 

streets, and special paving, may be used to slow traffic in neighborhoods and areas with 
high pedestrian traffic. 

 
2.  Traffic signals shall be required with development when traffic signal warrants are met, 

in conformance with the Highway Capacity Manual and Manual of Uniform Traffic Control 
Devices. The location of traffic signals shall be noted on approved street plans. Where a 
proposed street intersection will result in an immediate need for a traffic signal, a signal 
meeting approved specifications shall be installed. The developer’s cost and the timing 
of improvements shall be included as a condition of development approval. 

 
3.  Preferred neighborhood traffic management tools are detailed in the Fairview 

transportation system plan. 
 
COMMENT: 

 
No traffic signals will be required. 
 

H.  Future Street Plan and Extension of Streets. 
 

1.  A future street plan shall be filed by the applicant in conjunction with an application for a 
subdivision in order to facilitate orderly development of the street system. The plan shall 
show the pattern of existing and proposed future streets from the boundaries of the 
proposed land division and shall include other parcels within 500 feet surrounding and 
adjacent to the proposed land division. The street plan is not binding; rather it is 
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intended to show potential future street extensions with future development. 
 
2.  Streets shall be extended to the boundary lines of the parcel or tract to be developed, 

when the city council determines that the extension is necessary to give street access to, 
or permit a satisfactory future division of, adjoining land. The point where the streets 
temporarily end shall conform to subsections (H)(2)(a) through (d) of this section: 

 
a.  These extended streets or street stubs to adjoining properties are not considered to 

be cul-de-sacs since they are intended to continue as through streets when the 
adjoining property is developed. 

 
b.  A barricade (e.g., fence, bollards, boulders or similar vehicle barrier) shall be 

constructed at the end of the street by the subdivider and shall not be removed until 
authorized by the city or other applicable agency with jurisdiction over the street. The 
cost of the barricade shall be included in the street construction cost. 

 
c.  Temporary turnarounds (e.g., hammerhead or bulb-shaped configuration) shall be 

constructed for stub streets over 150 feet in length. 
 
d.  In the case of dead-end stub streets that will connect to streets on adjacent sites in 

the future, notification that the street is planned for future extension shall be posted 
on the stub street until the street is extended and shall inform the public that the 
dead-end street may be extended in the future. 

 
COMMENT: 

 
No future street extension is necessary.  This development represents complete parcelization of the 
property and adjacent properties. 
 

I.  Street Alignment and Connections. 
 

1.  Mixed-use and residential development proposed on sites five acres or greater must 
submit a site plan that identifies conceptual street connections that are consistent with 
the transportation system plan. 

 
2.  Staggering of streets making “T” intersections at collectors and arterials shall not be 

designed so that jogs of less than 300 feet on such streets are created, as measured 
from the centerline of the street. 

 
3.  Spacing between local street intersections shall have a minimum separation of 125 feet, 

except where more closely spaced intersections are designed to provide an open space, 
pocket park, common area or similar neighborhood amenity. This standard applies to 
four-way and three-way (offset) intersections. 

 
4.  All local and collector streets which abut a development site shall be extended within the 

site to provide through circulation unless the applicant demonstrates that extension is 
prevented by environmental or topographical constraints, existing development patterns 
or compliance with other standards in this code. This exception applies when it is not 
possible to redesign or reconfigure the street pattern to provide required extensions. 
Land is considered topographically constrained if the slope is greater than 15 percent for 
a distance of 250 feet or more. In the case of environmental or topographical 
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constraints, the mere presence of a constraint is not sufficient to show that a street 
connection is not possible. The applicant must show why the environmental or 
topographic constraint precludes some reasonable street connection. 

 
5.  Proposed streets or street extensions shall be located to provide direct access to existing 

or planned commercial services and other neighborhood facilities, such as schools, 
shopping areas and parks and transit facilities. 

 
6.  In order to promote efficient vehicular and pedestrian circulation throughout the city, the 

design of subdivisions and alignment of new streets shall conform to the following 
standards in Chapter 19.162 FMC, Access and Circulation. The maximum block length 
shall not exceed: 

 
a.  Five hundred thirty feet in the residential district; 
 
b.  Two hundred feet in the town center commercial district, except as provided by FMC 

19.65.050, Block layout and building orientation; 
 
c.  Not applicable to the general industrial district; 
 
d.  Seven hundred feet in the light industrial district, except as required for commercial 

developments subject to Chapter 19.80 FMC; 
 
e.  Three hundred feet in the corridor commercial district; 
 
f.  Three hundred feet in the neighborhood commercial district. 

 
7.  A variance to street spacing standards may be granted pursuant to FMC 19.520.030 

(Class B variances) when resources are present that are mapped on the Natural 
Resources Map, where street spacing can be achieved at a minimum of 800 feet and no 
greater than 1,200 feet. 

 
8.  Exceptions to the standards in this subsection may be granted when: 
 

a.  Habitat quality or the length of the crossing required prevents a full street 
connection, pursuant to Chapter 19.106 FMC; 

 
b.  An access way is provided at or near midblock, in conformance with the provisions of 

Chapter 19.162 FMC. 
 
COMMENT: 

 
Street design will be to the above standards.  NE Caden Street and NE Kyle Court have spacing of 
less than 200-ft. 
 

J.  Sidewalks, Planter Strips, Bicycle Lanes. Sidewalks, planter strips, and bicycle lanes shall be 
installed in conformance with applicable provisions of the 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. 
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K.  Internal Pathways. Pathways shall be at least five feet in unobstructed width and shall be 
constructed to sidewalk standards found in Standard Specifications for Public Works 
Construction, or according to Multnomah County or ODOT standards as applicable. The 
property owner shall keep a minimum of five feet of the pathway width clear of both 
permanent and temporary obstructions (e.g., utility poles, sandwich signs). Maintenance of 
internal pathways is the continuing obligation of the property owner or adjacent property 
owner. All work must comply with the city of Fairview public works construction standards. 

 
COMMENT: 

 
Sidewalks will be constructed along the frontage of the streets within the right-of-way as required.  A 
sidewalk on the west side of the public alley functioning as a public street (also within the right-of-
way), is proposed. 

 
L.  Intersection Angles. Streets shall be laid out so as to intersect at an angle as near to a right 

angle as practicable, except where topography requires a lesser angle or where a reduced 
angle is necessary to provide an open space, pocket park, common area or similar 
neighborhood amenity. In addition, the following standards shall apply: 

 
1.  Streets shall have at least 25 feet of tangent adjacent to the right-of-way intersection 

unless topography requires a lesser distance; 
 
2.  Intersections which are not at right angles shall have a minimum corner radius of 20 feet 

along the right-of-way lines of the acute angle; and 
 
3.  Right-of-way lines at intersection with arterial streets shall have a corner radius of not 

less than 20 feet. 
 

COMMENT: 
 

Intersection angles of 90 degrees are proposed. 
 

M.  Existing Rights-of-Way. Whenever existing rights-of-way adjacent to or within a tract are of 
less than standard width, additional rights-of-way shall be provided at the time of subdivision 
or development, subject to the provision of FMC 19.165.025 (C). 

 
N.  Cul-de-Sacs. A dead-end street shall be no more than 200 feet long, shall not provide access 

to greater than eight dwelling units, and shall only be used when environmental or 
topographical constraints, existing development patterns, or compliance with other 
standards in this code preclude street extension and through circulation: 

 
1.  All cul-de-sacs shall terminate with a circular turnaround. Circular turnarounds shall have 

a radius of no less than 25 feet, and not more than a radius of 40 feet (i.e., from center 
to edge of pavement); except that turnarounds may be larger when they contain a 
landscaped island or parking bay in their center. When an island or parking bay is 
provided, there shall be a fire apparatus lane of 20 feet in width; and 

 
2.  The length of the cul-de-sac shall be measured along the centerline of the roadway from 

the near side of the intersecting street to the farthest point of the cul-de-sac. 
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COMMENT: 
 

No cul-de-sacs are proposed. 
 

O.  Grades and Curves. Grades shall not exceed 10 percent on arterials, 12 percent on collector 
streets, or 12 percent on any other street (except that local or residential access streets may 
have segments with grades up to 15 percent for distances of no greater than 250 feet), and: 

 
1.  Centerline curve radii shall not be less than 700 feet on arterials, 500 feet on major 

collectors, 350 feet on minor collectors, or 100 feet on other streets; and 
 
2.  Streets intersecting with a minor collector or greater functional classification street, or 

streets intended to be posted with a stop sign or signalization, shall provide a landing 
averaging five percent or less. Landings are that portion of the street within 20 feet of 
the edge of the intersecting street at full improvement. 

 
P.  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. 

 
Q.  Streets Adjacent to Railroad Right-of-Way. Wherever the proposed development contains or 

is adjacent to a railroad right-of-way, a street approximately parallel to and on each side of 
such right-of-way at a distance suitable for the appropriate use of the land shall be created. 
New railroad crossings and modifications to existing crossings are subject to review and 
approval by Oregon Department of Transportation. 

 
COMMENT: 

 
Street will be designed per above requirements.  There is no railroad right-of-way nearby. 

 
R.  Development Adjoining Arterial Streets. Where a development adjoins or is crossed by an 

existing or proposed arterial street, the development design shall separate residential access 
and through traffic, and shall minimize traffic conflicts. The design shall include one or more 
of the following: 

 
1.  A parallel access street along the arterial with a landscape buffer separating the two 

streets; 
 
2.  Deep lots abutting the arterial or major collector to provide adequate buffering with 

frontage along another street. Double-frontage lots shall conform to the buffering 
standards in FMC 19.163.030; 

 
3.  Screen planting at the rear or side property line to be contained in a non-access 

reservation (e.g., public easement or tract) along the arterial; 
 
4.  Other treatment suitable to meet the objectives of this subsection; or 
 
5.  If a lot has access to two streets with different classifications, primary access shall be 

from the lower classification street, in conformance with Chapter 19.162 FMC. 
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COMMENT: 
 

There are no traffic conflicts since access from the adjacent arterials is restricted. 
 

S.  Alleys, Public or Private. Alleys shall conform to the standards in the Fairview transportation 
system plan. While alley intersections and sharp changes in alignment shall be avoided, the 
corners of necessary alley intersections shall have a radius of not less than 12 feet. 

 
T.  Private Streets. Private streets shall not be used to avoid connections with public streets. 

Gated communities (i.e., where a gate limits access to a development from a public street) 
are prohibited. Design standards for private streets shall conform to the provisions of the 
Fairview transportation system plan. 

 
COMMENT: 

 
A north-south public alley which will function as a public street is proposed to provide convenient 
access through the site and to some residential units.  The main east-west road (NE Kyle Court) is 
also public.  The private alley through Lot 18 (Haq) and Lot 13 (Raze) will be designed to city 
standards. 

 
U.  Street Names. No street name shall be used which will duplicate or be confused with the 

names of existing streets in Multnomah County, except for extensions of existing streets. 
Street names, signs and numbers shall conform to the established pattern in the 
surrounding area, except as requested by emergency service providers. 

 
V.  Survey Monuments. Upon completion of a street improvement and prior to acceptance by 

the city, it shall be the responsibility of the developer’s registered professional land surveyor 
to provide certification to the city that all boundary and interior monuments shall be 
reestablished and protected. 

 
W.  Street Signs. The city, county or state with jurisdiction shall install all signs for traffic control 

and street names. The cost of signs required for new development shall be the responsibility 
of the developer. Street name signs shall be installed at all street intersections. Stop signs 
and other signs may be required. 

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

Service. 
 
Y.  Streetlight Standards. Streetlights shall be installed in accordance with city standards. 
 
Z.  Street Cross-Sections. All street cross-sections must comply with the Standard Specifications 

for Public Works Construction pages 40-51. The final lift of asphalt or concrete pavement 
shall be placed on all new constructed public roadways prior to final city acceptance of the 
roadway and within one year of the conditional acceptance of the roadway unless otherwise 
approved by the city engineer. The final lift shall also be placed no later than when 90 
percent of the structures in the new development are completed or one year from the 
commencement of initial construction of the development, whichever is less. All work must 
comply with public works construction standards. 
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1.  Sub-base and leveling course shall be of select crushed rock; 
 
2.  Surface material shall be of Class C or B asphaltic concrete; 
 
3.  The final lift shall be Class C asphaltic concrete as defined by APWA standard 

specifications; and 
 
4.  No lift shall be less than one and one-half inches in thickness. (Ord. 2-2017 § 1 (Exh. A); 

Ord. 3-2012 § 6; Ord. 6-2001 § 1) 
 

COMMENT: 
 

All of the above information will be provided on the final civil plans. 
 

19.165.030  Public use areas. 
 
Public use areas implement Comprehensive Plan policies that may require a developer to reserve a 
piece of land for future park and open space to serve the residents of the new development. Specific 
issues to consider include the amount of time the city has to purchase parkland and whether 
dedication of park land should count as a credit towards SDCs. 
 
COMMENT: 

 
No public park dedication is proposed. 
 
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. 

 
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) 
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COMMENT: 
 

Sanitary sewer is proposed to be extended from the NE Caden Street and NE Kyle Court street stubs.  
Since the sewer lines will not need to be extended further, they will not need to be oversized.  Water 
lines will be looped through the site as required. 
 
19.165.050  Storm drainage. 
 
The storm drainage section requires developers to accommodate and treat stormwater runoff from 
buildings and parking lots. 
 

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 of the 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) 

 
COMMENT: 

 
Storm drainage will be treated in storm filters and conveyed to two storm lines in NW Caden Street 
and NE Kyle Court.  A preliminary storm drainage report has been prepared which details storm 
drainage treatment.  Additionally it states that there detention may be required. 
 
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: 
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1.  The developer shall make all necessary arrangements with the serving utility to provide 
the underground services. Care shall be taken to ensure that all above ground 
equipment does not obstruct vision clearance areas for vehicular traffic; 

 
2.  The city reserves the right to approve the location of all surface-mounted facilities; 
 
3.  All underground utilities, including sanitary sewers and storm drains installed in streets 

by the developer, shall be constructed prior to the surfacing of the streets; and 
 
4.  Stubs for service connections shall be long enough to avoid disturbing the street 

improvements when service connections are made. 
 

B.  Easements. Easements shall be provided for all underground utility facilities. 
 
C.  Exception to Undergrounding Requirement. The standard applies only to proposed 

subdivisions. An exception to the undergrounding requirement may be granted due to 
physical constraints, such as steep topography, sensitive lands, Chapter 19.106 FMC, or 
existing development conditions. (Ord. 3-2012 § 6; Ord. 6-2001 § 1) 

 
COMMENT: 

 
All utilities will be underground as required.  Easements – including PUE’s will be provided as 
required. 
 
19.165.070  Easements. 
 
The easements section provisions reserve adequate space for utilities. 
 
Easements for sewers, storm drainage and water quality facilities, water mains, electric lines or 
other public utilities shall be dedicated on a final plat, or provided for in the deed restrictions. See 
also, Chapter 19.420 FMC, Development Review and Site Design Review and Chapter 19.430, Land 
Divisions and Lot Line Adjustments. The developer or applicant shall make arrangements with the 
city, the applicable district and each utility franchise for the provision and dedication of utility 
easements necessary to provide full services to the development. The city’s standard width for public 
main line utility easements shall be 20 feet unless otherwise specified by the utility company, 
applicable district, or city engineer. (Ord. 6-2001 § 1) 
 
COMMENT: 

 
Easements – including PUE’s will be provided as required. 
 
19.165.080  Construction plan approval and assurances. 
 
The construction plan approval portion ensures the completion of a development by a builder. 
 
No public improvements, including sanitary sewers, storm sewers, streets, sidewalks, curbs, lighting, 
parks, or other requirements, shall be undertaken except after the plans have been approved by the 
city, permit fee paid, and permit issued. The permit fee is required to defray the cost and expenses 
incurred by the city for construction and other services in connection with the improvement. The 
permit fee shall be set by the city council. The city may require the developer or subdivider to provide 
bonding or other performance guarantees to ensure completion of required public improvements.  
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COMMENT: 
 

The developers and applicant’s engineer intends to submit final civil plans for review in winter 2019 
with construction in the spring or summer.  The developer will provide assurances, as required.  
 
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. A registered civil engineer shall provide written 

certification in a form required by the city that all improvements, workmanship and materials 
are in accord with current and standard engineering and construction practices, conform to 
approved plans and conditions of approval, and are of high grade, prior to city acceptance of 
the public improvements, or any portion thereof, for operation and maintenance. The 
developer’s engineer shall also provide three sets (one mylar, one electronic, one paper 
copy) of “as-built” plans, in conformance with the city engineer’s specifications, for 
permanent filing with the city. (Ord. 6-2009 § 4; Ord. 6-2001 § 1) 

 
COMMENT: 

 
The applicant and applicant’s engineer will provide required documentation during construction and 
upon completion of development. 
 
 
FMC 19.424 Site Design Review – Application Review Procedures 
 
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) 
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19.424.020  Determination of Type II and Type III applications. 
 
Applications for site design review shall 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 with 5,000 square feet 

of gross floor area or smaller shall be reviewed as a Type II application, except when 
development review is allowed under Chapter 19.423 FMC. Commercial, industrial, 
public/semi-public, and institutional buildings with greater than 5,000 square feet of gross 
floor area shall be reviewed as a Type III application. 

 
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 

applications, and those with more than 25 off-street vehicle parking spaces shall be 
reviewed as Type III applications, notwithstanding the provisions contained in subsections A 
through C and E and F of this section. 

 
E.  Developments involving the clearing and/or grading of 10 acres or a larger area shall be 

reviewed as Type III applications, notwithstanding the provisions contained in subsections A 
through D and F of this section. 

 
F.  All developments in designated sensitive lands and historic overlay districts shall be 

reviewed as Type III applications. (Ord. 6-2001 § 1) 
 
COMMENT: 

 
This development is being reviewed through a Type III Procedure. 
 
 
FMC 19.425 Site Design Review – Application Submission Requirements 
 
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 shall be determined in accordance with FMC 19.424.020. (Ord. 6-2009 § 4; Ord. 6-2001 
§ 1) 
 
19.425.020  Site design review information. 
 
An application for site design review shall include the following information, as deemed applicable by 
the city administrator or designee: 
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A.  Site Analysis Map. At a minimum the site map shall contain the following: 
 

1.  The applicant’s entire property and the surrounding property to a distance sufficient to 
determine the location of the development in the city, and the relationship between the 
proposed development site and adjacent property and development. The property 
boundaries, dimensions and gross area shall be identified; 

 
2.  Topographic contour lines at intervals determined by the city; 
 
3.  Identification of slopes greater than 25 percent; 
 
4.  The location and width of all public and private streets, drives, sidewalks, pathways, 

rights-of-way, and easements on the site and adjoining the site; 
 
5.  Potential natural hazard areas, including any areas identified as subject to a 100-year 

flood, areas subject to high water table, and areas mapped by the city, county, or state 
as having a potential for geologic hazards; 

 
6.  Resource areas, including marsh and wetland areas, streams, wildlife habitat identified 

by the city or any natural resource regulatory agencies as requiring protection; 
 
7.  Site features, including existing structures, pavement, large rock outcroppings, areas 

having unique views, and drainage ways, canals and ditches; 
 
8.  Locally or federally designated historic and cultural resources on the site and adjacent 

parcels or lots; 
 
9.  The location, size and species of trees and other vegetation having a caliper (diameter) 

of six inches or greater at four feet above grade; 
 
10.  North arrow, scale, names and addresses of all persons listed as owners on the most 

recently recorded deed; 
 
11.  Name and address of project designer, engineer, surveyor, and/or planner, if 

applicable; 
 
12.  Other information, as determined by the city. The city may require studies or exhibits 

prepared by qualified professionals to address specific site features. 
 

COMMENT: 
 

This information is on Exhibits 1-22.  There are no steep slopes or resource areas on-site.  However 
there are some large trees on the north side of the site which will be retained on Lots 1-3 (Raze).  
Other trees will be retained on Lots 4 & 9 (Raze). 

 
B.  Proposed Site Plan. The site plan shall contain the following information, if applicable: 

 
1.  The proposed development site, including boundaries, dimensions, and gross area; 
 
2.  Features identified on the existing site analysis map which are proposed to remain on 

the site; 
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3.  Features identified on the existing site map, if any, which are proposed to be removed or 
modified by the development; 

 
4.  The location and dimensions of all proposed public and private streets, drives, rights-of-

way, and easements; 
 
5.  The location and dimensions of all existing and proposed structures, utilities, pavement 

and other improvements on the site. Setback dimensions for all existing and proposed 
buildings shall be provided on the site plan; 

 
6.  The location and dimensions of entrances and exits to the site for vehicular, pedestrian, 

and bicycle access; 
 
7.  The location and dimensions of all parking and vehicle circulation areas (show striping 

for parking stalls and wheel stops, as applicable); 
 
8.  Pedestrian and bicycle circulation areas, including sidewalks, internal pathways, pathway 

connections to adjacent properties, and any bicycle lanes or trails; 
 
9.  Loading and service areas for waste disposal, loading and delivery; 
 
10.  Outdoor recreation spaces, common areas, plazas, outdoor seating, street furniture, 

and similar improvements, as applicable; 
 
11.  Location, type, and height of outdoor lighting; 
 
12.  Location of mail boxes, if known; 
 
13.  Name and address of project designer, if applicable; 
 
14.  Location of bus stops and other public or private transportation facilities; 
 
15.  Locations, sizes, and types of signs; 
 
16.  Other information, determined by the city. The city may require studies or exhibits 

prepared by qualified professionals to address specific site features (e.g., traffic, noise, 
environmental features, natural hazards, etc.), in conformance with this code. 

 
COMMENT: 

 
The above applicable information is provided on Sheets 1-12.  As noted, a vehicular and pedestrian 
circulation plan is provided which makes this development efficient for vehicular circulation and 
walkable.  All buildings – commercial and residential – are oriented towards the street with easy 
access from the public sidewalk. 
 

C.  Architectural Drawings. Architectural drawings shall be submitted showing: 
 

1.  Building elevations (as determined by the city with building height and width dimensions; 
 
2.  Building materials, color and type; 
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3.  The name of the architect or designer. 
 

COMMENT: 
 

The applicable information is provided on Exhibits 13-15. 
 

D.  Preliminary Grading Plan. A preliminary grading plan prepared by a registered engineer shall 
be required for developments which would result in the grading (cut or fill) of 1,000 cubic 
yards or greater. The preliminary grading plan shall show the location and extent to which 
grading will take place, indicating general changes to contour lines, slope ratios, slope 
stabilization proposals, and location and height of retaining walls, if proposed. Surface water 
detention and treatment plans may also be required. 

 
COMMENT: 

 
A preliminary grading plan is provided on Exhibit 9. Only limited grading is anticipated since the site 
is so flat.   
 

E.  Landscape Plan. A landscape plan is required and shall show the following: 
 

1.  The location and height of existing and proposed fences and other buffering or screening 
materials; 

 
2.  The location of existing and proposed terraces, retaining walls, decks, patios, shelters, 

and play areas; 
 
3.  The location, size, and species of the existing and proposed plant materials (at time of 

planting); 
 
4.  Existing and proposed building and pavement outlines; 
 
5.  Specifications for soil at time of planting, irrigation if plantings are not drought-tolerant 

(may be automatic or other approved method of irrigation) and anticipated planting 
schedule; 

 
6.  Other information as deemed appropriate by the city. An arborist’s report may be 

required for sites with mature trees that are protected under this code; 
 
7.  Sign drawings shall be required in conformance with the city’s sign code; 
 
8.  Copies of all existing and proposed restrictions or covenants; 
 
9.  Letter or narrative report documenting compliance with the applicable approval criteria 

contained in Chapter 19.426 FMC. (Ord. 6-2001 § 1) 
 
COMMENT: 

 
The above applicable preliminary information is provided on Exhibits 10 & 11.  Final details will be 
provided with the civil plans.  The preliminary plan includes planter boxes in front of the commercial 
buildings and around the parking lots.  Street trees are provided throughout the development on the 
front and rear portions of the site.  The plan also indicates the existing trees which will be retained. 
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FMC 19.425 Site Design Review – Application 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) 
 
COMMENT: 

 
The proposal is being reviewed through a Type III Procedure.  All of the applicable findings have been 
made. 
 
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 19.425 FMC. (Ord. 6-2009 § 4; Ord. 6-2001 § 1) 
 
COMMENT: 

 
A complete application has been submitted. 
 
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) 
 
COMMENT: 

 
The proposal is in compliance with the standards of the TCC District including use, setbacks, design, 
FAR, building orientation, etc. 
 
19.426.030  Upgrade existing development. 
 
The applicant shall be required to upgrade any existing development that does not comply with the 
applicable land use district standards, in conformance with Chapter 19.530 FMC, Nonconforming 
Uses and Development. (Ord. 6-2001 § 1) 
 
COMMENT: 

 
There is no existing development on-site. 
 
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; 
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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) 
 
COMMENT: 

 
Plans, documents and findings demonstrate compliance with the above standards as noted 
throughout this report. 
 
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) 
 
COMMENT: 

 
The applicant is aware that conditions will be imposed on this development.  A class B variance is 
requested to preserve trees on-site.  This will result in an increase the setbacks for Lots 1-9 and 
provide parking in the front yards of the duplexes based on the need for tree preservation and that it 
is infeasible to provide additional alleys for access and parking behind the units. 
 
 
FMC 19.430 - LAND DIVISIONS AND LOT LINE ADJUSTMENTS 
 
19.430.110  Purpose. 
 
The purpose of this chapter is to: 
 

A.  Provide rules, regulations and standards governing the approval of subdivisions, partitions 
and lot line adjustments. 

 
1.  Subdivisions involve the creation of four or more lots from one parent lot, parcel or tract, 

within one calendar year. 
 
COMMENT: 
 
Two subdivisions are proposed with this development:  Raze – 13 lots; and Haq – 18 lots. 
 
19.430.120  General requirements. 
 

A.  Subdivision and Partition Approval through Two-Step Process. Applications for subdivision or 
partition approval shall be processed through a two-step process: the preliminary plat and 
the final plat. 
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1.  The preliminary plat shall be approved before the final plat can be submitted for approval 
consideration; and 

 
COMMENT: 
 
This request is for preliminary plat approval for two plats. 

 
2.  The final plat shall demonstrate compliance with all conditions of approval of the 

preliminary plat. 
 
COMMENT: 
 
The applicant will submit the final plat request upon approval of the preliminary plat. 
 

B.  Compliance with ORS Chapter 92. All subdivision and partition proposals shall be in 
conformance to state regulations set forth in Oregon Revised Statutes (ORS) Chapter 92, 
Subdivisions and Partitions. 

 
COMMENT: 
 
The final plat will be in accordance with the above standards. 

 
C.  Future Redivision Plan. When subdividing or partitioning tracts into large lots (i.e., greater 

than two times or 200 percent the minimum lot size allowed by the underlying land use 
district), the city shall require that the lots be of such size, shape, and orientation as to 
facilitate future re-division in accordance with the requirements of the land use district and 
this code. A redivision plan shall be submitted which identifies: 

 
1.  Potential future lot division(s) in conformance with the housing and density standards. 
 
2.  Potential street right-of-way alignments to serve future development of the property and 

connect to adjacent properties, including existing or planned rights-of-way. 
 
3.  A disclaimer that the plan is a conceptual plan intended to show potential future 

development. It shall not be binding on the city or property owners, except as may be 
required through conditions of land division approval. For example, dedication and 
improvement of rights-of-way within the future plan area may be required to provide 
needed secondary access and circulation. 

 
COMMENT: 
 
This proposal represents complete parcelization of the site.  No additional partitioning is anticipated. 
 

D.  Lot Size Averaging. Single-family residential lot size may be averaged to allow lots less than 
the minimum lot size in the residential district, as long as the average area for all lots is not 
less than allowed by the district. No lot created under this provision shall be less than 80 
percent of the minimum lot size allowed in the underlying district. For example, if the 
minimum lot size is 10,000 square feet, the following three lots could be created: 10,000 
square feet, 9,000 square feet, and 8,000 square feet. 
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COMMENT: 
 
Lot size averaging is not requested. 

 
E.  Temporary Sales Office. A temporary sales office in conjunction with a subdivision may be 

approved as set forth in FMC 19.490.100, Temporary use permits. 
 

COMMENT: 
 
A sales office may be requested for future sales of the residential portion of the site. 

 
F.  Minimize Flood Damage. All subdivisions and partitions shall be designed based on the need 

to minimize the risk of flood damage. No new building lots shall be created entirely within a 
floodway. All new lots shall be buildable without requiring development within the floodway. 
Development in a 100-year floodplain shall comply with Federal Emergency Management 
Agency requirements, including filling to elevate structures above the base flood elevation. 
The applicant shall be responsible for obtaining such approvals from the appropriate agency 
before city approval of the final plat. 

 
COMMENT: 
 
The proposed subdivision is not within a mapped floodplain. 

 
G.  Determination of Base Flood Elevation. Where a development site consists of two or more 

lots, or is located in or near areas prone to inundation, and the base flood elevation has not 
been provided or is not available from another authoritative source, it shall be prepared by a 
qualified professional, as determined by the city administrator or his or her designee. 

 
COMMENT: 
 
This section is not applicable.  The proposed partition is not within a mapped floodplain. 

 
H.  Need for Adequate Utilities. All lots created through land division shall have adequate public 

utilities and facilities such as sewer, gas, electrical, and water systems located and 
constructed to prevent or minimize flood damage to the extent practicable. 

 
COMMENT: 
 
All necessary services – sanitary sewer, water and dry utilities are available to serve the site. 

 
I.  Need for Adequate Drainage. All subdivision and partition proposals shall have adequate 

surface water drainage provided to reduce exposure to flood damage. Water quality or 
quantity control improvements may be required. 

 
COMMENT: 
 
Drainage from the proposed development will be conveyed to existing storm lines as discussed in 
the preliminary storm drainage report. 
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J.  Floodplain, Park, and Open Space Dedications. Where land filling and/or development is 
allowed within or adjacent to the 100-year floodplain outside the zero-foot rise floodplain, 
and the Comprehensive Plan designates the subject floodplain for park, open space, or trail 
use, the city may require the dedication of sufficient open land area for a greenway adjoining 
or within the floodplain. When practicable, this area shall include portions at a suitable 
elevation for the construction of a pedestrian/bicycle pathway within the floodplain in 
accordance with the city’s adopted trails plan or pedestrian and bikeway plans, as 
applicable. The city shall evaluate individual development proposals and determine whether 
the dedication of land is justified based on the development’s impact to the park and/or trail 
system. (Ord. 6-2001 § 1) 

 
COMMENT: 
 
This section is not applicable. 
 
19.430.130  Approvals process. 
 

A.  Review of Preliminary Plat. Review of a preliminary plat for a subdivision or partition with 10 
or fewer lots shall be processed by means of a Type II procedure, as governed by FMC 
19.413.020. Preliminary plats with greater than 10 lots shall be processed with a Type III 
procedure under FMC 19.413.030. All preliminary plats shall be reviewed using approval 
criteria contained in FMC 19.430.140. An application for subdivision may be reviewed 
concurrently with an application for a master planned development under Chapter 19.450 
FMC. 

 
COMMENT: 
 
This subdivision is being reviewed through a Type III Procedure since both subdivisions exceed 10 
lots. 
 

B.  Review of Final Plat. Review of a final plat for a subdivision or partition shall be processed by 
means of a Type I procedure under Chapter 19.413 FMC, using the approval criteria in FMC 
19.430.160. 

 
COMMENT: 
 
The applicant will submit the Final Plat upon issuance of the preliminary approval. 
 

C.  Preliminary Plat Approval Period. Preliminary plat approval shall be effective for a period of 
one year from the date of approval. The preliminary plat shall lapse if a final plat has not 
been filed with the county within that one-year period unless extended consistent with 
subsection E of this section. 

 
D.  Modifications. The applicant may request changes to the approved preliminary plat or 

conditions of approval following the procedures and criteria provided in Chapter 19.415 
FMC, Amendments to Decisions. 
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E.  Extensions. The public works director or designee shall, upon written request by an applicant 
and payment of the required fee, grant up to two one-year extensions of the approval period 
not to exceed one year each. For a preliminary plat approved in 2007 or 2008, the city 
administrator or designee may, if requested during the 2013 calendar year, approve a fifth 
extension for periods up to six months expiring no later than December 31, 2014. 

 
COMMENT: 
 
The applicant is aware of the above timelines and Modification/Extension procedures.  It is unlikely 
that an Extension will be necessary since development is expected to commence in spring or 
summer 2019.   
 
19.430.140  Preliminary plat submission requirements. 
 

A.  General Submission Requirements. For Type II subdivisions (10 lots or fewer) and partitions, 
the applicant shall submit an application containing all of the information required for a Type 
II procedure under FMC 19.413.020. For Type III subdivisions (greater than 10 lots), the 
application shall contain all of the information required for a Type III procedure under FMC 
19.413.030, except as required for master planned neighborhood developments: 

 
1.  Master Planned Neighborhood Development. Submission of a master plan, as provided 

in Chapter 19.450 FMC, shall be required for: 
 

a.  Development sites in the residential district which are planned in accordance with 
the procedures for master planned developments.  The neighborhood master plan 
shall be approved either prior to, or concurrent with, the preliminary plat application. 

 
COMMENT: 
 
The site is not located in master planned neighborhood. 
 

B.  Preliminary Plat Information. In addition to the general information described in subsection A 
of this section, the preliminary plat application shall consist of drawings and supplementary 
written material (i.e., on forms and/or in a written narrative) adequate to provide the 
following information: 

 
1.  General Information. 

 
a.  Name of subdivision (not required for partitions). This name must not duplicate the 

name of another subdivision in the county in which it is located (please check with 
county surveyor); 

 
b.  Date, north arrow, and scale of drawing; 
 
c.  Location of the development sufficient to define its location in the city, boundaries, 

and a legal description of the site; 
 
d.  Names, addresses and telephone numbers of the owners, designer, and engineer or 

surveyor if any, and the date of the survey; and 
 
e.  Identification of the drawing as a “preliminary plat.” 
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COMMENT: 
 
All of the above information is provided on the preliminary plat. 
 

2.  Site Analysis. 
 

a.  Streets. Location, name, present width of all streets, alleys and rights-of-way on and 
abutting the site; 

 
b.  Easements. Width, location and purpose of all existing easements of record on and 

abutting the site; 
 
c.  Utilities. Location and identity of all utilities on and abutting the site. If water mains 

and sewers are not on or abutting the site, indicate the direction and distance to the 
nearest ones; 

 
d.  Ground elevations shown by contour lines at five-foot vertical intervals for ground 

slopes exceeding 10 percent and at two-foot intervals for ground slopes of less than 
10 percent. Such ground elevations shall be related to some established bench mark 
or other datum approved by the county surveyor. This requirement may be waived for 
partitions when grades, on average, are less than two percent; 

 
e.  The location and elevation of the closest benchmark(s) within or adjacent to the site 

(i.e., for surveying purposes); 
 
f.  Potential natural hazard areas, including any floodplains, areas subject to high water 

table, landslide areas, and areas having a high erosion potential; 
 
g.  Sensitive lands, including wetland areas, streams, wildlife habitat, and other areas 

identified by the city or natural resource regulatory agencies as requiring protection; 
 
h.  Site features, including existing structures, pavement, areas having unique views, 

and drainage ways, canals and ditches; 
 
i.  Designated historic and cultural resources on the site and adjacent parcels or lots; 
 
j.  The location, size and species of trees having a caliper (diameter) of six inches or 

greater at four feet above grade in conformance with Article III of this title; 
 
k.  North arrow, scale, name and address of owner; 
 
l.  Name and address of project designer, if applicable; and 
 
m.  Other information, as deemed appropriate by the city administrator or his or her 

designee. The city may require studies or exhibits prepared by qualified professionals 
to address specific site features and code requirements. 

 
COMMENT: 
 
All of the applicable information is attached as Exhibits 1-12.  There are no natural or cultural 
resources on site, however large trees (fir, maple and other deciduous trees) on the north side of 
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Lots 1-3, and 4-9 (Raze) will be retained.  All streets, easement utilities and elevations are shown on 
the preliminary plat. 
 

3.  Proposed Improvements. 
 

a.  Public and private streets, tracts, driveways, open space and park land; location, 
names, right-of-way dimensions, approximate radius of street curves; and 
approximate finished street center line grades.  All streets and tracts which are being 
held for private use and all reservations and restrictions relating to such private 
tracts shall be identified; 

 
COMMENT: 
 
All public and private improvements are shown on the preliminary plans and discussed in this report.  
This includes the extension of NE Caden Street, NE Kyle Court and the public alley which functions as 
a public street.  No open space is provided, however two common areas are provided adjacent to the 
commercial buildings for use by the community. 

 
b.  Easements. Location, width and purpose of all easements; 
 

COMMENT: 
 
All easements are shown on the preliminary plat. 

 
c.  Lots and Private Tracts (e.g., private open space, common area, or street). 

Approximate dimensions, area calculation (e.g., in square feet), and identification 
numbers for all lots and tracts; 

 
COMMENT: 
 
The proposal includes 13 lots with no tracts for the Raze subdivision, and 18 lots with no tracts for 
the Haq subdivision.  Areas and dimensions are shown on the preliminary plat. 

 
d.  Proposed uses of the property, including all areas proposed to be dedicated to the 

public or reserved as open space for the purpose of surface water management, 
recreation, or other use; 

 
COMMENT: 
 
No open space is required. 

 
e.  Proposed improvements, as required by Article III of this title (Design Standards), and 

timing of improvements (e.g., in the case of streets, sidewalks, street trees, utilities, 
etc.); 

 
COMMENT: 
 
Public improvements include extension of public streets (NE Caden Street & NE Kyle Court), 
restricted access from NE Fairview Parkway and full access from NE Halsey Street, development of 
public alley which functions as a public street on the west side of the Haq subdivision, sanitary 
sewer, storm lines, water and other utilities. 
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f.  The proposed source of domestic water; 
 

COMMENT: 
 
Rockwood Water District provides public water to the site. 

 
g.  The proposed method of sewage disposal, and method of surface water drainage 

and treatment if required; 
 

COMMENT: 
 
The City of Fairview provides sanitary sewer to the site and public storm conveyance. 

 
h.  The approximate location and identity of other utilities, including the locations of 

street lighting fixtures; 
 

COMMENT: 
 
All utilities and services are available to serve the site.   

 
i.  Proposed railroad crossing or modifications to an existing crossing, if any, and 

evidence of contact with Oregon Department of Transportation related to proposed 
railroad crossing(s); 

 
j.  Changes to navigable streams, shorelines or other water courses. Provision or 

closure of public access to these areas shall be shown on the preliminary plat, as 
applicable; 

 
k.  Identification of the base flood elevation for development in or near an identified 

floodplain. Evidence of contact with the Federal Emergency Management Agency to 
initiate a floodplain map amendment shall be required when development is 
proposed to modify a designated 100-year floodplain; 

 
COMMENT: 
 
None of the above features are applicable to this application. 

 
l.  Evidence of contact with Multnomah County or Oregon Department of Transportation 

(ODOT) for any development requiring access to a county road or state highway as 
pertinent; and 

 
COMMENT: 
 
A Road Rules Variance for access from NE Fairview Parkway and NE Halsey is pending (Case #EP-
2017-8279).   

 
m.  Evidence of contact with the applicable natural resource regulatory agency(ies) for 

any development within or adjacent to jurisdictional wetlands and other sensitive 
lands, as identified in Article III of this title. (Ord. 6-2009 § 4; Ord. 6-2001 § 1) 

 
 

EXHIBIT B-1



Mixed Use Development                                       NE Fairview Parkway 
Page 64 of 73 

 

COMMENT: 
 
This is not applicable to this application. 
 
19.430.150  Approval criteria – Preliminary plat. 
 

A.  General Approval Criteria. The city may approve, approve with conditions or deny a 
preliminary plat based on the following approval criteria: 

 
1.  The proposed preliminary plat complies with all of the applicable development code 

sections and other applicable ordinances and regulations. At a minimum, the provisions 
of this chapter, and the applicable sections of Article II (Land Use Districts) and Article III 
(Design Standards) of this title shall apply. Where a variance is necessary to receive 
preliminary plat approval, the application shall also comply with the relevant sections of 
Article V (Exceptions); 

 
COMMENT: 
 
The preliminary plat is in conformance with the applicable standards of the Code.  The proposed lots 
the minimum area and dimensional standards.  No variances are requested for the plat (the 
requested Class B variance is for building setbacks). 

 
2.  The proposed plat name is not already recorded for another subdivision, and satisfies 

the provisions of ORS Chapter 92; 
 

COMMENT: 
 
The proposed plat name is pending. 
 

3.  The proposed streets, roads, sidewalks, bicycle lanes, pathways, utilities, and surface 
water management facilities are laid out so as to conform or transition to the plats of 
subdivisions and maps of major partitions already approved for adjoining property as to 
width, general direction and in all other respects. All proposed public improvements and 
dedications are identified on the preliminary plat; and 

 
COMMENT: 
 
As shown on the submitted plans, the plan complies with city standards.  Findings are provided 
throughout this report. 

 
4.  All proposed private common areas and improvements (e.g., homeowners’ association 

property) are identified on the preliminary plat. 
 
COMMENT: 
 
No tracts are shown on the plats.   
 

B.  Housing Density. The subdivision meets the city’s housing standards of Article II. 
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COMMENT: 
 
The development complies with the maximum FAR standards of the TCC District. 

 
C.  Block and Lot Standards. All proposed blocks (i.e., one or more lots bound by public streets), 

lots and parcels conform to the specific requirements below: 
 

1.  All lots shall comply with the lot area, setback, and dimensional requirements of the 
applicable land use district (Article II), and the standards for street connectivity and 
formation of blocks. 

 
COMMENT: 
 
With the exception of the maximum building setback on Lots 1-12 (Raze), all lots comply with the 
dimensional standards of the TCC District, as well as the street connectivity standards. 

 
2.  Setbacks shall be as required by the applicable land use district. 
 

COMMENT: 
 
With the exception of the maximum building setback on Lots 1-12 (Raze), all lots will comply with the 
setback standards of the TCC District. 

 
3.  Each lot shall conform to the standards for access and circulation. 
 

COMMENT: 
 
Subject to approval of the Road Rules Variance, the site will comply with access standards of the 
District.  Adequate vehicular and pedestrian circulation is provided throughout the development. 
 

4.  Landscape or other screening may be required to maintain privacy for abutting uses. See 
also Article II – Land Use Districts, and Article III – Landscaping. 

 
COMMENT: 
 
Preliminary landscaping is provided as required.  See Exhibits 10 & 11. 

 
5.  In conformance with the Uniform Fire Code, a 20-foot width fire apparatus access drive 

shall be provided to serve all portions of a building that are located more than 150 feet 
from a public right-of-way or approved access drive. See also Article III – Access and 
Circulation. 

 
COMMENT: 
 
Site circulation is designed to comply with the Oregon Fire Code. 

 
6.  Where a common drive is to be provided to serve more than one lot, a reciprocal 

easement which will ensure access and maintenance rights shall be recorded with the 
approved subdivision or partition plat. 
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COMMENT: 
 
Required shared access easements will be provided on the common drive (access easement through 
Lot 13 – Raze subdivision and Lot 18 – Haq subdivision). 
 

D.  Conditions of Approval. The city may attach such conditions as are necessary to carry out 
provisions of this code, and other applicable ordinances and regulations, and may require 
reserve strips be granted to the city for the purpose of controlling access to adjoining 
undeveloped properties. See also Article III – Public Facilities. (Ord. 6-2001 § 1) 

 
COMMENT: 
 
The applicant understands that conditions of approval will be imposed. 
 
19.430.160  Variances authorized. 
 
Adjustments to the standards of this chapter shall be processed in accordance with Chapter 19.520 
FMC, Variances. Applications for variances shall be submitted at the same time an application for 
land division or lot line adjustment is submitted. (Ord. 6-2001 § 1) 
 
COMMENT: 
 
A class B variance for the preservation of existing trees is requested in lieu of construction of a 
private alley on the north side of Lots 1-3 and in the rear yards of Lots 4-7 (Raze).  This design will 
protect trees reduce parking impacts to the adjacent properties. 
 
19.430.170  Final plat submission requirements and approval criteria. 
 

A.  Submission Requirements. Final plats shall be reviewed and approved by the city prior to 
recording with Multnomah County. The applicant shall submit the final plat within one year of 
the approval of the preliminary plat as provided by FMC 19.430.120. Specific information 
about the format and size of the plat, number of copies and other detailed information can 
be obtained from the city administrator or his or her designee. 

 
COMMENT: 
 
The applicant will submit the Final Plat in accordance with these standards upon receipt of 
preliminary plat approval. 
 
19.430.180  Public improvements. 
 
The following procedures apply to subdivisions and partitions when public improvements are 
required as a condition of approval: 
 

A.  Public Improvements Required. Before city approval is certified on the final plat, all required 
public improvements shall be installed, inspected, and approved. Alternatively, the 
subdivider shall provide a performance guarantee, in accordance with FMC 19.430.190. 
(Ord. 6-2001 § 1) 
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COMMENT: 
 
All public improvements will be installed, inspected and approved prior to plat recordation or in 
accordance with the requirements for a performance guarantee.  The applicant will comply with 
required conditions of approval. 
 
 
FMC 19.440 CONDITIONAL USE PERMITS 
 
Sections: 
 
19.440.100     Purpose. 
 
19.440.200     Approvals process. 
 
19.440.300     Application submission requirements. 
 
19.440.400     Criteria, standards and conditions of approval. 
 
19.440.500     Additional development standards for conditional use types. 
 
19.440.100 Purpose. 
 
There are certain uses, which, due to the nature of their impacts on surrounding land uses and 
public facilities, require a case-by-case review and analysis. These are identified as “conditional 
uses” in Article II of this title, Land Use Districts. The purpose of this chapter is to provide standards 
and procedures under which a conditional use may be permitted, enlarged or altered if the site is 
appropriate and if other appropriate conditions of approval can be met. (Ord. 6-2001 § 1) 
 
19.440.200  Approvals process. 
 

A.  Initial Application. An application for a new conditional use shall be processed as a Type III 
procedure. The application shall meet the submission requirements, and the approval 
criteria contained in this chapter. 

 
B.  Modification of Approved or Existing Conditional Use. Modifications to approved or existing 

conditional uses shall be processed in accordance with Chapter 19.415 FMC, Modifications 
to Approved Plans and Conditions of Approval. (Ord. 6-2009 § 4; Ord. 6-2001 § 1) 

 
COMMENT: 
 
The applicant requests a Conditional Use for the proposed Single-family attached townhomes and 
Two-family housing (duplex) in the TCC zone as a provisional request should the Planning 
Commission determine necessary since the project is proposed as a mixed use development which 
is assumed to permit residential uses by right.  
 
19.440.300  Application submission requirements. 
 
In addition to the submission requirements required elsewhere, an application for conditional use 
approval must include the information in subsections A through H of this section, as applicable. For a 
description of each item, please refer to site design review application submission requirements. 
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A.  Existing site conditions; 
 
B.  Site plan; 
 
C.  Preliminary grading plan; 
 
D.  A landscape plan; 
 
E.  Architectural drawings of all structures; 
 
F.  Drawings of all proposed signs; 
 
G.  A copy of all existing and proposed restrictions or covenants; 
 
H.  Narrative report or letter documenting compliance with all applicable approval criteria. (Ord. 

6-2001 § 1) 
 
COMMENT: 
 
All of the applicable items have been included with this application. 
 
19.440.400  Criteria, standards and conditions of approval. 
 
The city shall approve, approve with conditions, or deny an application for a conditional use or to 
enlarge or alter a conditional use based on findings of fact with respect to each of the following 
standards and criteria. 
 

A.  Use Criteria. 
 

1.  The site size, dimensions, location, topography and access are adequate for the needs of 
the proposed use, considering the proposed building mass, parking, traffic, noise, 
vibration, exhaust/emissions, light, glare, erosion, odor, dust, visibility, safety, and 
aesthetic considerations; 

 
COMMENT: 
 
As shown on the submitted plans, duplexes and townhomes are proposed within the development.  
The duplexes provide a medium density buffer between the existing low density housing to the west 
and the high-density townhomes adjacent to NE Fairview Parkway.  The design, size, housing mix and 
massing of the residential uses are appropriate for a pedestrian-friendly neighborhood.   

 
2.  The negative impacts of the proposed use on adjacent properties and on the public can 

be mitigated through application of other code standards, or other reasonable conditions 
of approval; and 

 
COMMENT: 
 
The proposal provides increased vehicular and pedestrian access to the existing neighborhood (ie – 
access to NE Fairview Parkway and the proposed commercial development).  Parking in the two 
commercial lots is sufficient for the anticipated retail/restaurant and other commercial uses 
proposed for the site without impacts on the neighborhood for lack of available parking.  Regarding 
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the residential portion of the development, parking in front of the proposed units (in addition to the 
parking space within the garages of each unit) provide more parking for the residents thereby 
reducing negative impacts from parking within the existing neighborhood.  The proposal to eliminate 
alleys in the Raze portion of the site reduces impacts from tree removal on Lots 1-3, 4 & 9 (Raze).  
Trees to be retained include large Douglas fir, maple and other deciduous trees.  There is no 
alternative alley design which will result in removal of less than 15 trees on these lots including a 16-
inch deciduous tree, two firs 26 & 31 inches, and several medium size maples and fir trees. 

 
3.  All required public facilities have adequate capacity to serve the proposal. 

 
COMMENT: 
 
All of the public facilities are adequately sized for this development. 
 

B.  Site Design Standards. The criteria for site design review approval (Chapter 19.420 FMC) 
shall be met. 

 
COMMENT: 
 
Subject to approval of the requested Class B variance for increased front setback for the 
preservation of existing trees resulting in the eliminating the alley on Lots 1-3, and Lots 4-9 (Raze), 
all applicable site design standards have been met. 

 
C.  Conditions of Approval. The city may impose conditions that are found necessary to ensure 

that the use is compatible with other uses in the vicinity, and that the negative impact of the 
proposed use on the surrounding uses and public facilities is minimized. These conditions 
include, but are not limited to, the following: 

 
1.  Limiting the hours, days, place and/or manner of operation; 
 
2.  Requiring site or architectural design features which minimize environmental impacts 

such as noise, vibration, exhaust/emissions, light, glare, erosion, odor and/or dust; 
 
3.  Requiring larger setback areas, lot area, and/or lot depth or width; 
 
4.  Limiting the building height, size or lot coverage, and/or location on the site; 
 
5.  Designating the size, number, location and/or design of vehicle access points or parking 

areas; 
 
6.  Requiring street right-of-way to be dedicated and street(s), sidewalks, curbs, planting 

strips, pathways, or trails to be improved; 
 
7.  Requiring landscaping, screening, drainage, water quality facilities, and/or improvement 

of parking and loading areas; 
 
8.  Limiting the number, size, location, height and/or lighting of signs; 
 
9.  Limiting or setting standards for the location, design, and/or intensity of outdoor lighting; 
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10.  Requiring berms, screening or landscaping and the establishment of standards for 
their installation and maintenance; 

 
11.  Requiring and designating the size, height, location and/or materials for fences; 
 
12.  Requiring the protection and preservation of existing trees, soils, vegetation, 

watercourses, habitat areas, drainage areas, historic resources, cultural resources, 
and/or sensitive lands; 

 
13.  Requiring the dedication of sufficient land to the public, and/or construction of 

pedestrian/bicycle pathways in accordance with the adopted plans. Dedication of land 
and construction shall conform to the provisions of Chapter 19.160 FMC. (Ord. 6-2001 
§ 1) 

 
COMMENT: 
 
The applicant is aware that conditions of approval for the above-listed items may be imposed on this 
development. 
 
19.440.500  Additional development standards for conditional use types. 
 

A.  Concurrent Variance Application(s). A conditional use permit shall not grant variances to 
regulations otherwise prescribed by the development code. Variance application(s) may be 
filed in conjunction with the conditional use application and both applications may be 
reviewed at the same hearing. 

 
B.  Additional Development Standards. Development standards for specific uses are contained 

in Article II of this title, Land Use Districts. (Ord. 6-2001 § 1) 
 
COMMENT: 
 
As noted, a concurrent Class B variance is requested. 
 
 
FMC 19.520 VARIANCES 
 
Sections: 
 
19.520.010    Purpose. 
 
19.520.020    Class A variances. 
 
19.520.030    Class B variances. 
 
19.520.040    Class C variances. 
 
19.520.050    Variance application and appeals. 
 
COMMENT: 
 
A Class B variance is requested. 
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19.520.010  Purpose. 
 
The purpose of this chapter is to provide flexibility to development standards, in recognition of the 
complexity and wide variation of site development opportunities and constraints. The variance 
procedures are intended to provide flexibility while ensuring that the purpose of each development 
standard is met. Because some variances are granted using “clear and objective standards,” they 
can be granted by means of a Type I procedure. Other variances, as identified below, require a Type 
II or III procedure because they involve discretionary decision-making. (Ord. 6-2001 § 1) 
19.520.030  Class B variances. 
 

A.  Class B Variances.  
 

Due to their discretionary nature, the following types of variances shall be reviewed using a 
Type II procedure, in accordance with Article IV of this title. 

 
COMMENT: 
 
This Class B variance is reviewed through a Type III Procedure as part of the site development 
application review. 
 

1.  Variance to Minimum Housing Density Standard (Article II). The city may approve a 
variance after finding that the minimum housing density provided in Article II of this title 
cannot be achieved due to physical constraints that limit the division of land or site 
development. “Physical constraint” means steep topography, sensitive lands (Article III) 
unusual parcel configuration, or a similar constraint. The variances approved shall be the 
minimum variance necessary to address the specific physical constraint on the 
development. 

 
2.  Variance to Vehicular Access and Circulation Standards (Article III). Where vehicular 

access and circulation cannot be reasonably designed to conform to code standards 
within a particular parcel, shared access with an adjoining property shall be considered. 
If shared access in conjunction with another parcel is not feasible, the city may grant a 
variance to the access requirements after finding the following: 

 
a.  There is not adequate physical space for shared access, or the owners of abutting 

properties do not agree to execute a joint access easement; 
 
b.  There are no other alternative access points on the street in question or from 

another street; 
 
c.  The access separation requirements cannot be met; 
 
d.  The request is the minimum adjustment required to provide adequate access; 
 
e.  The approved access or access approved with conditions will result in a safe access; 

and 
 
f.  The visual clearance requirements will be met. 
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3.  Variances to Street Tree Requirements (Article III). The city may approve, approve with 
conditions, or deny a request for a variance to the street tree requirements in Article III of 
this title, after finding the following: 

 
a.  Installation of the tree would interfere with existing utility lines; 
 
b.  The tree would cause visual clearance problems; or 
 
c.  There is not adequate space in which to plant a street tree; and 
 
d.  Replacement landscaping is provided elsewhere on the site (e.g., parking lot area 

trees). 
 

4.  Variance to Parking Standards. 
 

a.  The city may approve variances to the minimum or maximum standards for off-street 
parking upon finding the following: 

 
i.  The individual characteristics of the use at that location require more or less 

parking than is generally required for a use of this type and intensity; 
 
ii.  The need for additional parking cannot reasonably be met through provision of 

on-street parking or shared parking with adjacent or nearby uses; and 
 
iii.  All other parking design and building orientation standards are met. 

 
b.  The city may approve a reduction of required bicycle parking, if the applicant can 

demonstrate that the proposed use by its nature would be reasonably anticipated to 
generate a lesser need for bicycle parking. 

 
c.  The city may allow a reduction in the amount of vehicle stacking area required in for 

drive-through facilities if such a reduction is deemed appropriate after analysis of the 
size and location of the development, limited services available and other pertinent 
factors. 

 
B.  Variance to Maximum or Minimum Yard Setbacks to Reduce Tree Removal or Impacts to 

Wetlands. The city may grant a variance to the applicable setback requirements of this code 
for the purpose of preserving a tree or trees on the site of proposed development or avoiding 
wetland impacts. Modification shall not be more than is necessary for the preservation of 
trees on the site. 

 
COMMENT: 
 
This Class B variance is requested pursuant to subsection B above.  The purpose of the variance 
request is to increase front yard building setback of Lots 1-9 (Raze) to preserve trees on site (both in 
the rear yards of Lots 1-3 and the front yards of Lots 4 & 9).  The need for the variance is to preserve 
trees in these yards which would otherwise be removed for construction of alleys.  The requirement 
for maximum 10-ft. front yard setback with no parking in the front yard provides a hardship on the 
property owner and results in greater impacts on the neighborhood including excessive tree removal 
and reduced parking.  Construction of an alley on the north side of Lots 1-3 and in the center of Lots 
4-9 to provide access and parking in the rear of these lots results in the unnecessary removal of fir 

EXHIBIT B-1



Mixed Use Development                                       NE Fairview Parkway 
Page 73 of 73 

 

and deciduous trees while creating greater impacts on the residents and surrounding neighbors.  As 
noted, up to 15 additional trees would be removed including a 16-inch deciduous tree, two firs 26 & 
31 inches, and several medium size maples and fir trees.  Construction of the alleys on the north 
side of Lots 1-3 and the rear yards of Lots 4-9 (as well as south side of Lots 10-12) would result in 
significant impacts to existing trees but also greater parking impacts to the adjacent neighbors.  As 
stated throughout this report, neighbors stated that they would like to see trees retained where 
possible – particularly on the north side of the site where the large fir are located.  They also were 
very concerned about parking impacts and wanted assurances that there would be sufficient parking 
in the commercial areas as well as on the lots so residents and guests don’t park in their 
neighborhood.  This plan provides 2 parking spaces for every unit (one in the garage and one in the 
driveway) with approximately 66 parking spaces for the commercial uses.  Additional on-street 
parking is provided since both NE Caden Street and NE Kyle Court have 32-ft. paved width.  The 
proposed modification is not more than is necessary for a 20-ft. parking space between the sidewalk 
and garage door.  The porches on each Raze unit will have a 15-ft. front yard setback.  

 
C.  Variances to Transportation Improvement Requirements. The city may approve, approve with 

conditions, or deny a variance to the transportation improvement standards, based on the 
criteria for granting variances. When a variance request cannot be supported by the 
provisions of that chapter, then the request shall be reviewed as a Class C variance. (Ord. 6-
2001 § 1) 

 
19.520.050  Variance application and appeals. 
 
The variance application shall conform to the requirements for Type I, II, or III applications, as 
applicable. In addition, the applicant shall provide a narrative or letter explaining the reason for 
his/her request, alternatives considered, and why the subject standard cannot be met without the 
variance. Appeals to variance decisions shall be processed in accordance with the provisions of this 
code. (Ord. 6-2001 § 1) 
 
COMMENT: 
 
This Class B variance request is in conformance with the requirements of this section.  Findings are 
provided above. 
   
 
IV. SUMMARY AND CONCLUSIONS 
 
Based upon the findings of this report and the submitted graphics material, the applicant has 
demonstrated compliance with the requirements of the relevant sections of the City of Fairview 
Development Code for the requested Type III Site Design Review and Preliminary Subdivision Plat 
approval for a new horizontal mixed use development in the Town Center commercial zone 
consisting of 12,000 sq. ft. of commercial space along NE Halsey Street and NE Fairview Parkway, 
17 townhomes, and 12 duplexes.  The request also includes a Conditional Use Permit for residential 
uses, and a Class B Variance to setbacks for the purpose of tree preservation; therefore, the request 
should be approved. 
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10110 SW Nimbus Avenue, Suite B-5  Tel (503) 530-8076 
Portland, Oregon  97223  Cell (503) 575-5634 

June 12, 2017 
HGSI Project No. 17-2188 
 
 
Jim and Steve Raze 
Raze Investments LLC 
4020 NE 16th Avenue 
Fairview, Oregon  97024 
 
Copy: Chris Deslauriers / WDY Engineering 
 
Via e-mail with hard copies mailed on request 
 
 
Subject: GEOTECHNICAL ENGINEERING REPORT 
 20925 NE HALSEY STREET 

FAIRVIEW, OREGON 
 
This report presents the results of a geotechnical engineering study conducted by Hardman Geotechnical 
Services Inc. (HGSI) for the above-referenced project.  The purpose of this study was to evaluate subsurface 
conditions at the site and to provide geotechnical recommendations for site development.  This geotechnical 
study was performed in accordance with HGSI Proposal No. 17-988, dated March 23, 2017, and your 
subsequent authorization of our proposal and General Conditions for Geotechnical Services. 

SITE DESCRIPTION AND PROPOSED DEVELOPMENT 

The site consists of a rectangular shaped property located at 20925 NE Halsey Street in Fairview, Oregon 
(see Figure 1).  One existing single family residential structure and a detached garage occupy the site.  The 
site is flat to gently sloping with vegetation consisting of lawn, landscaping, and grove of trees. 
 
The proposed development includes erecting seven multi-family residential buildings.  Residential structures 
will be up to three stories in height.  Associated underground utilities and stormwater facilities are also 
planned.  A grading plan is not yet available.  We anticipate grading will consist of filling the basement 
below the existing structure planned for demolition and excavation and re-compaction of fill soils observed 
during our site investigation.  It is our understanding that significant grade changes are not planned. 

REGIONAL GEOLOGY AND SEISMIC SETTING 

The subject site lies within the Portland Basin, a broad structural depression situated between the Coast Range 
on the west and the Cascade Range on the east.  The Portland Basin is a northwest-southwest trending 
structural basin produced by broad regional downwarping of the area.  The Portland Basin is approximately 20 
miles wide and 45 miles long and is filled with consolidated and unconsolidated sedimentary rocks of late 
Miocene, Pliocene and Pleistocene age. 
 
The subject site is underlain by the Quaternary age (last 1.6 million years) Willamette Formation, a 
catastrophic flood deposit associated with repeated glacial outburst flooding of the Willamette Valley, the last 
of which occurred about 10,000 years ago (Madin, 1990).  Underlying the project site, these deposits consist of 
coarse-grained sediments, generally comprised of huge overlapping sheets of gravel that extend from the 
mouth of the Columbia River Gorge at Troutdale all the way to the Willamette River.  Boulders as large as 10 
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feet in diameter are scattered throughout the area, having been moved by the incredible force of the 
floodwaters while being rafted down in large chunks of glacial ice (Ma, et al., 2012). 
 
At least three major seismic source zones capable of generating damaging earthquakes are known to exist in 
the region.  These include the Portland Hills Fault Zone, Gales Creek-Newberg-Mt. Angel Structural Zone, and 
the Cascadia Subduction Zone.  These potential earthquake source zones are included in the determination of 
seismic design values for structures, as presented in the Seismic Design section. 

FIELD EXPLORATION 

Exploratory Test Pits 

The site-specific exploration for this study was conducted on April 21, 2017 and consisted of 7 test pits 
(designated TP-1 through TP-7) excavated to depths of approximately 4 to 8 feet below ground surface (bgs) 
at the approximate locations shown on Figure 2.  It should be noted that exploration locations were 
determined in the field by pacing or taping distances from apparent property corners and other site features 
shown on the plans provided.  As such, the locations of the explorations should be considered approximate. 
 
Explorations were conducted under the full-time observation of HGSI personnel.  Soil samples obtained from 
the borings were classified in the field and representative portions were placed in relatively air-tight plastic 
bags.  These soil samples were then returned to the laboratory for further examination.  Pertinent information 
including soil sample depths, stratigraphy, soil engineering characteristics, and groundwater occurrence was 
recorded.  Soils were classified in general accordance with the Unified Soil Classification System. Rock 
hardness was generally classified in accordance with Table 1, modified from the ODOT Rock Hardness 
Classification Chart (following page). 
 
Summary test pit logs are attached to this report.  The stratigraphic contacts shown on the individual 
borehole logs represent the approximate boundaries between soil types.  The actual transitions may be more 
gradual.  The soil and groundwater conditions depicted are only for the specific dates and locations reported, 
and therefore, are not necessarily representative of other locations and times. 

Infiltration Testing 

On April 21, 2017, HGSI performed falling head infiltration tests using the open pit method in Test Pits TP-2 
and TP-5.  Soils were pre-saturated for several hours prior to testing.  Following the soil saturation, 
infiltration tests were conducted.  The water level was measured to the nearest 0.1 inch from a fixed point.  
The change in water level was recorded at regular intervals.  Table 1 presents the results of the falling head 
infiltration tests. 
 

Table 1.  Summary of Infiltration Test Results 

Test Pit Depth  
(feet) Soil Type Infiltration 

Rate (in/hr) 

Hydraulic Head 
Range during 

Testing (inches) 

TP-2 3 Sandy Silt 6.9 31 - 23 

TP-5 6  Sandy Silt, gravel, rock 1.4* N/A 

*Test result unreliable; impacted by siltation at bottom of pit, and the presence of large boulder. 
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DCP Testing 

On May 10, 2017, HGSI conducted Dynamic Cone Penetrometer (DCP) tests to determine the strength 
parameters of the in-situ soil for support of pavement.  Tests were performed at the approximate locations 
shown on Figure 2.  Test equipment and methodology were in general accordance with ASTM Test Method 
D6951/D6951M – 09, Standard Test Method for Use of the Dynamic Cone Penetrometer in Shallow 
Pavement Applications.  Correlated California Bearing Ratio (CBR) values at the test locations are 
summarized on Table 2, for the depth intervals indicated.  Correlated CBR values were determined using 
ASTM D6951/D6951M - 09. 

 
Table 2.  DCP Field Test Results and Correlated CBR Values 

 

Test 
Designation Material Tested 

Depth 
Interval 

(feet) 

Average 
Penetration 

Per Blow 
(mm) 

Correlated 
CBR 

DCP-1 Sandy Silt 0.3 – 3.6 26 4 
DCP-2 Sandy Silt 0.3 – 3.7 30 3.5 

SUBSURFACE CONDITIONS 

The following discussion is a summary of subsurface conditions encountered in our explorations.  For more 
detailed information regarding subsurface conditions at specific exploration locations, refer to the attached 
exploration logs.  Also, please note that subsurface conditions can vary between exploration locations, as 
discussed in the Uncertainty and Limitations section below. 

Soil 

On-site soils are anticipated to consist of topsoil, and native soil as described below.    
 

Topsoil – Topsoil was encountered in all test pits and extended to an average depth of 18 inches.  
These soils generally consisted of dark brown, organic silt (OL). 
 
Sandy Silt – Underlying the top soil, test pits encountered stiff, fine sandy silt.  Throughout this silt 
large cobbles and boulders were encountered.  These soils extended to roughly 6 feet bgs.  All of the 
test pits except TP-2 were terminated due to refusal on boulders within this unit, at depths of 4 to 6 
feet bgs. 
 
Silty Gravel and Sand – Beneath the sandy silt unit, test pit TP-2 encountered loose to medium 
dense silty gravel and sand.  Throughout this unit, large cobbles and boulders were encountered.  
These soils extended to the maximum depth of exploration in TP-2 at 8 feet bgs, at which depth the 
machinery used for the exploration could excavate no further (refusal). 

Groundwater 

During the field exploration, minor groundwater seepage was encountered in test pit TP-2 at a depth of 8 feet 
bgs.  Regional geologic mapping (Snyder, 2008) indicates that static groundwater is present at a depth of 
about 30 to 40 feet below the existing ground surface at the site.  Perched groundwater conditions often occur 
over fine-grained native deposits such as those beneath the site, particularly during the wet season.  It is 
anticipated that groundwater conditions will vary depending on the season, local subsurface conditions, 
changes in site utilization, and other factors.  The groundwater conditions reported above are for the specific 
date and locations indicated, and therefore may not necessarily be indicative of other times and/or locations. 
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CONCLUSIONS AND RECOMMENDATIONS 

Results of this study indicate that the proposed development is geotechnically feasible, provided that the 
recommendations of this report are incorporated into the design and construction phases of the project.  
Recommendations are presented below regarding site preparation and undocumented fill removal, 
engineered fill, wet weather earthwork, spread footing foundations, below grade structural retaining walls, 
concrete slabs on grade, perimeter footing drains, seismic design, stormwater infiltration systems, excavating 
conditions and utility trench backfill, typical pavement sections, and erosion control considerations. 

Site Preparation and Undocumented Fill Removal 

The areas of the site to be graded should first be cleared of vegetation and any loose debris; and debris from 
clearing should be removed from the site.  Organic-rich topsoil should then be removed to competent native 
soils.  We anticipate that the average depth of topsoil stripping will be 10 inches over most of the site.  The 
final depth of stripping removal may vary depending on local subsurface conditions and the contractor’s 
methods, and should be determined on the basis of site observations after the initial stripping has been 
performed.  Stripped organic soil should be stockpiled only in designated areas or removed from the site and 
stripping operations should be observed and documented by HGSI.  Existing subsurface structures (tile 
drains, old utility lines, septic leach fields, etc.) beneath areas of proposed structures and pavement should be 
removed and the excavations backfilled with engineered fill. 
 
Undocumented fill was not observed in any of the test pits, however there is potential for old fills to be 
present on site in areas beyond our explorations.  Where encountered beneath proposed structures, 
pavements, or other settlement-sensitive improvements, undocumented fill should be removed down to firm 
inorganic native soils and the removal area backfilled with engineered fill (see below).  HGSI should observe 
removal excavations (if any) prior to fill placement to verify that overexcavations are adequate and an 
appropriate bearing stratum is exposed. 
 
In construction areas, once stripping has been verified, the area should be ripped or tilled to a depth of 12 
inches, moisture conditioned, and compacted in-place prior to the placement of engineered fill.  Exposed 
subgrade soils should be evaluated by HGSI.  For large areas, this evaluation is normally performed by 
proof-rolling the exposed subgrade with a fully loaded scraper or dump truck.  For smaller areas where 
access is restricted, the subgrade should be evaluated by probing the soil with a steel probe.  Soft/loose soils 
identified during subgrade preparation should be compacted to a firm and unyielding condition or over-
excavated and replaced with engineered fill, as described below.  The depth of overexcavation, if required, 
should be evaluated by HGSI at the time of construction. 

Engineered Fill 

In general, we anticipate that on-site soils will be suitable for use as engineered fill in dry weather conditions, 
provided they are relatively free of organics and are properly moisture conditioned for compaction.  Imported 
fill material must be approved by the geotechnical engineer prior to being imported to the site.  Oversize 
material greater than 6 inches in size should not be used within 3 feet of foundation footings, and material 
greater than 12 inches in diameter should not be used in engineered fill. 
 
Engineered fill should be compacted in horizontal lifts not exceeding 8 inches using standard compaction 
equipment.  We recommend that engineered fill be compacted to at least 90 percent of the maximum dry 
density determined by ASTM D1557 (Modified Proctor) or equivalent.  On-site soils may be wet or dry of 
optimum; therefore, we anticipate that moisture conditioning of native soil will be necessary for compaction 
operations. 
 

EXHIBIT C-14



June 12, 2017 
HGSI Project No. 17-2188 

17-2188 Fairview Apartments GR 5 HARDMAN GEOTECHNICAL SERVICES INC. 

Proper test frequency and earthwork documentation usually requires daily observation and testing during 
stripping, rough grading, and placement of engineered fill.  Field density testing should conform to ASTM 
D2922 and D3017, or D1556.  Engineered fill should be periodically observed and tested by the project 
geotechnical engineer or his representative.  Typically, one density test is performed for at least every 2 
vertical feet of fill placed or every 500 yd3, whichever requires more testing.   

Wet Weather Earthwork 

The on-site soils are moisture sensitive and may be difficult to handle or traverse with construction 
equipment during periods of wet weather.  Earthwork is typically most economical when performed under 
dry weather conditions.  Earthwork performed during the wet-weather season will probably require 
expensive measures such as cement treatment or imported granular material to compact fill to the 
recommended engineering specifications.  If earthwork is to be performed or fill is to be placed in wet 
weather or under wet conditions when soil moisture content is difficult to control, the following 
recommendations should be incorporated into the contract specifications. 
 

• Earthwork should be performed in small areas to minimize exposure to wet weather.  Excavation or 
the removal of unsuitable soils should be followed promptly by the placement and compaction of 
clean engineered fill.  The size and type of construction equipment used may have to be limited to 
prevent soil disturbance.  Under some circumstances, it may be necessary to excavate soils with a 
backhoe to minimize subgrade disturbance caused by equipment traffic; 

• The ground surface within the construction area should be graded to promote run-off of surface 
water and to prevent the ponding of water; 

• Material used as engineered fill should consist of clean, granular soil containing less than about 7 
percent fines.  The fines should be non-plastic.  Alternatively, cement treatment of on-site soils may 
be performed to facilitate wet weather placement; 

• The ground surface within the construction area should be sealed by a smooth drum vibratory roller, 
or equivalent, and under no circumstances should be left uncompacted and exposed to moisture.  
Soils which become too wet for compaction should be removed and replaced with clean granular 
materials; 

• Excavation and placement of fill should be observed by the geotechnical engineer to verify that all 
unsuitable materials are removed and suitable compaction and site drainage is achieved; and 

• Bales of straw and/or geotextile silt fences should be strategically located to control erosion. 

If cement or lime treatment is used to facilitate wet weather construction, HGSI should be contacted to 
provide additional recommendations and field monitoring. 

Spread Footing Foundations 

Shallow, conventional isolated or continuous spread footings may be used to support the proposed structures, 
provided they are founded on competent native soils, or compacted engineered fill placed directly upon the 
competent native soils.  We recommend a maximum allowable bearing pressure of 2,500 pounds per square 
foot (psf) for designing spread footings bearing on undisturbed native soils or engineered fill.  The 
recommended maximum allowable bearing pressure may be increased by a factor of 1.33 for short term 
transient conditions such as wind and seismic loading.  All footings should be founded at least 18 inches 
below the lowest adjacent finished grade.  Minimum footing widths should be determined by the project 
engineer/architect in accordance with applicable design codes. 
 
Assuming construction is accomplished as recommended herein, and for the foundation loads anticipated, we 
estimate total settlement of spread foundations of less than about 1 inch and differential settlement between 
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two adjacent load-bearing components supported on competent soil of less than about ½ inch.  We anticipate 
that the majority of the estimated settlement will occur during construction, as loads are applied. 
 
Wind, earthquakes, and unbalanced earth loads will subject the proposed structure to lateral forces.  Lateral 
forces on a structure will be resisted by a combination of sliding resistance of its base or footing on the 
underlying soil and passive earth pressure against the buried portions of the structure.  For use in design, a 
coefficient of friction of 0.45 may be assumed along the interface between the base of the footing and 
subgrade soils.  Passive earth pressure for buried portions of structures may be calculated using an equivalent 
fluid weight of 390 pounds per cubic foot (pcf), assuming footings are cast against dense, natural soils or 
engineered fill.  The recommended coefficient of friction and passive earth pressure values do not include a 
safety factor.  The upper 12 inches of soil should be neglected in passive pressure computations unless it is 
protected by pavement or slabs on grade. 
 
Footing excavations should be trimmed neat and the bottom of the excavation should be carefully prepared.  
Loose, wet or otherwise softened soil should be removed from the footing excavation prior to placing 
reinforcing steel bars.  HGSI should observe foundation excavations to verify that adequate bearing soils 
have been reached.  Due to the high moisture sensitivity of on-site soils, construction during wet weather 
may require overexcavation of footings and backfill with compacted, crushed aggregate. 

Below-Grade Structural Retaining Walls 

Lateral earth pressures against below-grade retaining walls will depend upon the inclination of any adjacent 
slopes, type of backfill, degree of wall restraint, method of backfill placement, degree of backfill compaction, 
drainage provisions, and magnitude and location of any adjacent surcharge loads.  At-rest soil pressure is 
exerted on a retaining wall when it is restrained against rotation.  In contrast, active soil pressure will be 
exerted on a wall if its top is allowed to rotate or yield a distance of roughly 0.001 times its height or greater. 
If the subject retaining walls will be free to rotate at the top, they should be designed for an active earth 
pressure equivalent to that generated by a fluid weighing 35 pcf for level backfill against the wall.  For 
restrained walls, an at-reset equivalent fluid pressure of 54 pcf should be used in design, again assuming 
level backfill against the wall.  These values assume that the recommended drainage provisions are 
incorporated, and hydrostatic pressures are not allowed to develop against the wall. 
 
During a seismic event, lateral earth pressures acting on below-grade structural walls will increase by an 
incremental amount that corresponds to the earthquake loading.  Based on the Mononobe-Okabe equation 
and peak horizontal accelerations appropriate for the site location, seismic loading should be modeled using 
the active or at-rest earth pressures recommended above, plus an incremental rectangular-shaped seismic 
load of magnitude 6H, where H is the total height of the wall.   
 
We assume relatively level ground surface below the base of the walls.  As such, we recommend passive 
earth pressure of 390 pcf for use in design, assuming wall footings are cast against competent native soils or 
engineered fill.  If the ground surface slopes down and away from the base of any of the walls, a lower 
passive earth pressure should be used and HGSI should be contacted for additional recommendations.   
 
A coefficient of friction of 0.5 may be assumed along the interface between the base of the wall footing and 
subgrade soils.  The recommended coefficient of friction and passive earth pressure values do not include a 
safety factor, and an appropriate safety factor should be included in design.  The upper 12 inches of soil 
should be neglected in passive pressure computations unless it is protected by pavement or slabs on grade. 
 
The above recommendations for lateral earth pressures assume that the backfill behind the subsurface walls 
will consist of properly compacted structural fill, and no adjacent surcharge loading.  If the walls will be 
subjected to the influence of surcharge loading within a horizontal distance equal to or less than the height of 
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the wall, the walls should be designed for the additional horizontal pressure.  For uniform surcharge 
pressures, a uniformly distributed lateral pressure of 0.3 times the surcharge pressure should be added.   
 
The recommended equivalent fluid densities assume a free-draining condition behind the walls so that 
hydrostatic pressures do not build up.  This can be accomplished by placing a 12- to 18-inch wide zone of 
crushed drain rock containing less than 5 percent fines against the walls.  A 3-inch minimum diameter 
perforated, plastic drain pipe should be installed at the base of the walls and connected to a sump to remove 
water from the crushed drain rock zone.  The drain pipe should be wrapped in filter fabric (Mirafi 140N or 
other as approved by the geotechnical engineer) to minimize clogging.  The above drainage measures are 
intended to remove water from behind the wall to prevent hydrostatic pressures from building up.  Additional 
drainage measures may be specified by the project architect or structural engineer, for damp-proofing or 
other reasons.   
 
HGSI should be contacted during construction to verify subgrade strength in wall keyway excavations, to 
verify that backslope soils are in accordance with our assumptions, and to take density tests on the wall 
backfill materials. 

Concrete Slabs-on-Grade 

Preparation of areas beneath concrete slab-on-grade floors should be performed as recommended in the Site 
Preparation section.  Care should be taken during excavation for foundations and floor slabs, to avoid 
disturbing subgrade soils.  If subgrade soils have been adversely impacted by wet weather or otherwise 
disturbed, the surficial soils should be scarified to a minimum depth of 8 inches, moisture conditioned to 
within about 3 percent of optimum moisture content, and compacted to engineered fill specifications.  
Alternatively, disturbed soils may be removed and the removal zone backfilled with additional crushed rock.  
For evaluation of the concrete slab-on-grade floors using the beam on elastic foundation method, a modulus 
of subgrade reaction of 200 kcf (115 pci) should be assumed for the soils anticipated at subgrade depth.  This 
value assumes the concrete slab system is designed and constructed as recommended herein, with a 
minimum thickness of crushed rock of 8 inches beneath the slab. 
 
Interior slab-on-grade floors should be provided with an adequate moisture break.  The capillary break 
material should consist of ODOT open graded aggregate per ODOT Standard Specifications 02630-2.  The 
minimum recommended thickness of capillary break materials on re-compacted soil subgrade is 8 inches.  
The total thickness of crushed aggregate will be dependent on the subgrade conditions at the time of 
construction, and should be verified visually by proof-rolling.  Under-slab aggregate should be compacted to 
at least 90% of its maximum dry density as determined by ASTM D1557 or equivalent.   
 
In areas where moisture will be detrimental to floor coverings or equipment inside the proposed structure, 
appropriate vapor barrier and damp-proofing measures should be implemented.  A commonly applied vapor 
barrier system consists of a 10-mil polyethylene vapor barrier placed directly over the capillary break 
material.  With this type of system, an approximately 2-inch thick layer of sand is often placed over the vapor 
barrier to protect it from damage, to aid in curing of the concrete, and also to help prevent cement from 
bleeding down into the underlying capillary break materials.  Other damp/vapor barrier systems may also be 
feasible.  Appropriate design professionals should be consulted regarding vapor barrier and damp proofing 
systems, ventilation, building material selection and mold prevention issues, which are outside HGSI’s area 
of expertise. 

Perimeter Footing Drains 

Due to the potential for perched surface water above fine grained deposits and engineered fill such as those 
encountered at the site, we recommend the outside edge of perimeter footings be provided with a drainage 
system consisting of 3-inch minimum diameter perforated PVC pipe embedded in a minimum of 1 ft3 per 

EXHIBIT C-14



June 12, 2017 
HGSI Project No. 17-2188 

17-2188 Fairview Apartments GR 8 HARDMAN GEOTECHNICAL SERVICES INC. 

lineal foot of clean, free-draining sand and gravel or 1”- ¼” drain rock.  The drain pipe and surrounding drain 
rock should be wrapped in non-woven geotextile (Mirafi 140N, or approved equivalent) to minimize the 
potential for clogging and/or ground loss due to piping.  Water collected from the footing drains should be 
directed into the local storm drain system or other suitable outlet.  A minimum 0.5 percent fall should be 
maintained throughout the drain and non-perforated pipe outlet.  The footing drains should include clean-outs 
to allow periodic maintenance and inspection.   
 
Down spouts and roof drains should collect roof water in a system separate from the footing drains in order 
to reduce the potential for clogging.  Roof drain water should be directed to an appropriate discharge point 
well away from structural foundations.  Grades should be sloped downward and away from buildings to 
reduce the potential for ponded water near structures. 

Seismic Design 

Structures should be designed to resist earthquake loading in accordance with the methodology described in 
the 2012 International Building Code (IBC) with applicable 2014 Oregon Structural Specialty Code (OSSC) 
revisions.  We recommend Site Class D be used for design per the OSSC, which references ASCE 7-10, 
Chapter 20, Table 20.3-1.  Design values determined for the site using the USGS (United States Geological 
Survey) Earthquake Ground Motion Parameters utility are summarized on Table 3. 
 

Table 3.  Recommended Earthquake Ground Motion Parameters (2012 IBC / 2014 OSSC) 
 

Parameter Value 

Location (Lat, Long), degrees 45.5336, -122.4474 
Mapped Spectral Acceleration Values  

(MCE, Site Class B): 
     Short Period, Ss 0.975 g 
     1.0 Sec Period, S1 0.398 g 

Soil Factors for Site Class D: 
     Fa 1.110 
     Fv 1.604 
SDs = 2/3 x Fa x Ss 0.721 g 
SD1 = 2/3 x Fv x S1 0.426 g 

 
Soil liquefaction is a phenomenon wherein saturated soil deposits temporarily lose strength and behave as a 
liquid in response to earthquake shaking.  Soil liquefaction is generally limited to loose, granular soils 
located below the water table.  Following development, on-site soils will consist predominantly of 
engineered fill, stiff silt, and medium dense to dense fine sand above the water table, which are not 
considered susceptible to liquefaction.  Therefore, it is our opinion that special design or construction 
measures are not required to mitigate the effects of liquefaction. 

Stormwater Infiltration Systems 

Based on results of the infiltration testing, near-surface soils on site exhibit low to moderate infiltration rates 
at the depths tested, as summarized on Table 1.  In our opinion infiltration systems founded at depths below 
about 6 feet may be designed using the ultimate infiltration rate of 6.9 inches/hour.  In our opinion the site is 
suitable for use of Storm Tech type storm chambers, or dry well facilities.  Shallow facilities such as swales, 
planter boxes and pervious pavements would also be considered feasible from the geotechnical perspective.  
We recommend the system designer select an appropriate infiltration rate based on the depth and location of 
proposed facilities.  HGSI should review subsurface conditions at the time the infiltration systems are 
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installed to verify the soils are as anticipated.  The infiltration rates do not incorporate a factor of safety.  For 
the design infiltration rate, the system designer should incorporate an appropriate factor of safety against 
slowing of the rate over time due to biological and sediment clogging. 
 
Infiltration test methods and procedures attempt to simulate the as-built conditions of the planned disposal 
system.  However, due to natural variations in soil properties, actual infiltration rates may vary from the 
measured and/or recommended design rates.  All systems should be constructed such that potential overflow 
is discharged in a controlled manner away from structures, and all systems should include an adequate factor 
of safety.  Infiltration rates presented in this report should not be applied to inappropriate or complex 
hydrological models such as a closed basin without extensive further studies.   

Excavating Conditions and Utility Trench Backfill 

We anticipate that on-site soils can be excavated to depths of at least 10 feet using conventional heavy 
equipment such as trackhoes.  Weathered basalt bedrock was not encountered in any of the explorations. 
 
Maintenance of safe working conditions, including temporary excavation stability, is the responsibility of the 
contractor.  Actual slope inclinations at the time of construction should be determined based on safety 
requirements and actual soil and groundwater conditions.  All temporary cuts in excess of 4 feet in height 
should be sloped in accordance with U.S. Occupational Safety and Health Administration (OSHA) 
regulations (29 CFR Part 1926), or be shored.  The existing native soils classify as Type B Soil and 
temporary excavation side slope inclinations as steep as 1H:1V may be assumed for planning purposes.  This 
cut slope inclination is applicable to excavations above the water table only.  Flatter temporary excavation 
slopes will be needed if groundwater is present, or if significant thicknesses of sandy soils are present in 
excavation sidewalls. 
 
Perched groundwater conditions often occur over fine-grained native deposits such as those beneath the site, 
particularly during the wet season.  If encountered, the contractor should be prepared to implement an 
appropriate dewatering system for installation of the utilities.  At this time, we anticipate that dewatering 
systems consisting of ditches, sumps and pumps would be adequate for control of groundwater where 
encountered during construction conducted during the dry season.  Regardless of the dewatering system 
used, it should be installed and operated such that in-place soils are prevented from being removed along 
with the groundwater. 
 
Vibrations created by traffic and construction equipment may cause some caving and raveling of excavation 
walls.  In such an event, lateral support for the excavation walls should be provided by the contractor to 
prevent loss of ground support and possible distress to existing or previously constructed structural 
improvements. 
 
Utility trench backfill should consist of ¾”-0 crushed rock, compacted to at least 90% of the maximum dry 
density obtained by Modified Proctor (ASTM D1557) or equivalent.  Initial backfill lift thick nesses for a 
¾”-0 crushed aggregate base may need to be as great as 4 feet to reduce the risk of flattening underlying 
flexible pipe.   Subsequent lift thickness should not exceed 1 foot.  If imported granular fill material is used, 
then the lifts for large vibrating plate-compaction equipment (e.g. hoe compactor attachments) may be up to 
2 feet, provided that proper compaction is being achieved and each lift is tested.  Use of large vibrating 
compaction equipment should be carefully monitored near existing structures and improvements due to the 
potential for vibration-induced damage.   
 
Adequate density testing should be performed during construction to verify that the recommended relative 
compaction is achieved.  Typically, one density test is taken for every 4 vertical feet of backfill on each 200-
lineal-foot section of trench. 
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Pavement Sections 
 
For local residential street improvements and on-site driveways, we recommended the following minimum 
pavement section for dry weather construction conditions.   
 

Table 4.  Recommended Minimum Dry Weather Pavement Sections 
 

Material Layer Minimum Thickness (inches) 
Streets Compaction Standard 

Asphaltic Concrete (AC) 3 
92% of Rice Density (top lift) 

91% of Rice Density (lower lifts) 
AASHTO T-209 

Crushed Aggregate Base 
¾”-0 (leveling course) 2 95% of Modified Proctor 

ASTM D1557 
Crushed Aggregate Base 

1½”-0 8 95% of Modified Proctor 
ASTM D1557 

Recommended Subgrade 12 95% of Standard Proctor 
or approved native 

  
In new pavement areas, the native soil subgrade should be ripped or tilled to a minimum depth of 12 inches, 
moisture conditioned, and recompacted in-place to at least 95 percent of ASTM D698 (Standard Proctor) or 
equivalent.  In order to verify subgrade strength, we recommend proof-rolling directly on subgrade with a 
loaded dump truck during dry weather and on top of base course in wet weather.  Soft areas that pump, rut, 
or weave should be stabilized prior to paving.   
 
If pavement areas are to be constructed during wet weather, HGSI should review subgrade at the time of 
construction so that condition specific recommendations can be provided.  Wet weather pavement 
construction is likely to require soil amendment or geotextile fabric and an increase in base course thickness.  
For planning purposes an overexcavation and increased base rock thickness of 6 inches, with geotextile 
fabric (Mirafi 500x or better), may be assumed.  This overexcavation thickness is subject to field verification 
during construction based on actual soil moisture and weather conditions at the time.  Where the 
overexcavation and increased base rock thickness method of providing a wet weather pavement section is 
used, the requirement for proof-rolling the subgrade soils should be waived.   
 
During placement of pavement section materials, density testing should be performed to verify compliance 
with project specifications.  Generally, one subgrade, one base course, and one AC density test is performed 
for every 100 to 200 linear feet of paving 

Erosion Control Considerations 

Based on our subsurface exploration we did not encounter soils considered particularly susceptible to 
erosion.  Erosion during construction can be minimized by implementing the project erosion control plan, 
which should include judicious use of bio-bags, silt fences, or other appropriate technology.  Where used, 
erosion control devices should be in place and remain in place throughout site preparation and construction. 
 
Erosion and sedimentation of exposed soils can also be minimized by quickly re-vegetating exposed areas of 
soil, and by staging construction such that large areas of the project site are not denuded and exposed at the 
same time.  Areas of exposed soil requiring immediate and/or temporary protection against exposure should 
be covered with either mulch or erosion control netting/blankets.  Areas of exposed soil requiring permanent 
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1
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3.0

Stiff, Silt, dark brown, moist to slightly moist, many roots throughout (top soil)

Very stiff, fine sandy Silt, brown with orange and gray mottling, slightly moist,
large rocks throughout

Test pit met refusal at 5 feet on large boulders
No groundwater or seepage encountered

EXHIBIT C-14



Material Description

D
e

p
th

(f
t)

M
o

is
tu

re
C

o
n

te
n

t
(%

)

P
o

c
k
e

t
P

e
n

e
tr

o
m

e
te

r
(t

o
n

s
/f

t2
)

LOG OF BACKHOE / EXCAVATOR TEST PIT

Test Pit No. TP-

1

2

3

4

5

6

7

8

9

10

11

13

14

15

16

17

12

Project No. 17-2188
Project: 20925 NE Halsey Street

Fairview, Oregon

Date Excavated: 4-21-17

Logged By: IDM

LEGEND

Water Level at
Time of Excavation

S-1

Soil Sample Depth
Interval and Designation

S
a

m
p

le
In

te
rv

a
l

G
ro

u
n

d
w

a
te

r

S
a

m
p

le
D

e
s
ig

n
a

ti
o

n

10110 SW Nimbus Avenue, Suite B-5
Portland, Oregon 97223

(503) 530-8076

1.5
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2
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Stiff, Silt, dark brown, moist to slightly moist, many roots throughout (top soil)

Very stiff, fine sandy Silt, brown with orange and gray mottling, slightly moist,
large rocks throughout

Test pit met refusal at 8 feet on large boulders
Seepage encountered at 8 feet

Loose, Sand and Gravel, brown and gray, moist to very moist
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1.25

3.0

3
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1.25

Stiff, Silt, dark brown, moist to slightly moist, many roots throughout (top soil)

Stiff to very stiff, fine sandy Silt, brown with orange and gray mottling, slightly
moist, large rocks throughout

Test pit met refusal at 4.5 feet on large boulders
No groundwater or seepage encountered
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Stiff, Silt, dark brown, moist to slightly moist, many roots throughout (top soil)

Very stiff, fine sandy Silt, brown with orange and gray mottling, slightly moist,
large rocks throughout

Test pit met refusal at 5 feet on large boulders
No groundwater or seepage encountered
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5

Stiff, Silt, dark brown, moist to slightly moist, many roots throughout (top soil)

Stiff, fine sandy Silt, brown with orange and gray mottling, slightly moist, large
rocks throughout

Test pit met refusal at 6 feet on large boulders
No groundwater or seepage encountered
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6

Stiff, Silt, dark brown, moist to slightly moist, many roots throughout (top soil)

Stiff, fine sandy Silt, brown with orange and gray mottling, slightly moist, large
rocks throughout

Test pit met refusal at 4 feet on large boulders
No groundwater or seepage encountered
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7

Stiff, Silt, dark brown, moist to slightly moist, many roots throughout (top soil)

Stiff, fine sandy Silt, brown with orange and gray mottling, slightly moist, large
rocks throughout

Test pit met refusal at 4 feet on large boulders
No groundwater or seepage encountered

EXHIBIT C-14



EXHIBIT C-15



EXHIBIT C-15



EXHIBIT C-15



EXHIBIT C-15



EXHIBIT C-15



EXHIBIT C-15



EXHIBIT C-15



EXHIBIT C-15



EXHIBIT C-15



EXHIBIT C-15



EXHIBIT C-15



EXHIBIT C-15



EXHIBIT C-15



EXHIBIT C-15



EXHIBIT C-15



EXHIBIT C-15



EXHIBIT C-15



EXHIBIT C-15



* *

*

*

!

!

5 5

5

5
5

5
5

5

5

5

5

5

5

5

55

5

5

5
5

5

5
5

55

5

5
5

5 55

5

5

5

5

5

5

5

5
5

5

5

OL D O.W .P. CO.
R/W

N .E. HAL S EY
S T.

(BARR RD.)
RD. (688) 1212

32
4.2
9'

10
0'

40
'

40
'

E.C.

215+29.13

N 85'°41'E

N 85'°39'E
165.37'

80'

N0
'°1
1'E
   6
94
.02
'

S 0
'°1
1'W
   7
07
.37
'

S EE DRG. A5/4A

0.37 AC.

S 89'°40'E N 89'°43'W    164.75' 110.56'M/L
72.00'

195.73'
133'

N2
'°0
4'4
5"E
  1
22
.02
'

12
2.3
8'

N2
'°0
4'4
5"E
 20
1.2
4'

73.63'

16.27'

N 75'°41'47"W

N 89'°43'40"W
N W  COR.
98-249-394

N W  COR.

 AC.

1.30 AC.

0.97 AC.

10
0'

68
5'M
/L

111'
P.O.T.

222+49.40 40
'

40
'

E/L
 O
S B
U R
N  
PA
RK
 T R
AC
T

200

800

1000

1400

1900 2000

IN  S T REET
92-2495-777

(80')

CO. OR. 10-17-29

0.19
AC.

205.83

11
.63
'

IN  S T REET
92-2627-1011

‚COR.
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STORM DRAINAGE REPORT  

 
Fairview Townhomes & Commercial Site 

Tax Map 1N3E28CD 
Tax Lots 1900 & 2000 

 
Introduction 
 
The proposed improvements are located at the northwest corner of the NE Fairview Parkway and NE 
Halsey Street intersection in Fairview approximately 0.3-mile south of the NE Fairview Parkway and I-84 
interchange. Refer to Appendix A for a vicinity map. 
 
This Storm Drainage Report reviews the existing site conditions, estimates the peak runoff from the site 
under existing conditions, describes the proposed new development and storm drainage system, and 
analyzes the downstream conditions to which this new system will discharge. Calculations supporting the 
proposed stormwater design are included. 
 
Existing Conditions 
 
The subject property currently consists of 180,929 sf (4.15 ac) of previously developed land on two tax 
lots. A house and garage are located at the front portion of tax lot 1900, served by a gravel and asphalt 
drive which accesses NE Halsey St at the south end of the lot. The front portions of lots 1900 and 2000 
are landscaped with lawn and trees. A fir grove is located in the central portion of the lots and the 
northern portion is forested with a mix of deciduous and coniferous trees with underbrush.  
 
The lots gradually slope from the north and from the south toward the center of the lot at an approximate 
2% grade. Stormwater from the site then flows onto the adjacent streets to the west of the property, NE 
Caden Street and NE Kyle Court.  
 
These streets are within the Raze Meadows subdivision. Stormwater within this subdivision is collected 
into a 60” underground retention pipe located beneath NE Caden Street at the north end of the 
subdivision. The retention pipe drains to an existing wooded wetland area directly north of the 
subdivision. This wetland eventually drains into Fairview Lake located approximately 1-mile north of the 
subject property. Existing conditions are outlined in the table below. Refer to Appendix A for the existing 
conditions plan and proposed site plan.  
 

Existing Conditions 
 Impervious 

Areas 
Pervious Areas Total Area 

Impervious Areas    
Buildings 2,330 0  

Asphalt/Gravel Driveways 2,870 0  
Sidewalks 320 0  

Pervious Areas    
Landscaping (Lawn & 

Trees) 
0 37,700  

Woodland w/Underbrush 0 1,291  
Total Area 5,520 175,409 180,929 
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The United States Department of Agriculture Soil Conservation Service Soil Survey of Multnomah 
County, Oregon classifies the existing soils as Quatama loam and Urban land-Quatama complex. These 
soil types are further classified as being in hydrologic group C. Refer to Appendix B for soil classification 
information. 
 
Proposed Conditions, Design Methodology, and Calculations 
 
On-site improvements consist of 17 townhomes and 24 attached homes with a commercial site and 
parking lots at the south end of the development. Right-of-way dedication along NE Halsey Street will 
reduce the total site area by 1,386 sf (0.3 ac) for a total site area of 179,543 sf (4.12 ac). An interior 
north/south street runs through the improvement accessing NE Halsey Street to the south with three 
east/west crossing streets. The central east/west street accesses NE Fairview Parkway at the east end 
of the development. Landscaping will be interspersed through the site. 
 
Stormwater management will be implemented to ensure the site meets pollution reduction and flow 
control requirements outlined in the 2016 City of Portland Stormwater Management Manual, hereafter 
referred to as the “current standards”. Infiltration tests for the site resulted in a rate of less than 2-inches 
per hour. In order to provide water quality treatment using the City of Portland’s Performance Approach, 
Contech Stormfilter Manholes will be used, one per Water Quality Treatment Area Basin prior to 
connecting to the existing storm systems, see Preliminary Utility Plan, On-Site Drainage Basin Map and 
Water Quality Treatment Area Map in Appendix C.  
 

Basin Parking, Sidewalks 
& Roads Buildings Driveways Landscape Total 

A 35,670 12,000 0 8,140 55,810 

B 0 5,700 0 3,610 12,530 

C 12,900 0 2,700 4,565 20,165 

D 2,410 0 0 398 2,808 

E 0 5,700 0 5,280 10,980 

F 0 5,700 0 5,320 11,020 

G 8,350 0 2,700 4,490 15,540 

H 0 5,700 0 9,580 15,280 

I 10,650 0 0 0 10,650 

J 0 13,310 3,100 11,570 27,980 

Total 69,980 48,110 8,620 52,833 179,543 
 
 
Areas subject to water quality treatment include parking, sidewalks, roads and driveways. Building roofs 
are not included in water quality areas to be treated. 
 
Existing systems on these streets, NE Kyle Court and NE Caden Street both drain into a 60” retention 
pipe located beneath NE Caden Street. This pipe provides flow control for the runoff from the Raze 
Meadows subdivision. A 12” pipe drains this retention pipe into the adjacent wetland to the north of the 
subdivision. As-builts showing the storm system within the Raze Meadows subdivision are included in 
Appendix D. 
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The capacity of this retention pipe to receive stormwater from the proposed site improvements was 
analyzed using the SBUH method and a 25-year, 24-hour design storm. Calculations demonstrate the 
existing pipe has adequate capacity to receive runoff from the proposed improvements. As discharge 
quantity is controlled by the 12” outlet pipe from the retention system no increased runoff into the 
adjacent wetland will result from construction of the proposed on-site improvements.  
 
A basin map for runoff draining into the retention pipe and calculations demonstrating the capacity of the 
pipe are found in Appendix D.  
 
Public improvements consist of adding a turn lane to NE Fairview Parkway along with sidewalks. 
Impervious surfaces to the centerline of the roadway, totaling 7,800 sf, will be treated through the use of 
a lined streetside planter. Treated stormwater from the planter will flow into the existing storm system in 
NE Fairview Parkway. The streetside planter will be sized using the Presumptive Approach outlined in 
the current standards.  
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Preface
Soil surveys contain information that affects land use planning in survey areas. 
They highlight soil limitations that affect various land uses and provide information 
about the properties of the soils in the survey areas. Soil surveys are designed for 
many different users, including farmers, ranchers, foresters, agronomists, urban 
planners, community officials, engineers, developers, builders, and home buyers. 
Also, conservationists, teachers, students, and specialists in recreation, waste 
disposal, and pollution control can use the surveys to help them understand, 
protect, or enhance the environment.

Various land use regulations of Federal, State, and local governments may impose 
special restrictions on land use or land treatment. Soil surveys identify soil 
properties that are used in making various land use or land treatment decisions. 
The information is intended to help the land users identify and reduce the effects of 
soil limitations on various land uses. The landowner or user is responsible for 
identifying and complying with existing laws and regulations.

Although soil survey information can be used for general farm, local, and wider area 
planning, onsite investigation is needed to supplement this information in some 
cases. Examples include soil quality assessments (http://www.nrcs.usda.gov/wps/
portal/nrcs/main/soils/health/) and certain conservation and engineering 
applications. For more detailed information, contact your local USDA Service Center 
(https://offices.sc.egov.usda.gov/locator/app?agency=nrcs) or your NRCS State Soil 
Scientist (http://www.nrcs.usda.gov/wps/portal/nrcs/detail/soils/contactus/?
cid=nrcs142p2_053951).

Great differences in soil properties can occur within short distances. Some soils are 
seasonally wet or subject to flooding. Some are too unstable to be used as a 
foundation for buildings or roads. Clayey or wet soils are poorly suited to use as 
septic tank absorption fields. A high water table makes a soil poorly suited to 
basements or underground installations.

The National Cooperative Soil Survey is a joint effort of the United States 
Department of Agriculture and other Federal agencies, State agencies including the 
Agricultural Experiment Stations, and local agencies. The Natural Resources 
Conservation Service (NRCS) has leadership for the Federal part of the National 
Cooperative Soil Survey.

Information about soils is updated periodically. Updated information is available 
through the NRCS Web Soil Survey, the site for official soil survey information.

The U.S. Department of Agriculture (USDA) prohibits discrimination in all its 
programs and activities on the basis of race, color, national origin, age, disability, 
and where applicable, sex, marital status, familial status, parental status, religion, 
sexual orientation, genetic information, political beliefs, reprisal, or because all or a 
part of an individual's income is derived from any public assistance program. (Not 
all prohibited bases apply to all programs.) Persons with disabilities who require 
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alternative means for communication of program information (Braille, large print, 
audiotape, etc.) should contact USDA's TARGET Center at (202) 720-2600 (voice 
and TDD). To file a complaint of discrimination, write to USDA, Director, Office of 
Civil Rights, 1400 Independence Avenue, S.W., Washington, D.C. 20250-9410 or 
call (800) 795-3272 (voice) or (202) 720-6382 (TDD). USDA is an equal opportunity 
provider and employer.
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Soil Map
The soil map section includes the soil map for the defined area of interest, a list of 
soil map units on the map and extent of each map unit, and cartographic symbols 
displayed on the map. Also presented are various metadata about data used to 
produce the map, and a description of each soil map unit.
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Custom Soil Resource Report
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MAP LEGEND MAP INFORMATION
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The soil surveys that comprise your AOI were mapped at 
1:20,000.

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

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

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

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

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

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

Soil Survey Area: Multnomah County Area, Oregon
Survey Area Data: Version 15, Sep 19, 2017

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

Date(s) aerial images were photographed: Jul 26, 2014—Sep 5, 
2014

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

Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI

37B Quatama loam, 3 to 8 percent 
slopes

3.5 18.1%

54B Urban land-Quatama complex, 
3 to 8 percent slopes

15.8 81.9%

Totals for Area of Interest 19.2 100.0%

Map Unit Descriptions
The map units delineated on the detailed soil maps in a soil survey represent the 
soils or miscellaneous areas in the survey area. The map unit descriptions, along 
with the maps, can be used to determine the composition and properties of a unit.

A map unit delineation on a soil map represents an area dominated by one or more 
major kinds of soil or miscellaneous areas. A map unit is identified and named 
according to the taxonomic classification of the dominant soils. Within a taxonomic 
class there are precisely defined limits for the properties of the soils. On the 
landscape, however, the soils are natural phenomena, and they have the 
characteristic variability of all natural phenomena. Thus, the range of some 
observed properties may extend beyond the limits defined for a taxonomic class. 
Areas of soils of a single taxonomic class rarely, if ever, can be mapped without 
including areas of other taxonomic classes. Consequently, every map unit is made 
up of the soils or miscellaneous areas for which it is named and some minor 
components that belong to taxonomic classes other than those of the major soils.

Most minor soils have properties similar to those of the dominant soil or soils in the 
map unit, and thus they do not affect use and management. These are called 
noncontrasting, or similar, components. They may or may not be mentioned in a 
particular map unit description. Other minor components, however, have properties 
and behavioral characteristics divergent enough to affect use or to require different 
management. These are called contrasting, or dissimilar, components. They 
generally are in small areas and could not be mapped separately because of the 
scale used. Some small areas of strongly contrasting soils or miscellaneous areas 
are identified by a special symbol on the maps. If included in the database for a 
given area, the contrasting minor components are identified in the map unit 
descriptions along with some characteristics of each. A few areas of minor 
components may not have been observed, and consequently they are not 
mentioned in the descriptions, especially where the pattern was so complex that it 
was impractical to make enough observations to identify all the soils and 
miscellaneous areas on the landscape.

The presence of minor components in a map unit in no way diminishes the 
usefulness or accuracy of the data. The objective of mapping is not to delineate 
pure taxonomic classes but rather to separate the landscape into landforms or 
landform segments that have similar use and management requirements. The 
delineation of such segments on the map provides sufficient information for the 
development of resource plans. If intensive use of small areas is planned, however, 
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onsite investigation is needed to define and locate the soils and miscellaneous 
areas.

An identifying symbol precedes the map unit name in the map unit descriptions. 
Each description includes general facts about the unit and gives important soil 
properties and qualities.

Soils that have profiles that are almost alike make up a soil series. Except for 
differences in texture of the surface layer, all the soils of a series have major 
horizons that are similar in composition, thickness, and arrangement.

Soils of one series can differ in texture of the surface layer, slope, stoniness, 
salinity, degree of erosion, and other characteristics that affect their use. On the 
basis of such differences, a soil series is divided into soil phases. Most of the areas 
shown on the detailed soil maps are phases of soil series. The name of a soil phase 
commonly indicates a feature that affects use or management. For example, Alpha 
silt loam, 0 to 2 percent slopes, is a phase of the Alpha series.

Some map units are made up of two or more major soils or miscellaneous areas. 
These map units are complexes, associations, or undifferentiated groups.

A complex consists of two or more soils or miscellaneous areas in such an intricate 
pattern or in such small areas that they cannot be shown separately on the maps. 
The pattern and proportion of the soils or miscellaneous areas are somewhat similar 
in all areas. Alpha-Beta complex, 0 to 6 percent slopes, is an example.

An association is made up of two or more geographically associated soils or 
miscellaneous areas that are shown as one unit on the maps. Because of present 
or anticipated uses of the map units in the survey area, it was not considered 
practical or necessary to map the soils or miscellaneous areas separately. The 
pattern and relative proportion of the soils or miscellaneous areas are somewhat 
similar. Alpha-Beta association, 0 to 2 percent slopes, is an example.

An undifferentiated group is made up of two or more soils or miscellaneous areas 
that could be mapped individually but are mapped as one unit because similar 
interpretations can be made for use and management. The pattern and proportion 
of the soils or miscellaneous areas in a mapped area are not uniform. An area can 
be made up of only one of the major soils or miscellaneous areas, or it can be made 
up of all of them. Alpha and Beta soils, 0 to 2 percent slopes, is an example.

Some surveys include miscellaneous areas. Such areas have little or no soil 
material and support little or no vegetation. Rock outcrop is an example.
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Multnomah County Area, Oregon

37B—Quatama loam, 3 to 8 percent slopes

Map Unit Setting
National map unit symbol: 22b5
Elevation: 80 to 400 feet
Mean annual precipitation: 40 to 50 inches
Mean annual air temperature: 52 to 54 degrees F
Frost-free period: 165 to 210 days
Farmland classification: All areas are prime farmland

Map Unit Composition
Quatama and similar soils: 90 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Quatama

Setting
Landform: Terraces
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Old alluvium

Typical profile
H1 - 0 to 14 inches: loam
H2 - 14 to 33 inches: clay loam
H3 - 33 to 60 inches: sandy loam

Properties and qualities
Slope: 3 to 8 percent
Depth to restrictive feature: More than 80 inches
Natural drainage class: Moderately well drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately high (0.20 

to 0.57 in/hr)
Depth to water table: About 24 to 36 inches
Frequency of flooding: None
Frequency of ponding: None
Available water storage in profile: High (about 9.1 inches)

Interpretive groups
Land capability classification (irrigated): 2e
Land capability classification (nonirrigated): 2e
Hydrologic Soil Group: C
Forage suitability group: Moderately Well Drained < 15% Slopes (G002XY004OR)
Hydric soil rating: No
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54B—Urban land-Quatama complex, 3 to 8 percent slopes

Map Unit Setting
National map unit symbol: 22c7
Elevation: 80 to 400 feet
Mean annual precipitation: 40 to 50 inches
Mean annual air temperature: 52 to 54 degrees F
Frost-free period: 165 to 210 days
Farmland classification: Not prime farmland

Map Unit Composition
Urban land: 50 percent
Quatama and similar soils: 40 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Urban Land

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 8
Hydric soil rating: No

Description of Quatama

Setting
Landform: Terraces
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Old alluvium

Typical profile
H1 - 0 to 14 inches: loam
H2 - 14 to 33 inches: clay loam
H3 - 33 to 60 inches: sandy loam

Properties and qualities
Slope: 3 to 8 percent
Depth to restrictive feature: More than 80 inches
Natural drainage class: Moderately well drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately high (0.20 

to 0.57 in/hr)
Depth to water table: About 24 to 36 inches
Frequency of flooding: None
Frequency of ponding: None
Available water storage in profile: High (about 9.1 inches)

Interpretive groups
Land capability classification (irrigated): 2e
Land capability classification (nonirrigated): 2e
Hydrologic Soil Group: C
Forage suitability group: Moderately Well Drained < 15% Slopes (G002XY004OR)
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Hydric soil rating: No
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Appendix D: 

 
Downstream Basin Map 

Raze Meadows As-Builts 
Downstream Capacity Calculations 
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12" Storm
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41R

60" Pipe Reach 4

43R
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46R

12" Storm to Wetland

Routing Diagram for N0499-Downstream Retention Pipe
Prepared by NW Engineers,  Printed 6/7/2018

HydroCAD® 10.00-18  s/n 02505  © 2016 HydroCAD Software Solutions LLC

Subcat Reach Pond Link
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N0499-Downstream Retention Pipe
  Printed  6/7/2018Prepared by NW Engineers

Page 2HydroCAD® 10.00-18  s/n 02505  © 2016 HydroCAD Software Solutions LLC

Area Listing (all nodes)

Area
(acres)

CN Description
(subcatchment-numbers)

8.683 90 1/8 acre lots, 65% imp, HSG C  (32S, 33S, 40S, 42S, 44S, 45S)
1.216 74 >75% Grass cover, Good, HSG C  (34S, 47S)
1.802 98 Paved roads w/curbs & sewers, HSG C  (34S, 47S)
1.104 98 Unconnected roofs, HSG C  (34S, 47S)
4.122 70 Woods, Good, HSG C  (2S)

16.927 85 TOTAL AREA
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N0499-Downstream Retention Pipe
  Printed  6/7/2018Prepared by NW Engineers

Page 3HydroCAD® 10.00-18  s/n 02505  © 2016 HydroCAD Software Solutions LLC

Soil Listing (all nodes)

Area
(acres)

Soil
Group

Subcatchment
Numbers

0.000 HSG A
0.000 HSG B

16.927 HSG C 2S, 32S, 33S, 34S, 40S, 42S, 44S, 45S, 47S
0.000 HSG D
0.000 Other

16.927 TOTAL AREA
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N0499-Downstream Retention Pipe
  Printed  6/7/2018Prepared by NW Engineers

Page 4HydroCAD® 10.00-18  s/n 02505  © 2016 HydroCAD Software Solutions LLC

Ground Covers (all nodes)

HSG-A
(acres)

HSG-B
(acres)

HSG-C
(acres)

HSG-D
(acres)

Other
(acres)

Total
(acres)

Ground
Cover

Subcatchment
Numbers

0.000 0.000 8.683 0.000 0.000 8.683 1/8 acre lots, 65% imp 32S,
 
33S,
 
40S,
 
42S,
 
44S,
 45S

0.000 0.000 1.216 0.000 0.000 1.216 >75% Grass cover, Good 34S,
 47S

0.000 0.000 1.802 0.000 0.000 1.802 Paved roads w/curbs & sewers 34S,
 47S

0.000 0.000 1.104 0.000 0.000 1.104 Unconnected roofs 34S,
 47S

0.000 0.000 4.122 0.000 0.000 4.122 Woods, Good 2S

0.000 0.000 16.927 0.000 0.000 16.927 TOTAL AREA
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N0499-Downstream Retention Pipe
  Printed  6/7/2018Prepared by NW Engineers

Page 5HydroCAD® 10.00-18  s/n 02505  © 2016 HydroCAD Software Solutions LLC

Pipe Listing (all nodes)

Line# Node
Number

In-Invert
(feet)

Out-Invert
(feet)

Length
(feet)

Slope
(ft/ft)

n Diam/Width
(inches)

Height
(inches)

Inside-Fill
(inches)

1 35R 187.00 186.81 124.6 0.0015 0.013 60.0 0.0 0.0
2 36R 186.81 186.63 97.3 0.0018 0.013 60.0 0.0 0.0
3 37R 190.30 189.89 82.0 0.0050 0.013 12.0 0.0 0.0
4 38R 190.44 189.86 115.1 0.0050 0.013 12.0 0.0 0.0
5 39R 187.00 186.81 124.6 0.0015 0.013 60.0 0.0 0.0
6 41R 186.99 186.81 116.8 0.0015 0.013 60.0 0.0 0.0
7 43R 186.81 186.63 121.9 0.0015 0.013 60.0 0.0 0.0
8 46R 186.63 176.21 478.1 0.0218 0.013 12.0 0.0 0.0
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Type IA 24-hr  25-yr Rainfall=3.90"N0499-Downstream Retention Pipe
  Printed  6/7/2018Prepared by NW Engineers

Page 6HydroCAD® 10.00-18  s/n 02505  © 2016 HydroCAD Software Solutions LLC

Time span=0.00-36.00 hrs, dt=0.05 hrs, 721 points
Runoff by SBUH method, Split Pervious/Imperv.

Reach routing by Stor-Ind+Trans method  -  Pond routing by Stor-Ind method

Runoff Area=179,543 sf   0.00% Impervious   Runoff Depth>1.24"Subcatchment 2S: Predevelopment - Site
   Flow Length=712'   Tc=290.5 min   CN=70/0   Runoff=0.28 cfs  0.426 af

Runoff Area=142,553 sf   65.00% Impervious   Runoff Depth=2.94"Subcatchment 32S: BASIN B
   Tc=5.0 min   CN=75/98   Runoff=2.33 cfs  0.802 af

Runoff Area=52,270 sf   65.00% Impervious   Runoff Depth=2.94"Subcatchment 33S: BASIN C
   Tc=5.0 min   CN=75/98   Runoff=0.85 cfs  0.294 af

Runoff Area=88,093 sf   81.03% Impervious   Runoff Depth=3.26"Subcatchment 34S: Basin A-1
   Tc=5.0 min   CN=74/98   Runoff=1.62 cfs  0.549 af

Runoff Area=110,258 sf   65.00% Impervious   Runoff Depth=2.94"Subcatchment 40S: BASIN E
   Tc=5.0 min   CN=75/98   Runoff=1.80 cfs  0.620 af

Runoff Area=26,249 sf   65.00% Impervious   Runoff Depth=2.94"Subcatchment 42S: BASIN F
   Tc=5.0 min   CN=75/98   Runoff=0.43 cfs  0.148 af

Runoff Area=14,882 sf   65.00% Impervious   Runoff Depth=2.94"Subcatchment 44S: BASIN G
   Tc=5.0 min   CN=75/98   Runoff=0.24 cfs  0.084 af

Runoff Area=32,022 sf   65.00% Impervious   Runoff Depth=2.94"Subcatchment 45S: BASIN D
   Tc=5.0 min   CN=75/98   Runoff=0.52 cfs  0.180 af

Runoff Area=91,450 sf   60.37% Impervious   Runoff Depth=2.82"Subcatchment 47S: Basin A-2
   Tc=5.0 min   CN=74/98   Runoff=1.42 cfs  0.493 af

Avg. Flow Depth=0.55'   Max Vel=2.20 fps   Inflow=2.53 cfs  1.351 afReach 35R: 60" Pipe Reach 1
60.0"  Round Pipe   n=0.013   L=124.6'   S=0.0015 '/'   Capacity=101.70 cfs   Outflow=2.53 cfs  1.351 af

Avg. Flow Depth=0.89'   Max Vel=3.28 fps   Inflow=7.76 cfs  3.169 afReach 36R: 60" Pipe Reach 2
60.0"  Round Pipe   n=0.013   L=97.3'   S=0.0018 '/'   Capacity=112.02 cfs   Outflow=7.77 cfs  3.169 af

Avg. Flow Depth=0.74'   Max Vel=3.63 fps   Inflow=2.27 cfs  0.787 afReach 37R: 12" Storm
12.0"  Round Pipe   n=0.013   L=82.0'   S=0.0050 '/'   Capacity=2.52 cfs   Outflow=2.27 cfs  0.787 af

Avg. Flow Depth=1.00'   Max Vel=3.67 fps   Inflow=3.94 cfs  1.351 afReach 38R: 12" Storm
12.0"  Round Pipe   n=0.013   L=115.1'   S=0.0050 '/'   Capacity=2.53 cfs   Outflow=2.53 cfs  1.351 af

Avg. Flow Depth=0.46'   Max Vel=1.98 fps   Inflow=1.80 cfs  0.620 afReach 39R: 60" Pipe Reach 3
60.0"  Round Pipe   n=0.013   L=124.6'   S=0.0015 '/'   Capacity=101.70 cfs   Outflow=1.80 cfs  0.620 af

Avg. Flow Depth=0.51'   Max Vel=2.12 fps   Inflow=2.22 cfs  0.768 afReach 41R: 60" Pipe Reach 4
60.0"  Round Pipe   n=0.013   L=116.8'   S=0.0015 '/'   Capacity=102.24 cfs   Outflow=2.22 cfs  0.768 af

Avg. Flow Depth=0.54'   Max Vel=2.15 fps   Inflow=2.46 cfs  0.851 afReach 43R: 60" Pipe Reach 5
60.0"  Round Pipe   n=0.013   L=121.9'   S=0.0015 '/'   Capacity=100.08 cfs   Outflow=2.46 cfs  0.851 af
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Type IA 24-hr  25-yr Rainfall=3.90"N0499-Downstream Retention Pipe
  Printed  6/7/2018Prepared by NW Engineers

Page 7HydroCAD® 10.00-18  s/n 02505  © 2016 HydroCAD Software Solutions LLC

Avg. Flow Depth=1.00'   Max Vel=7.63 fps   Inflow=7.77 cfs  3.169 afReach 46R: 12" Storm to Wetland
12.0"  Round Pipe   n=0.013   L=478.1'   S=0.0218 '/'   Capacity=5.26 cfs   Outflow=5.28 cfs  3.169 af

Total Runoff Area = 16.927 ac   Runoff Volume = 3.595 af   Average Runoff Depth = 2.55"
49.49% Pervious = 8.376 ac     50.51% Impervious = 8.550 ac
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Type IA 24-hr  25-yr Rainfall=3.90"N0499-Downstream Retention Pipe
  Printed  6/7/2018Prepared by NW Engineers

Page 8HydroCAD® 10.00-18  s/n 02505  © 2016 HydroCAD Software Solutions LLC

Summary for Subcatchment 2S: Predevelopment - Site

Runoff = 0.28 cfs @ 17.33 hrs,  Volume= 0.426 af,  Depth> 1.24"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.05 hrs
Type IA 24-hr  25-yr Rainfall=3.90"

Area (sf) CN Description
179,543 70 Woods, Good, HSG C
179,543 70 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
90.4 252 0.0200 0.05 Sheet Flow, Time of Concentration

Woods: Dense underbrush   n= 0.800   P2= 2.40"
137.2 300 0.0100 0.04 Sheet Flow, Time of Concentration

Woods: Dense underbrush   n= 0.800   P2= 2.40"
62.9 160 0.0200 0.04 Sheet Flow, Time of Concentration

Woods: Dense underbrush   n= 0.800   P2= 2.40"
290.5 712 Total

Subcatchment 2S: Predevelopment - Site

Runoff

Hydrograph

Time  (hours)
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Type IA 24-hr
25-yr Rainfall=3.90"

Runoff Area=179,543 sf
Runoff Volume=0.426 af

Runoff Depth>1.24"
Flow Length=712'

Tc=290.5 min
CN=70/0

0.28 cfs
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Summary for Subcatchment 32S: BASIN B

[49] Hint: Tc<2dt may require smaller dt

Runoff = 2.33 cfs @ 7.92 hrs,  Volume= 0.802 af,  Depth= 2.94"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.05 hrs
Type IA 24-hr  25-yr Rainfall=3.90"

Area (sf) CN Description
142,553 90 1/8 acre lots, 65% imp, HSG C

49,894 75 35.00% Pervious Area
92,659 98 65.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment 32S: BASIN B

Runoff

Hydrograph

Time  (hours)
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Type IA 24-hr
25-yr Rainfall=3.90"

Runoff Area=142,553 sf
Runoff Volume=0.802 af

Runoff Depth=2.94"
Tc=5.0 min

CN=75/98

2.33 cfs
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Summary for Subcatchment 33S: BASIN C

[49] Hint: Tc<2dt may require smaller dt

Runoff = 0.85 cfs @ 7.92 hrs,  Volume= 0.294 af,  Depth= 2.94"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.05 hrs
Type IA 24-hr  25-yr Rainfall=3.90"

Area (sf) CN Description
52,270 90 1/8 acre lots, 65% imp, HSG C
18,295 75 35.00% Pervious Area
33,976 98 65.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment 33S: BASIN C

Runoff
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Type IA 24-hr
25-yr Rainfall=3.90"

Runoff Area=52,270 sf
Runoff Volume=0.294 af

Runoff Depth=2.94"
Tc=5.0 min

CN=75/98

0.85 cfs
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Summary for Subcatchment 34S: Basin A-1

[49] Hint: Tc<2dt may require smaller dt

Runoff = 1.62 cfs @ 7.91 hrs,  Volume= 0.549 af,  Depth= 3.26"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.05 hrs
Type IA 24-hr  25-yr Rainfall=3.90"

Area (sf) CN Description
17,700 98 Unconnected roofs, HSG C
53,680 98 Paved roads w/curbs & sewers, HSG C
16,713 74 >75% Grass cover, Good, HSG C
88,093 93 Weighted Average
16,713 74 18.97% Pervious Area
71,380 98 81.03% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment 34S: Basin A-1

Runoff

Hydrograph

Time  (hours)
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Type IA 24-hr
25-yr Rainfall=3.90"

Runoff Area=88,093 sf
Runoff Volume=0.549 af

Runoff Depth=3.26"
Tc=5.0 min

CN=74/98

1.62 cfs
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Summary for Subcatchment 40S: BASIN E

[49] Hint: Tc<2dt may require smaller dt

Runoff = 1.80 cfs @ 7.92 hrs,  Volume= 0.620 af,  Depth= 2.94"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.05 hrs
Type IA 24-hr  25-yr Rainfall=3.90"

Area (sf) CN Description
110,258 90 1/8 acre lots, 65% imp, HSG C

38,590 75 35.00% Pervious Area
71,668 98 65.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment 40S: BASIN E

Runoff

Hydrograph
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Type IA 24-hr
25-yr Rainfall=3.90"

Runoff Area=110,258 sf
Runoff Volume=0.620 af

Runoff Depth=2.94"
Tc=5.0 min

CN=75/98

1.80 cfs
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Summary for Subcatchment 42S: BASIN F

[49] Hint: Tc<2dt may require smaller dt

Runoff = 0.43 cfs @ 7.92 hrs,  Volume= 0.148 af,  Depth= 2.94"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.05 hrs
Type IA 24-hr  25-yr Rainfall=3.90"

Area (sf) CN Description
26,249 90 1/8 acre lots, 65% imp, HSG C

9,187 75 35.00% Pervious Area
17,062 98 65.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment 42S: BASIN F

Runoff

Hydrograph
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Type IA 24-hr
25-yr Rainfall=3.90"

Runoff Area=26,249 sf
Runoff Volume=0.148 af

Runoff Depth=2.94"
Tc=5.0 min

CN=75/98

0.43 cfs
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Summary for Subcatchment 44S: BASIN G

[49] Hint: Tc<2dt may require smaller dt

Runoff = 0.24 cfs @ 7.92 hrs,  Volume= 0.084 af,  Depth= 2.94"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.05 hrs
Type IA 24-hr  25-yr Rainfall=3.90"

Area (sf) CN Description
14,882 90 1/8 acre lots, 65% imp, HSG C

5,209 75 35.00% Pervious Area
9,673 98 65.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment 44S: BASIN G

Runoff

Hydrograph

Time  (hours)
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Type IA 24-hr
25-yr Rainfall=3.90"

Runoff Area=14,882 sf
Runoff Volume=0.084 af

Runoff Depth=2.94"
Tc=5.0 min

CN=75/98

0.24 cfs

EXHIBIT C-18



Type IA 24-hr  25-yr Rainfall=3.90"N0499-Downstream Retention Pipe
  Printed  6/7/2018Prepared by NW Engineers

Page 15HydroCAD® 10.00-18  s/n 02505  © 2016 HydroCAD Software Solutions LLC

Summary for Subcatchment 45S: BASIN D

[49] Hint: Tc<2dt may require smaller dt

Runoff = 0.52 cfs @ 7.92 hrs,  Volume= 0.180 af,  Depth= 2.94"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.05 hrs
Type IA 24-hr  25-yr Rainfall=3.90"

Area (sf) CN Description
32,022 90 1/8 acre lots, 65% imp, HSG C
11,208 75 35.00% Pervious Area
20,814 98 65.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment 45S: BASIN D

Runoff

Hydrograph

Time  (hours)
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Type IA 24-hr
25-yr Rainfall=3.90"

Runoff Area=32,022 sf
Runoff Volume=0.180 af

Runoff Depth=2.94"
Tc=5.0 min

CN=75/98

0.52 cfs
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Summary for Subcatchment 47S: Basin A-2

[49] Hint: Tc<2dt may require smaller dt

Runoff = 1.42 cfs @ 7.93 hrs,  Volume= 0.493 af,  Depth= 2.82"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.05 hrs
Type IA 24-hr  25-yr Rainfall=3.90"

Area (sf) CN Description
30,410 98 Unconnected roofs, HSG C
24,800 98 Paved roads w/curbs & sewers, HSG C
36,240 74 >75% Grass cover, Good, HSG C
91,450 88 Weighted Average
36,240 74 39.63% Pervious Area
55,210 98 60.37% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment 47S: Basin A-2

Runoff

Hydrograph

Time  (hours)
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Type IA 24-hr
25-yr Rainfall=3.90"

Runoff Area=91,450 sf
Runoff Volume=0.493 af

Runoff Depth=2.82"
Tc=5.0 min

CN=74/98

1.42 cfs

EXHIBIT C-18



Type IA 24-hr  25-yr Rainfall=3.90"N0499-Downstream Retention Pipe
  Printed  6/7/2018Prepared by NW Engineers

Page 17HydroCAD® 10.00-18  s/n 02505  © 2016 HydroCAD Software Solutions LLC

Summary for Reach 35R: 60" Pipe Reach 1

[52] Hint: Inlet/Outlet conditions not evaluated

Inflow Area = 5.295 ac, 71.12% Impervious,  Inflow Depth = 3.06"    for  25-yr event
Inflow = 2.53 cfs @ 7.70 hrs,  Volume= 1.351 af
Outflow = 2.53 cfs @ 7.70 hrs,  Volume= 1.351 af,  Atten= 0%,  Lag= 0.0 min

Routing by Stor-Ind+Trans method, Time Span= 0.00-36.00 hrs, dt= 0.05 hrs
Max. Velocity= 2.20 fps,  Min. Travel Time= 0.9 min
Avg. Velocity = 1.39 fps,  Avg. Travel Time= 1.5 min

Peak Storage= 145 cf @ 7.65 hrs
Average Depth at Peak Storage= 0.55'
Bank-Full Depth= 5.00'  Flow Area= 19.6 sf,  Capacity= 101.70 cfs

60.0"  Round Pipe
n= 0.013
Length= 124.6'   Slope= 0.0015 '/'
Inlet Invert= 187.00',  Outlet Invert= 186.81'

Reach 35R: 60" Pipe Reach 1

Inflow
Outflow

Hydrograph

Time  (hours)
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Inflow Area=5.295 ac
Avg. Flow Depth=0.55'

Max Vel=2.20 fps
60.0"

Round Pipe
n=0.013
L=124.6'

S=0.0015 '/'
Capacity=101.70 cfs

2.53 cfs
2.53 cfs
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Summary for Reach 36R: 60" Pipe Reach 2

[52] Hint: Inlet/Outlet conditions not evaluated
[88] Warning: Qout>Qin may require smaller dt or Finer Routing
[63] Warning: Exceeded Reach 35R INLET depth by 0.16' @ 7.95 hrs
[63] Warning: Exceeded Reach 43R INLET depth by 0.35' @ 7.90 hrs

Inflow Area = 12.805 ac, 66.77% Impervious,  Inflow Depth = 2.97"    for  25-yr event
Inflow = 7.76 cfs @ 7.96 hrs,  Volume= 3.169 af
Outflow = 7.77 cfs @ 7.98 hrs,  Volume= 3.169 af,  Atten= 0%,  Lag= 0.8 min

Routing by Stor-Ind+Trans method, Time Span= 0.00-36.00 hrs, dt= 0.05 hrs
Max. Velocity= 3.28 fps,  Min. Travel Time= 0.5 min
Avg. Velocity = 1.91 fps,  Avg. Travel Time= 0.9 min

Peak Storage= 231 cf @ 7.97 hrs
Average Depth at Peak Storage= 0.89'
Bank-Full Depth= 5.00'  Flow Area= 19.6 sf,  Capacity= 112.02 cfs

60.0"  Round Pipe
n= 0.013
Length= 97.3'   Slope= 0.0018 '/'
Inlet Invert= 186.81',  Outlet Invert= 186.63'

EXHIBIT C-18
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Reach 36R: 60" Pipe Reach 2

Inflow
Outflow

Hydrograph

Time  (hours)
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Inflow Area=12.805 ac
Avg. Flow Depth=0.89'

Max Vel=3.28 fps
60.0"

Round Pipe
n=0.013
L=97.3'

S=0.0018 '/'
Capacity=112.02 cfs

7.76 cfs
7.77 cfs
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Summary for Reach 37R: 12" Storm

[52] Hint: Inlet/Outlet conditions not evaluated

Inflow Area = 3.299 ac, 62.06% Impervious,  Inflow Depth = 2.86"    for  25-yr event
Inflow = 2.27 cfs @ 7.92 hrs,  Volume= 0.787 af
Outflow = 2.27 cfs @ 7.94 hrs,  Volume= 0.787 af,  Atten= 0%,  Lag= 0.7 min

Routing by Stor-Ind+Trans method, Time Span= 0.00-36.00 hrs, dt= 0.05 hrs
Max. Velocity= 3.63 fps,  Min. Travel Time= 0.4 min
Avg. Velocity = 2.19 fps,  Avg. Travel Time= 0.6 min

Peak Storage= 51 cf @ 7.93 hrs
Average Depth at Peak Storage= 0.74'
Bank-Full Depth= 1.00'  Flow Area= 0.8 sf,  Capacity= 2.52 cfs

12.0"  Round Pipe
n= 0.013
Length= 82.0'   Slope= 0.0050 '/'
Inlet Invert= 190.30',  Outlet Invert= 189.89'

Reach 37R: 12" Storm

Inflow
Outflow

Hydrograph

Time  (hours)
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Inflow Area=3.299 ac
Avg. Flow Depth=0.74'

Max Vel=3.63 fps
12.0"

Round Pipe
n=0.013
L=82.0'

S=0.0050 '/'
Capacity=2.52 cfs

2.27 cfs
2.27 cfs
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Summary for Reach 38R: 12" Storm

[52] Hint: Inlet/Outlet conditions not evaluated
[55] Hint: Peak inflow is 156% of Manning's capacity
[76] Warning: Detained 0.046 af (Pond w/culvert advised)

Inflow Area = 5.295 ac, 71.12% Impervious,  Inflow Depth = 3.06"    for  25-yr event
Inflow = 3.94 cfs @ 7.92 hrs,  Volume= 1.351 af
Outflow = 2.53 cfs @ 7.70 hrs,  Volume= 1.351 af,  Atten= 36%,  Lag= 0.0 min

Routing by Stor-Ind+Trans method, Time Span= 0.00-36.00 hrs, dt= 0.05 hrs
Max. Velocity= 3.67 fps,  Min. Travel Time= 0.5 min
Avg. Velocity = 2.52 fps,  Avg. Travel Time= 0.8 min

Peak Storage= 90 cf @ 7.65 hrs
Average Depth at Peak Storage= 1.00'
Bank-Full Depth= 1.00'  Flow Area= 0.8 sf,  Capacity= 2.53 cfs

12.0"  Round Pipe
n= 0.013
Length= 115.1'   Slope= 0.0050 '/'
Inlet Invert= 190.44',  Outlet Invert= 189.86'
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Reach 38R: 12" Storm

Inflow
Outflow

Hydrograph

Time  (hours)
3635343332313029282726252423222120191817161514131211109876543210

F
lo

w
  (

cf
s)

4

3

2

1

0

Inflow Area=5.295 ac
Avg. Flow Depth=1.00'

Max Vel=3.67 fps
12.0"

Round Pipe
n=0.013
L=115.1'

S=0.0050 '/'
Capacity=2.53 cfs

3.94 cfs

2.53 cfs

EXHIBIT C-18



Type IA 24-hr  25-yr Rainfall=3.90"N0499-Downstream Retention Pipe
  Printed  6/7/2018Prepared by NW Engineers

Page 23HydroCAD® 10.00-18  s/n 02505  © 2016 HydroCAD Software Solutions LLC

Summary for Reach 39R: 60" Pipe Reach 3

[52] Hint: Inlet/Outlet conditions not evaluated

Inflow Area = 2.531 ac, 65.00% Impervious,  Inflow Depth = 2.94"    for  25-yr event
Inflow = 1.80 cfs @ 7.92 hrs,  Volume= 0.620 af
Outflow = 1.80 cfs @ 7.95 hrs,  Volume= 0.620 af,  Atten= 0%,  Lag= 1.8 min

Routing by Stor-Ind+Trans method, Time Span= 0.00-36.00 hrs, dt= 0.05 hrs
Max. Velocity= 1.98 fps,  Min. Travel Time= 1.1 min
Avg. Velocity = 1.11 fps,  Avg. Travel Time= 1.9 min

Peak Storage= 113 cf @ 7.93 hrs
Average Depth at Peak Storage= 0.46'
Bank-Full Depth= 5.00'  Flow Area= 19.6 sf,  Capacity= 101.70 cfs

60.0"  Round Pipe
n= 0.013
Length= 124.6'   Slope= 0.0015 '/'
Inlet Invert= 187.00',  Outlet Invert= 186.81'

Reach 39R: 60" Pipe Reach 3

Inflow
Outflow

Hydrograph

Time  (hours)
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Inflow Area=2.531 ac
Avg. Flow Depth=0.46'

Max Vel=1.98 fps
60.0"

Round Pipe
n=0.013
L=124.6'

S=0.0015 '/'
Capacity=101.70 cfs

1.80 cfs
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Summary for Reach 41R: 60" Pipe Reach 4

[52] Hint: Inlet/Outlet conditions not evaluated
[63] Warning: Exceeded Reach 39R INLET depth by 0.05' @ 8.10 hrs

Inflow Area = 3.134 ac, 65.00% Impervious,  Inflow Depth = 2.94"    for  25-yr event
Inflow = 2.22 cfs @ 7.94 hrs,  Volume= 0.768 af
Outflow = 2.22 cfs @ 7.97 hrs,  Volume= 0.768 af,  Atten= 0%,  Lag= 1.6 min

Routing by Stor-Ind+Trans method, Time Span= 0.00-36.00 hrs, dt= 0.05 hrs
Max. Velocity= 2.12 fps,  Min. Travel Time= 0.9 min
Avg. Velocity = 1.18 fps,  Avg. Travel Time= 1.6 min

Peak Storage= 123 cf @ 7.96 hrs
Average Depth at Peak Storage= 0.51'
Bank-Full Depth= 5.00'  Flow Area= 19.6 sf,  Capacity= 102.24 cfs

60.0"  Round Pipe
n= 0.013
Length= 116.8'   Slope= 0.0015 '/'
Inlet Invert= 186.99',  Outlet Invert= 186.81'
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Reach 41R: 60" Pipe Reach 4

Inflow
Outflow

Hydrograph
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Round Pipe
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Summary for Reach 43R: 60" Pipe Reach 5

[52] Hint: Inlet/Outlet conditions not evaluated
[62] Hint: Exceeded Reach 41R OUTLET depth by 0.04' @ 8.15 hrs

Inflow Area = 3.475 ac, 65.00% Impervious,  Inflow Depth = 2.94"    for  25-yr event
Inflow = 2.46 cfs @ 7.97 hrs,  Volume= 0.851 af
Outflow = 2.46 cfs @ 7.99 hrs,  Volume= 0.851 af,  Atten= 0%,  Lag= 1.2 min

Routing by Stor-Ind+Trans method, Time Span= 0.00-36.00 hrs, dt= 0.05 hrs
Max. Velocity= 2.15 fps,  Min. Travel Time= 0.9 min
Avg. Velocity = 1.20 fps,  Avg. Travel Time= 1.7 min

Peak Storage= 140 cf @ 7.98 hrs
Average Depth at Peak Storage= 0.54'
Bank-Full Depth= 5.00'  Flow Area= 19.6 sf,  Capacity= 100.08 cfs

60.0"  Round Pipe
n= 0.013
Length= 121.9'   Slope= 0.0015 '/'
Inlet Invert= 186.81',  Outlet Invert= 186.63'
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Reach 43R: 60" Pipe Reach 5
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Summary for Reach 46R: 12" Storm to Wetland

[52] Hint: Inlet/Outlet conditions not evaluated
[55] Hint: Peak inflow is 148% of Manning's capacity
[76] Warning: Detained 0.092 af (Pond w/culvert advised)
[63] Warning: Exceeded Reach 36R INLET depth by 0.28' @ 9.20 hrs

Inflow Area = 12.805 ac, 66.77% Impervious,  Inflow Depth = 2.97"    for  25-yr event
Inflow = 7.77 cfs @ 7.98 hrs,  Volume= 3.169 af
Outflow = 5.28 cfs @ 7.70 hrs,  Volume= 3.169 af,  Atten= 32%,  Lag= 0.0 min

Routing by Stor-Ind+Trans method, Time Span= 0.00-36.00 hrs, dt= 0.05 hrs
Max. Velocity= 7.63 fps,  Min. Travel Time= 1.0 min
Avg. Velocity = 5.29 fps,  Avg. Travel Time= 1.5 min

Peak Storage= 375 cf @ 7.70 hrs
Average Depth at Peak Storage= 1.00'
Bank-Full Depth= 1.00'  Flow Area= 0.8 sf,  Capacity= 5.26 cfs

12.0"  Round Pipe
n= 0.013
Length= 478.1'   Slope= 0.0218 '/'
Inlet Invert= 186.63',  Outlet Invert= 176.21'
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Reach 46R: 12" Storm to Wetland
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