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l. WILSONVILLE PLANNING & LAND DEVELOPMENT ORDINANCE
SECTION 4.125 VILLAGE (V) ZONE
(.02) PERMITTED USES

Examples of principle uses that are typically permitted:

A. Single Family Dwellings

H. Non-commercial parks, plazas, playgrounds, recreational facilities,
community buildings and grounds, tennis courts, and other similar
recreational and community uses owned and operated either
publicly or by an owners association.

Response: This Preliminary Development Plan (PDP) application proposes to create
89 lots for development of detached single-family dwellings, as well as tracts for linear
greens and Regional Parks. All proposed uses within the subject PDP are permitted
pursuant to this section.

(.05) DEVELOPMENT STANDARDS APPLYING TO ALL DEVELOPMENTS IN THE VILLAGE ZONE

All development in this zone shall be subject to the V Zone and the
applicable provisions of the Wilsonville Planning and Land Development
Ordinance. If there is a conflict, then the standards of this section shall
apply. The following standards shall apply to all development in the V zone:

A. Block, Alley, Pedestrian and Bicycle Standards:

1. Maximum Block Perimeter: 1,800 feet, unless the
Development Review Board makes a finding that barriers such
as existing buildings, topographic variations, or designated
Significant Resource Overlay Zone areas will prevent a block
perimeter from meeting this standard.

2. Maximum spacing between streets for local access: 530 feet,
unless the Development Review Board makes a finding that
barriers such as existing buildings, topographic variations, or
designated Significant Resource Overlay Zone areas will
prevent street extensions from meeting this standard.

3. If the maximum spacing for streets for local access exceeds
530 feet, intervening pedestrian and bicycle access shall be
provided, with a maximum spacing of 330 feet from those
local streets, unless the Development Review Board makes a
finding that barriers such as existing buildings, topographic
variations, or designated Significant Resource Overlay Zone
areas will prevent pedestrian and bicycle facility extensions
from meeting this standard.

Response: Compliance with these standards has been demonstrated by the
concurrent SAP North Amendment. PDP 5N is consistent with the information
submitted for the concurrent SAP North Amendment.
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B. Access: All lots with access to a public street, and an alley, shall
take vehicular access from the alley to a garage or parking area,
except as determined by the City Engineer.

Response: All of the lots within the proposed PDP that have frontage on a public
street and an alley will take vehicular access from an alley to a garage or parking area.

C. Trailers, travel trailers, mobile coaches, or any altered variation
thereof shall not be used for the purpose of conducting a trade or
calling, or for storage of material, unless approved for such purpose
as a temporary use.

Response: No trailers, travel trailers, mobile coaches, or such vehicles will be used
for the purpose of conducting a trade or calling or for the storage of material unless
approved as a temporary use.

D. Fences:
1. General Provisions:

a. Fencing within the Village Zone shall be in compliance with
the Master Fencing Program in the adopted Architectural
Pattern Book for the appropriate SAP.

b. When two or more properties with different setbacks abut,
the property with the largest front yard setback requirement
shall be used to determine the length and height of the shard
side yard fence, as required by section 4.125 above.

c. The development Review Board may, in their discretion,
require such fencing as deemed necessary to promote and
provide traffic safety, noise mitigation, and nuisance
abatement, and the compatibility of different uses permitted
on adjacent lots of the same zone and on adjacent lots of
different zones.

2. Residential:

a. The maximum height of any fence located in the required
front yard of a residential development shall not exceed
three (3) feet.

b. Fences on residential lots shall not include chain link, barbed
wire, razor wire, electrically charged wire, or be constructed
of sheathing material such as plywood or flake board. Fences
in residential areas that protect wetlands, or other sensitive
areas, may be chain link.

Response: The SAP North Amended Master Fencing Plan shows Enhanced Full View
or Partial View Fence with Landscaping along Tooze Road. Residential lot fencing will
occur in compliance with the fencing specified for the specific lot type and style in
accordance with the SAP North Master Fencing Plan. Residential lot fencing occurs
when each home is constructed, details of which are provided with Building Permit
review.
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E. Recreational Area in Multi-Family Residential and Mixed Use
Developments

Response: The proposed PDP includes lots for the development of single family
residential homes; therefore this standard does not apply.

F. Fire Protection:

1. All structures shall include a rated fire suppression system (i.e.,
sprinklers), as approved by the Fire Marshal

Response: All of the homes within the proposed PDP area will include appropriate
fire suppression systems. This will be verified with review of future building permit
applications.

Table V-1 Development Standards

Response: The Tentative Plat (see Section IVB in this Notebook) depicts proposed
lot sizes and dimensions. All of the lots will be developed with single family detached
dwelling units. All of the lots meet applicable requirements, as addressed below. No
buildings are proposed with this application. Final compliance with these standards
will be reviewed at building permit submittal.

Single-Family Dwellings

Minimum lot size: 2,250 square feet
Minimum lot width: 35 feet
Minimum lot depth: 50 feet

Response: All lots within the proposed tentative plat meet the minimum lot size
requirement and meet the minimum lot width and depth specified for Small, Medium,
Standard, and Large lots in the SAP North Architectural Pattern Book, with allowed
variations for site features, such as road alignment or site topography.

(.07) GENERAL REGULATIONS - OFF-STREET PARKING, LOADING & BICYCLE PARKING

Except as required by Subsections (A) through (D), below, the requirements
of Section 4.155 shall apply within the village zone.

A. General Provisions:

1. The provision and maintenance of off-street parking spaces is
a continuing obligation of the property owner. The standards
set forth herein shall be considered by the Development
Review Board as minimum criteria.

2. The Board shall have the authority to grant variances or
refinements to these standards in keeping with the purposes
and objectives set forth in this zone.

Response: The applicant acknowledges that the provision and maintenance of off-
street parking is the continuing obligation of the property owner. There are no
variances or refinements to the standards of this section proposed with this
application.
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Minimum and Maximum Off-Street Parking Requirements:

1. Table V-2, Off-Street Parking Requirements, below, shall be
used to determine the minimum and maximum parking
standards for noted land uses. The number of required
parking spaces shown in Table V-2 shall be determined by
rounding to the nearest whole parking space...

Table V-2: Off-Street Parking Requirements

Min. Vehicle Max. Bicycle Bicycle
Category Spaces Vehicle | Short Term Long
Spaces Term
Single Family Detached Dwelling 1.0/DU NR NR NR
Units
Response: Each of the homes will provide a minimum of a two-car garage in
compliance with this standard.
C. Minimum Off-Street Loading Requirements:
Response: The proposed PDP includes lots for development of single family homes;

therefore no loading areas are required.

D.
Response:

Bicycle Parking Requirements:

The proposed PDP includes single family detached residential units.

There is no bicycle parking requirement for these unit types, as noted in Table V-2
above, therefore these standards do not apply.

(.08) OPEN SPACE

Open space shall be provided as follows:

A.

In all residential developments and in mixed-use developments
where the majority of the developed square footage is to be in
residential use, at least twenty-five percent (25%) of the area shall
be open space, excluding street pavement and surface parking. In
multi-phased developments, individual phases are not required to
meet the 25% standard as long as an approved Specific Area Plan
demonstrates that the overall development shall provide a minimum
of 25% open space. Required front yard areas shall not be counted
towards the required open space area. Required rear yard areas and
other landscaped areas that are not within required front or side
yards may be counted as part of the required open space.

Open space area required by this Section may, at the discretion of
the Development Review Board, be protected by a conservation
easement or dedicated to the City, either rights in fee or easement,
without altering the density or other development standards of the
proposed development. Provided that, if the dedication is for public
park purposes, the size and amount of the proposed dedication shall
meet the criteria of the City of Wilsonville standards. The square
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footage of any land, whether dedicated or not, which is used for
open space shall be deemed a part of the development site for the
purpose of computing density or allowable lot coverage. See SROZ
provisions, Section 4.139.10.

C. The Development Review Board may specify the method of assuring
the long-term protection and maintenance of open space and/or
recreational areas. Where such protection or maintenance are the
responsibility of a private party or homeowners’ association, the City
Attorney shall review and approve any pertinent bylaws, covenants,
or agreements prior to recordation.

Response: The Parks Master Plan for Villebois states that there are 58.42 acres of
parks and 101.31 acres of open space for a total of 159.73 acres within Villebois,
approximately 33%. An amendment to SAP North to add information for Phase 5 has
been submitted concurrently, which adds linear greens and provides the Regional
Parks shown in the Master Plan. Phase 5 of SAP - North is proposing larger parks and
more open space than what is in the Parks & Open Space Plan of the Villebois Village
Master Plan. Therefore, there is a sufficient amount of parks and open space.

(.09) STREET & ACCESS IMPROVEMENT STANDARDS

A. Except as noted below, the provisions of Section 4.177 apply within
the Village zone:

1. Generally:

a) All street alignment and access improvements shall
conform to the Villebois Village Master Plan, or as
refined in the Specific Area Plan, Preliminary
Development Plan, or Final Development Plan and the
following standards:

Response: The street alignments and access improvements within this PDP are
consistent with those shown in the concurrent SAP North Amendment.

i. All street improvements shall conform to the
Public Works Standards and shall provide for
the continuation of streets through proposed
developments to adjoining properties or
subdivisions, according to the Master Plan.

Response: All street improvements within this PDP will comply with the applicable
Public Works Standards. The street system within this PDP is designed to provide for
the continuation of streets within Villebois and to adjoining properties or subdivisions
according to the Master Plan. The street system is illustrated on the Circulation Plan
(see Section 111B of this Notebook).

ii. All streets shall be developed with curbs,
landscape strips, bikeways or pedestrian
pathways, according to the Master Plan.
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Response: All streets within this PDP will be developed with curbs, landscape
strips, sidewalks, and bikeways or pedestrian pathways as depicted on the Circulation
Plan (Section IIIB of this Notebook) and in accordance with the Master Plan.

2. Intersections of streets

a)

b)

Angles: Streets shall intersect one another at angles
not less than 90 degrees, unless existing development
or topography makes it impractical.

Intersections: If the intersection cannot be designed
to form a right angle, then the right-of-way and paving
within the acute angle shall have a minimum of thirty
(30) foot centerline radius and said angle shall not be
less than sixty (60) degrees. Any angle less than ninety
(90) degrees shall require approval by the City
Engineer after consultation with the Fire District.

Response: The plan sheets located in Section IlIB of this Notebook demonstrate
that all proposed streets will intersect at angles consistent with the above standards.

c)

Offsets: Opposing intersections shall be designed so
that no offset dangerous to the traveling public is
created. Intersections shall be separated by at least:

i. 1000 ft. for major arterials
ii. 600 ft. for minor arterials
iii. 100 ft. for major collector
iv. 50 ft. for minor collector

Response: The plan sheets located in Section IlIB of this Notebook demonstrate
that opposing intersections on public streets are offset, as appropriate, so that no
danger to the traveling public is created.

d)

Curb Extensions:

i Curb extensions at intersections shall be shown
on the Specific Area Plans required in
subsection 4.125(.18)(C) through (F) below,
and shall:

e Not obstruct bicycle lanes on collector
streets.

e Provide a minimum 20 foot wide clear
distance between curb extensions all local
residential street intersections shall have,
shall meet minimum turning radius
requirements of the Public Works
Standards, and shall facilitate fire truck
turning movements as required by the Fire
District.

Response: Curb extensions are shown on the Circulation Plan (see Section I1IB).
The attached drawings illustrate that all street intersections will have a minimum 20
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foot wide clear distance between curb extensions on all local residential street
intersections. No collector streets are located within PDP 5N.

3. Street grades shall be a maximum of 6% on arterials and 8%
for collector and local streets. Where topographic conditions
dictate, grades in excess of 8%, but not more than 12%, may
be permitted for short distances, as approved by the City
Engineer, where topographic conditions or existing
improvements warrant modification of these standards.

Response: The Grading & Erosion Control Plan located in Section |IIB,
demonstrates that proposed streets can comply with this standard.

4. Centerline Radius Street Curves:

The minimum centerline radius street curves shall be as
follows:

a) Arterial streets: 600 feet, but may be reduced to 400
feet in commercial areas, as approved by City
Engineer.

b) Collector streets: 600 feet, but may be reduced to
conform with the Public Works Standards, as approved
by the City Engineer.

c) Local streets: 75 feet

Response: The plan sheets in Notebook Section 11IB demonstrate that all streets
will comply with the above standards.

5. Rights-of-way:
a) See (.09) (A), above.

Response: Proposed rights-of-way are shown on the plan sheets located in Section
[1IB of this Notebook. Rights-of-way will be dedicated and a waiver of remonstrance
against the formation of a local improvement district will be recorded with recordation
of a final plat in accordance with Section 4.177.

6. Access drives.
a) See (.09) (A), above.
b) 16 feet for two-way traffic.

Response: Access drives (alleys) will be paved at least 16-feet in width within a
20-foot tract, as shown on the Circulation Plan. In accordance with Section 4.177,
all access drives will be constructed with a hard surface capable of carrying a 23-ton
load. Easements for fire access will be dedicated as required by the fire department.
All access drives will be designed to provide a clear travel lane free from any
obstructions
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7. Clear Vision Areas
a) See (.09) (A), above.

Response: Clear vision areas will be provided and maintained in compliance with
the Section 4.177.

8. Vertical clearance:
a) See (.09) (A), above.

Response: Vertical clearance will be provided and maintained in compliance with
the Section 4.177.

9. Interim Improvement Standard:
a) See (.09) (A), above.

Response: There are no interim improvements being proposed on the subject site.
Therefore, this standard is not applicable.

(.10) SIDEWALK AND PATHWAY IMPROVEMENT STANDARDS
A. The provisions of Section 4.178 shall apply within the Village zone.

Response: All sidewalks and pathways within SAP North will be constructed in
accordance with the standards of Section 4.154 (which replaced 4.178) and the
Villebois Village Master Plan. Sidewalks and pathways are shown in the street cross-
sections on the Circulation Plan (see Section IIIB of this notebook).

(.11) LANDSCAPING, SCREENING AND BUFFERING

A. Except as noted below, the provisions of Section 4.176 shall apply in
the Village zone:

1. Streets in the Village zone shall be developed with street
trees as described in the Community Elements Book.

Response: The Street Tree/Lighting Plan shows the street trees proposed within
this PDP. The trees are in conformance with the Community Elements Book.

(.12) MASTER SIGNAGE AND WAYFINDING

Response: The site does not include any special signage or wayfinding elements.
Therefore this standard is not applicable.

(.14) DESIGN STANDARDS APPLYING TO THE VILLAGE ZONE

A. The following design standards implement the Design Principles
found in (.13), above, and enumerate the architectural details and
design requirements applicable to buildings and other features
within the Village (V) zone. The Design Standards are based
primarily on the features, types, and details of the residential
traditions in the Northwest, but are not intended to mandate a
particular style or fashion. All development within the Village zone
shall incorporate the following:
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1. Generally:
a. Flag lots are not permitted.

Response: No flag lots are proposed (see the Tentative Plat in Notebook Section
[1IB).

b. Dwellings on lots without alley access shall be at least
36 feet wide.

Response: As demonstrated by the Tentative Plat (see Notebook Section 1lIB), all
lots without alley access will have a lot width exceeding 36 feet.

C. The minimum lot depth for a single-family dwelling
with an accessory dwelling unit shall be 70 feet.

Response: None of the lots include accessory dwellings; therefore this standard
does not apply.

d. For Village Center lots facing two or more streets, two
of the facades shall be subject to the minimum
frontage width requirement. Where multiple buildings
are located on one lot, the facades of all buildings shall
be used to calculate the Minimum Building Frontage
Width.

Response: The proposed PDP is not located in the Village Center; therefore this
standard does not apply.

2. Building and site design shall include:

a. Proportions and massing of architectural elements
consistent with those established in an approved
Pattern Book or Village Center Design.

b. Materials, colors and architectural details executed in
a manner consistent with the methods included in an
approved Pattern Book, Community Elements Book or
approved Village Center Architectural Standards.

C. Protective overhangs or recesses at windows and
doors.

d. Raised stoops, terraces or porches at single-family
dwellings.

e. Exposed gutters, scuppers, and downspouts.

f. The protection of existing significant trees as
identified in an approved Community Elements Book.

g. A landscape plan in compliance with Section (.11),
above.

h. Building elevations of block complexes shall not repeat

an elevation found on an adjacent block.

i. Building elevations of detached buildings shall not
repeat an elevation found on buildings on adjacent
lots.

J- A porch shall have no more than three walls.
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k. A garage shall provide enclosure for the storage of no
more than three vehicles.

Response: This application requests PDP approval for single family detached
dwellings. No buildings are proposed at this time. Conformance with the Pattern
Book and Community Elements Book will assure consistency with the Design Standards
of subsection (.14). Subsequent Building Permit applications will review building and
site design for consistency with the Pattern Book.

The Street Tree/Lighting Plan (see Notebook Section IIIB) shows the street trees
proposed within this PDP in compliance with Section (.11), above. The trees have
been selected in conformance with the Community Elements Book.

Protection of existing trees is shown on the Tree Preservation Plan, in accordance
with the Community Elements Book. The Street Tree/Lighting Plan (see Section IlIB)
depicts street trees along rights-of-way within the subject Preliminary Development
Plan area. The Street Tree/Lighting Plan has been developed in conformance with the
Community Elements Book and the applicable standards of Section 4.176.

3. Lighting and site furnishings shall be in compliance with the
approved Community Elements Book.

Response: The Street Tree/Lighting Plan (see Section I1IB) shows proposed street
trees and lighting for this Preliminary Development Plan. These plans illustrate that
lighting and site furnishings will be provided in compliance with the Community
Elements Book, which has been submitted for refinements concurrently.

4. Building systems, as noted in Tables V-3 and V-4 (Permitted
Materials and Configurations), below, shall comply with the
materials, applications and configurations required therein.

Response: The PDP does not propose any buildings. Subsequent Building Permit
applications will review proposed buildings for consistency with the criteria of Table
V-3 and the Architectural Pattern Book.

(.18) VILLAGE ZONE DEVELOPMENT PERMIT PROCESS

B. Unigue Features and Processes of the Village (V) Zone. To be
developed, there are three (3) phases of project approval. Some of
these phases may be combined, but generally the approvals move
from the conceptual stage through to detailed architectural,
landscape and site plan review in stages. All development within the
Village zone shall be subject to the following processes:

2. Preliminary Development Plan (PDP) approval by the
Development Review Board, as set forth in Section
4.125(.18)(G) through (K) (Stage Il equivalent), below.
Following SAP approval, an applicant may file applications for
Preliminary Development Plan approval (Stage Il equivalent)
for an approved phase in accordance with the approved SAP,
and any conditions attached thereto. Land divisions may also
be preliminarily approved at this stage. Except for land
within the Central SAP or multi-family dwellings outside the
Central SAP, application for a zone change and Final
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Development Plan (FDP) shall be made concurrently with an
application for PDP approval. The SAP and PDP/FDP may be
reviewed simultaneously when a common ownership exists.

Final Development (FDP) approval by the Development
Review Board or the Planning Director, as set forth in Sections
4.125(.18)(L) through (P) (Site Design Review equivalent),
below, may occur as a separate phase for lands in the Central
SAP or multi-family dwellings outside the Central SAP.

Response: The Applicant is requesting approval of a Preliminary Development Plan
(PDP). Compliance with Sections 4.125(.18)(G) through (K) is demonstrated in the
following sections of this report. This PDP addresses Phase 5 of SAP North, as depicted
in the concurrent SAP North Amendment.

A request for preliminary approval of a tentative subdivision plat is submitted
concurrent with this PDP application (see Notebook Section IV). A request for a zone
change to Village (V) zone is submitted concurrent with this PDP application (see
Section V of this Notebook).

G. Preliminary Development Plan Approval Process:

1. An application for approval of a Preliminary Development
Plan for a development in an approved SAP shall:

a) Be filed with the City Planning Division for the entire
SAP, or when submission of the SAP in phases has been
authorized by the Development Review Board, for a
phase in the approved sequence.

Response: This PDP addresses Phase 5 of SAP North, as depicted by the concurrent
SAP North Amendment.

b) Be made by the owner of all affected property or the
owner’s authorized agent; and.

Response: This application is made by Polygon WLH, LLC. The application form,
which has been signed by the property owners, can be found in Exhibit IB along with
a copy of the vesting deeds.

c) Be filed on a form prescribed by the City Planning
Division and filed with said division and accompanied
by such fee as the City Council may prescribe by
resolution; and.

Response: The appropriate application form and fee have been filed with this
submittal. A copy of the form and fee are included in Sections 1B and IC, respectively.
d) Set forth the professional coordinator and professional

design team for the project; and.

Response: The professional coordinator and professional design team are set forth
in the Introductory Narrative, located in Section IA of this Notebook.
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e) State whether the development will include mixed
land uses, and if so, what uses and in what proportions
and locations.

Response: This PDP does not include mixed land uses. The proposed land uses are
shown on the Site/Land Use Plan, in Section I1I1B of this Notebook.

f) Include a preliminary land division (concurrently) per
Section 4.400, as applicable.

Response: This application includes a request for preliminary land division
approval. This request for approval of a Tentative Plat can be seen in Section IV of
this Notebook. This section includes a Supporting Compliance Report, the proposed
Tentative Plat, draft CC&R’s, a copy of the certification of liens & assessments form,
and the subdivision name approval from the County Surveyor’s Office.

g) Include a concurrent application for a Zone Map
Amendment (i.e., Zone Change) for the subject phase.

Response: This application includes a request for a zone map amendment to zone
all the tax lots in the Preliminary Development Plan area to Village (V). This zone
change request can be seen in Section V of this Notebook. This section includes a
Supporting Compliance Report, a Zone Change Map, and a legal description & sketch
of the proposed zone change area.

2. The application for Preliminary Development Plan approval
shall include conceptual and quantitatively accurate
representations of the entire development sufficient to
demonstrate conformance with the approved SAP and to
judge the scope, size and impact of the development on the
community and shall be accompanied by the following
information:

a) A boundary survey or a certified boundary description
by a surveyor licensed in the State of Oregon.

b) Topographic information sufficient to determine
direction and percentage of slopes, drainage patterns,
and in environmentally sensitive areas, (e.g., flood
plain, wetlands, forested areas, steep slopes or
adjacent to stream banks). Contour lines shall relate
to North American Vertical Datum of 1988 and be at
minimum intervals as follows:

)] One (1) foot contours for slopes of up to five
percent (5%);
i) Two (2) foot contours for slopes from six

percent (6%) to twelve (12%);

iii) Five (5) foot contours for slopes from twelve
percent (12%) to twenty percent (20%). These
slopes shall be clearly identified, and

iv) Ten (10) foot contours for slopes exceeding
twenty percent (20%).
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) The location of areas designated Significant Resource
Overlay Zone (SROZ), and associated 25-foot Impact
Areas, within the PDP and within 50 feet of the PDP
boundary, as required by Section 4.139.

Response: A certified boundary description by a surveyor licensed in the State of
Oregon is provided as the legal description and sketch for the zone map amendment
(see Section VC of this Notebook). Topographic information in accordance with
Sections 4.125(.18)G.2.b. & c. is shown on the Existing Conditions, located in Section
[IB of this Notebook.

d) A tabulation of the land area to be devoted to various
uses, and a calculation of the average residential
density per net acre.

Response: Following is a tabulation of land area devoted to the various uses and a
calculation of net residential density:

Gross Acreage 26.65 Acres
Linear Green Space 1.72 Acres
RP-6 6.43 Acres
Portion of RP-5 0.50 Acres
Public Streets 7.71 Acres
Lots and Alleys 10.29 Acres

Net Residential Density: 89 lots / 10.29 Acres = 8.65 units per net acre

e) The location, dimensions and names, as appropriate,
of existing and platted streets and alleys on and within
50 feet of the perimeter of the PDP, together with the
location of existing and planned easements, sidewalks,
bike routes and bikeways, trails, and the location of
other important features such as section lines, section
corners, and City boundary lines. The plan shall also
identify all trees 6 inches and greater d.b.h. on the
project site only.

Response: The above information is shown on the Existing Conditions, the
Tentative Plat, and the Circulation Plan. The Tree Preservation Plan identifies all
trees 6 inches and greater diameter at breast height (d.b.h.) within or adjacent to
developed areas on the project site. Tree numbers are identified on the Tree
Preservation Plan Sheets which correspond with the Tree Inventory in the Tree Report
(see Section VB). The plan sheets mentioned above can be found in Section 1IB of this
Notebook.
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) Conceptual drawings, illustrations and building
elevations for each of the listed housing products and
typical non-residential and mixed-use buildings to be
constructed within the Preliminary Development Plan
boundary, as identified in the approved SAP, and
where required, the approved Village Center Design.

Response: The proposed PDP includes Small, Medium, Standard, and Large lot
types, which are all detached single-family homes. Conceptual elevations for the
homes are included in Section IIIF of this Notebook.

a) A composite utility plan illustrating existing and
proposed water, sanitary sewer, and storm drainage
facilities necessary to serve the SAP.

Response: Proposed storm drainage facilities, and water and sanitary lines are
shown on the Composite Utility Plan (see Section IlIB in this Notebook).

h) If itis proposed that the Preliminary Development Plan
will be executed in Phases, the sequence thereof shall
be provided.

Response: The PDP is proposed to be executed in one phase.

)] A commitment by the applicant to provide a
performance bond or other acceptable security for the
capital improvements required by the project.

Response: The applicant will provide a performance bond or other acceptable
security for the capital improvements required by the project.

J) At the applicant’s expense, the City shall have a
Traffic Impact Analysis prepared, as required by
Section 4.030(.02)(B), to review the anticipated
traffic impacts of the proposed development. This
traffic report shall include an analysis of the impact of
the SAP on the local street and road network, and shall
specify the maximum projected average daily trips and
maximum parking demand associated with buildout of
the entire SAP, and it shall meet Subsection
4.140(.09)(J)(2).

Response: A copy of the Traffic Impact Analysis is provided in Section IIID of this
Notebook.
H. PDP Application Submittal Requirements:

1. The Preliminary Development Plan shall conform with the
approved Specific Area Plan, and shall include all information
required by (.18)(D)(1) and (2), plus the following:

a) The location of water, sewerage and drainage
facilities;
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b) Conceptual building and landscape plans and
elevations, sufficient to indicate the general character
of the development;

c) The general type and location of signs;

d) Topographic information as set forth in Section 4.035;

e) A map indicating the types and locations of all
proposed uses; and

f) A grading and erosion control plan illustrating existing
and proposed contours as prescribed previously in this
section.

Response: A concurrent SAP North Amendment has been submitted to add
information for Phase 5. The proposed PDP 5N conforms to the concurrent SAP North
Amendment. As demonstrated above, the PDP application includes all information
required by 4.125(.18)(D)(1) and (2), as applicable to a PDP.

The Existing Conditions shows the existing site features, including topographic
features. Proposed lots to be created for development are shown on the Tentative
Plat. The Grading and Erosion Control Plan shows the location of drainage facilities,
topographic information, and a grading and erosion control facilities. The Composite
Utility Plan indicates the proposed location of water and sanitary sewer lines and
drainage facilities. The Site/Land Use Plan indicates the types and locations of all
proposed uses in the Preliminary Development Plan (See Section I1IB of this Notebook).

Landscape plans for the linear greens and regional parks are located with the FDP
application materials in Section VII of the Notebook. The SAP North Signhage &
Wayfinding Plan shows that there are no special signs or wayfinding elements in this
proposal.

The proposed PDP includes Small, Medium, Standard, and Large lot types, which are
all detached single-family homes. Conceptual elevations for the homes within the PDP
will be provided for review by the City’s Architectural consultant prior to building
permit submittal and are in included in Section IlIF. Future proposed homes will be
designed to be consistent with the conceptual elevations in the Architectural Pattern
Book.

2. In addition to this information, and unless waived by the
City’s Community Development Director as enabled by
Section 4.008(.02))B), at the applicant’s expense, the City
shall have a Traffic Impact Analysis prepared, as required by
Section 4.030(.02)(B), to review the anticipated traffic
impacts of the proposed development. This traffic report
shall include an analysis of the impact of the PDP on the local
street and road network, and shall specify the maximum
projected average daily trips and maximum parking demand
associated with buildout of the entire PDP, and it shall meet
Subsection 4.140(.09)(J)(2) for the full development of all
five SAPs.

Response: A copy of the Traffic Impact Analysis is provided in Section IIID.

PDP 5 - NORTH PAGE 16
Supporting Compliance Report September 28, 2018



3. The Preliminary Development Plan shall be sufficiently
detailed to indicate fully the ultimate operation and
appearance of the phase of development. However, approval
of a Final Development Plan is a separate and more detailed
review of proposed design features, subject to the standards
of Section 4.125(.18)(L) through (P), and Section 4.400
through Section 4.450.

Response: The plan sheets for the proposed Preliminary Development Plan provide
sufficient detail to show the ultimate operation and appearance of the subject phase
of development. The FDP application for design of the included linear greens and
regional parks within the PDP area is submitted concurrent with this application (see
Notebook Section VII).

4. Copies of legal documents required by the Development
Review Board for dedication or reservation of public
facilities, or for the creation of a non-profit homeowner’s
association, shall also be submitted.

Response: Copies of legal documents will be provided as appropriate and required
by the Development Review Board.

l. PDP Approval Procedures

1. An application for PDP approval shall be reviewed using the
following procedures:

a) Notice of a public hearing before the Development
Review Board regarding a proposed PDP shall be made
in accordance with the procedures contained in
Section 4.012.

b) A public hearing shall be held on each such application
as provided in Section 4.013.

c) After such hearing, the Development Review Board
shall determine whether the proposal conforms to the
permit criteria set forth in this Code, and shall
approve, conditionally approve, or disapprove the
application.

Response: In accordance with the procedures contained in Section 4.012, the City
shall provide notice of a public hearing before the Development Review Board on the
proposed Preliminary Development Plan. This report, in conjunction with all
submitted information, demonstrates that the proposal conforms to the applicable
permit criteria set forth in the City’s Code.

J. PDP Refinements to Approved Specific Area Plan

1. In the process of reviewing a PDP for consistency with the
approved Specific Area Plan, the Development Review Board
may approve refinements, but not amendments, to the SAP.
Refinements to the SAP may be approved by the Development
Review Board as set forth in Section (.18)(J)(2), below.
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a) Refinements to the SAP are defined as:

I Changes to the street network or functional
classification of streets that do not significantly
reduce circulation system function or
connectivity for vehicles, bicycles or
pedestrians.

Response: An amendment to SAP North to add information for Phase 5 has been
submitted concurrently. PDP 5N shows street networks consistent with the concurrent
SAP North Amendment.

ii. Changes to the nature or location of parks
types, trails or open space that to not
significantly reduce function, usability,
connectivity, or overall distribution or
availability of these uses in the Preliminary
Development Plan.

Response: An amendment to SAP North to add information for Phase 5 has been
submitted concurrently. PDP 5N shows parks consistent with the concurrent SAP North
Amendment.

iii. Changes to the nature or location of utilities or
storm water facilities that do not significantly
reduce the service or function of the utility or
facility.

Response: An amendment to SAP North to add information for Phase 5 has been
submitted concurrently. PDP 5N shows utilities and stormwater facilities consistent
with the concurrent SAP North Amendment.

iv. Changes to the location or mix of land uses that
do not significantly alter the overall
distribution or availability of uses in the
Preliminary Development Plan. For the
purposes of this subsection, “land uses” or
“uses” are defined in the aggregate, with
specialty condos, mixed use condos, urban
apartments, condos, Vvillage apartments,
neighborhood apartments, row houses and
small detached uses comprising a land use
group and medium detached, standard
detached, large and estate uses comprising
another.

V. A change in density that does not exceed ten
percent, provided such density change has not
already been approved as a refinement to the
underlying SAP or PDP, and does not result in
fewer than 2,300 dwelling units in the Village.
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Response: An amendment to SAP North to add information for Phase 5 has been
submitted concurrently. PDP 5N proposes land uses and density consistent with the
concurrent SAP North Amendment.

vi. Changes that are significant under the above
definitions, but necessary to protect an
important community resource or improve the
function of collector or minor arterial
roadways.

a. As used herein, “significant” means:

i. More than ten percent of any
quantifiable matter, requirement, or
performance measure, as specified
in (.18)(J)(1)(a), above, or,

ii. That which negatively affects an
important, qualitative feature of the
subject, as specified in
(.18)(J)(1)(a), above.

Response: This PDP does not include refinements as it is consistent with the
concurrent SAP North Amendment application.

2. Refinements meeting the above definition may be approved by
the DRB upon the demonstration and finding that:

a) The refinements will equally or better meet the
conditions of the approved SAP, and the Goals, Policies
and Implementation Measures of the Villebois Village
Master Plan.

b) The refinement will not result in significant detrimental
impacts to the environment or natural or scenic resources
of the PDP and Village area, and

c) The refinement will not preclude an adjoining or
subsequent PDP or SAP from development consistent with
the approved SAP or Master Plan.

Response: As previously described in this report, a SAP Amendment has been
submitted to add information for Phase 5. PDP 5N is consistent with the concurrent
amendments to SAP North for Phase 5. No refinements are requested with the PDP.

3. Amendments to the SAP, not including SAP amendments for
phasing, must follow the same procedures applicable to adoption
of the SAP itself. Amendments are defined as changes to
elements of the SAP not constituting a refinement.

4. Amendments to the SAP for phasing will be processed as a Class
Il administrative review proposal.

Response: As previously described in this report, a SAP Amendment has been
submitted to add information for Phase 5. PDP 5N is consistent with the concurrent
amendments to SAP North for Phase 5. No refinements are requested with the PDP.
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K. PDP Approval Criteria

The Development Review Board may approve an application for a
PDP only upon finding that the following approval criteria are met:

1. That the proposed PDP:

a. Is consistent with the standards identified in this
section.

Response: This Supporting Compliance Report provides an explanation of how the
proposed development is consistent with the standards of the Village zone.

b. Complies with the applicable standards of the Planning
and Land Development Ordinance, including Section
4.140(.09)(I)(1)-(3).

Response: This Supporting Compliance Report provides an explanation of how the
proposed development is consistent with the applicable standards of the Planning and
Land Development Ordinance. A description of how the proposed development
complies with Section 4.140(.09)J.1-3 is included in the subsequent pages of this
report.
C. Is consistent with the approved Specific Area Plan in
which it is located.

Response: A SAP North Amendment has been submitted concurrent with PDP 5N.
The proposed Preliminary Development Plan is consistent with Specific Area Plan -
North Amendment, as demonstrated by the plan sheets located in Section IlIB and as
described in this report.

d. Is consistent with the approved Pattern Book and,
where required, the approved Village Center
Architectural Standards

Response: No buildings are proposed with this Preliminary Development Plan.
Subsequent Building Permit applications for residential buildings in this Preliminary
Development Plan will document compliance with the Architectural Pattern Book.
However, proposed lots are sized to accommodate proposed uses in a manner
consistent with Table V-1 and the Architectural Pattern Book.

COMMUNITY ELEMENTS BOOK

Lighting Master Plan

Response: This PDP application includes plans for street lighting within PDP 5
North as illustrated on the Street Tree/Lighting Plan (see Notebook Section Ill). The
proposed lighting is consistent with the amended Community Elements Book.

Curb Extensions

Response: As shown on the Tentative Plat (see Notebook Section V), curb
extensions are proposed at a number of intersections in the PDP area. The location of
these curb extensions is consistent with the Curb Extension Concept Plan Diagram in
the amended Community Elements Book.
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Street Tree Master Plan

Response: As shown on the Street Tree/Lighting Plan (see Notebook Section I1IB),
street trees proposed along the streets in the PDP area are consistent with the
respective designated street tree lists.

Site Furnishings

Response: Regional Park 6 will contain benches, picnic tables, trash receptacles,
play equipment, etc., as shown in the Details page of the PDP Plans in Section VIIB of
this Notebook.

Play Structures

Response: A Play area is being proposed in RP-6 close to Cherbourg Lane. There
are also multiple creative play areas throughout the development, including in the
linear greens and the pocket park along the eastern property boundary.

Tree Protection

Response: The Tree Protection component of the Community Elements Book for
SAP - North (page 18) describes the goal, policies, and implementation measures that
were used to promote the protection of existing trees in the design of the PDP area.
A Tree Preservation Plan has been prepared for this PDP, consistent with
Implementation Measures 1 and 2 of the Tree Protection component of the Community
Elements Book. The Tree Preservation Plan shows the trees that are proposed for
preservation. The Tree Preservation Plan was based on a Tree Report prepared by
Morgan E. Holen, a certified arborist (see Section VIC of this notebook).

Plant List

Response: The Community Elements Book, approved with the concurrent SAP -
North Amendment, contains a Plant List (pages 19-21) of non-native and native trees,
shrubs, and groundcovers, ferns, herbs, vines, perennials, grasses, and bulbs for
species to plant throughout Villebois. Within the rights-of-way in this PDP, only street
trees and rainwater components are proposed. Additional landscaping details are
provided with the FDP application which is submitted concurrent with this PDP (see
Section VIl of this Notebook).

MASTER SIGNAGE AND WAYFINDING PLAN

Response: No special signage or wayfinding is being proposed in Phase 5 as shown
in the Master Plan.

RAINWATER PROGRAM

Response: A Rainwater Management Plan is included with the supporting utility
reports located in Section IlIC of this Notebook. Rainwater will be treated as shown
on the Composite Utility Plan (see Notebook Section IIIB). The rainwater components
will be detailed within subsequent construction drawings. Proposed rainwater
management is consistent with the rainwater program for SAP North, as described in
the supporting compliance report for the amendment to Specific Area Plan North
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(Section IIA) and as demonstrated in the attached Rainwater Management Plan (see
Notebook Section IIIC).

3. If the PDP is to be phased, that the phasing schedule is reasonable
and does not exceed two years between commencement of
development of the first, and completion of the last phase, unless
otherwise authorized by the Development Review Board.

Response: The PDP is proposed to be executed in one phase.

4. Parks within each PDP or PDP phase shall be constructed prior to
occupancy of 50% of the dwelling units in the PDP or PDP phase,
unless weather or special circumstances prohibit completion, in
which case bonding for the improvements shall be permitted.

Response: The parks within PDP 5N will be completed prior to occupancy of 50%
of the housing units, as required. Bonding will be provided if special circumstances
prohibit completion.

5. In the Central SAP, parks shall be constructed within each PDP as
provided above, and that pro-rata portion of the estimated cost
of Central SAP parks not within the PDP, calculated on a dwelling
unit basis, shall be bonded or otherwise secured to the
satisfaction of the city.

Response: The proposed PDP is within SAP North and is not within the Central SAP
Area, therefore this standard does not apply.

6. The Development Review Board may require modifications to the
PDP, or otherwise impose such conditions as it may deem
necessary to ensure conformance with the approved SAP, the
Villebois Village Master Plan, and compliance with applicable
requirements and standards of the Planning and Land
Development Ordinance, and the standards of this section.

Response: This report demonstrates that the proposed Preliminary Development
Plan is in conformance with the Specific Area Plan - North Amendment, and thus, the
Villebois Village Master Plan as well as the applicable requirements and standards of
the Planning and Land Development Ordinance.

SECTION 4.139 SIGNIFICANT RESOURCE OVERLAY ZONE (SROZ) ORDINANCE

Response: The proposed development will not have a significant adverse effect
upon an SROZ area as none exist on the site. A portion of the northeast part of the
property was previously mapped as including an SROZ wetland. Mirth Walker, with
SWCA, has evaluated the existing wetlands and found them to be isolated and not
locally significant. SWCA has determined these wetlands should not be classified as
locally significant. The SAP Amendment supporting compliance report includes a
request to remove the SROZ designation from the site (See Notebook Section VII).
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SECTION 4.140

PLANNED DEVELOPMENT REGULATIONS

(.09) FINAL APPROVAL (STAGE TwO)

J. A planned development permit may be granted by the Development
Review Board only if it is found that the development conforms to
all the following criteria, as well as to the Planned Development
Regulations in Section 4.140:

1.

The location, design, size and uses, both separately and as a
whole, are consistent with the Comprehensive Plan, and with
any other applicable plan, development map or Ordinance
adopted by the City Council.

Response: This Supporting Compliance Report demonstrates that the location,
design, size, and uses proposed with the PDP are both separately and as a whole
consistent with SAP North, and thus the Villebois Village Master Plan, the City’s
Comprehensive Plan designation of Residential - Village for the area, and the City’s
Planning and Land Development Ordinance.

2.

That the location, design, size and uses are such that traffic
generated by the development at the most probable used
intersection(s) can be accommodated safely and without
congestion in excess of Level of Service D, as defined in the
Highway Capacity manual published by the National Highway
Research Board, on existing or immediately planned arterial
or collector streets and will, in the case of commercial or
industrial developments, avoid traversing local streets.
Immediately planned arterial and collector streets are those
listed in the City’s adopted Capital Improvement Program, for
which funding has been approved or committed, and that are
scheduled for completion within two years of occupancy of
the development or four year if they are an associated
crossing, interchange, or approach street improvement to
Interstate 5.

Response: A copy of the Traffic Impact Analysis is attached in Section IIID of this

Notebook.

a. In determining levels of Service D, the City shall hire a
traffic engineer at the applicant’s expense who shall
prepare a written report containing the following
minimum information for consideration by the
Development Review Board:

i An estimate of the amount of traffic generated
by the proposed development, the likely routes
of travel of the estimated generated traffic,
and the source(s) of information of the
estimate of the traffic generated and the likely
routes of travel; (Amended by Ord 561,
adopted 12/15/03.)
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ii. What impact the estimate generated traffic will
have on existing level of service including
traffic generated by (1) the development itself,
(2) all existing developments, (3) Stage Il
developments approved but not yet built, and
(4) all developments that have vested traffic
generation rights under section 4.140(.10),
through the most probable used
intersection(s), including state and county
intersections, at the time of peak level of
traffic. This analysis shall be conducted for
each direction of travel if backup from other
intersections will interfere with intersection
operations. (Amended by Ord 561, adopted
12/15/03.).

Response: A copy of the Traffic Impact Analysis is attached in Section IIID of this
Notebook.
b. The following are exempt from meeting the Level of
Service D criteria standard:

i. A planned development or expansion
thereof which generates three (3) new
p.m. peak hour traffic trips or less;

ii. A planned development or expansion
thereof which provides an essential
governmental service.

Response: This PDP does not request an exemption from meeting the Level of
Service D; therefore this criterion does not apply to this project.

C. Traffic generated by development exempted under
this subsection on or after Ordinance No. 463 was
enacted shall not be counted in determining levels of
service for any future applicant. (Added by Ord 561,
adopted 12/15/03.)

Response: A copy of the Traffic Impact Analysis is attached in Section IIID of this
Notebook.

d. Exemptions under ‘b’ of this subsection shall not
exempt the development or expansion from payment
of system development charges or other applicable
regulations. (Added by Ord 561, adopted 12/15/03.)

Response: The subject PDP is not exempt from subsection ‘b’ and the system
development charges will be provided as required.

e. In no case will development be permitted that creates
an aggregate level of traffic at LOS “F”. (Added by Ord
561, adopted 12/15/03.)

Response: A copy of the Traffic Impact Analysis is attached in Section IIID of this
Notebook.
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3. That the location, design, size and uses are such that the
residents or establishments to be accommodated will be
adequately served by existing or immediately planned
facilities and services.

Response: This Supporting Compliance Report, the Utility and Drainage Reports
(see Section IIIC of this notebook) and the plan sheets (see Composite Utility Plan in
Section I1IB) show that the future residents of PDP 5N will be adequately served by the
planned facilities and services.

SECTION 4.154 ON-SITE PEDESTRIAN ACCESS AND CIRCULATION

(.02) On-site Pedestrian Access and Circulation
i. The purpose of this section is to implement the pedestrian access
and connectivity policies of the Transportation System Plan. It is
intended to provide for safe, reasonably direct, and convenient

pedestrian access and circulation.

Response: PDP 5N will be in compliance with Section 4.154 and provide for safe,
reasonably direct, and convenient pedestrian access and circulation, as described
below.

ii. Standards. Development shall conform to all the following standards:
1. Continuous Pathway System. A pedestrian pathway system
shall extend throughout the development site and connect to
adjacent sidewalks, and to all future phases of the
development, as applicable.

Response: Pedestrian pathway systems (sidewalks) in PDP 5N extend throughout
the development site and connect to adjacent sidewalks. Pathways exist to facilitate
traffic through the park in the northwestern portion of the site (RP-6) and to the edges
of the subject site to facilitate connectivity to adjacent properties. The Tonquin Trail,
a regional trail system, meanders through RP-6 from the northeast corner to the
southwest corner into RP-5. It is facilitated by a wide pathway, which connects to
other smaller pathways that provide connections to the nearby street and sidewalk
system.

2. Safe, Direct, and Convenient. Pathways within developments
shall provide safe, reasonably direct, and convenient
connections between primary building entrances and all
adjacent parking areas, recreational areas/playgrounds, and
public rights-of-way and crosswalks based on all of the
following criteria:

Response: Pathways provide safe, reasonably direct, and convenient connections
between adjacent RP-6 in the center of the site. All nearby lots in Phase 5 will be
connected to the sidewalk system, which sufficiently facilitates pedestrian and cyclist
traffic to nearby amenities, including RP-5, RP-6, linear greens and pocket parks. All
proposed playgrounds, dog parks, sport courts, etc., will have access to pedestrian
facilities capable of facilitating a sufficient level of traffic generated by these uses.

a. Pedestrian pathways area designed primarily for
pedestrian safety and convenience, meaning they

PDP 5 - NORTH PAGE 25
Supporting Compliance Report September 28, 2018



are free from hazards and provide a reasonably
smooth and consistent surface.

Response: Pedestrian pathways will be free from hazards and will provide a
reasonably smooth and consistent surface.

b. The pathway is reasonably direct. A pathway is
reasonably direct when it follows a route between
destinations that does not involve a significant
amount of unnecessary out-of-direction travel.

Response: The pathways will be reasonably direct and will not involve a significant
amount of unnecessary out-of-direction travel.

C. The pathway connects to all primary building
entrances and is consistent with the Americans with
Disabilities Act (ADA) requirements.

Response: The pathways connect to the front of each home and are consistent
with the Americans with Disabilities Act (ADA) requirements.

d. All parking lots larger than three acres in size shall
provide an internal bicycle and pedestrian pathway
pursuant to Section 4.155(.03)(B.)(3.)(d.).

Response: There are no parking lots greater than three acres within PDP 5N;
therefore this criteria is not applicable.

3. Vehicle/Pathway Separation. Except as required for
crosswalks, per subsection 4, below, where a pathway abuts
a driveway or street it shall be vertically or horizontally
separated from the vehicular lane. For example, a pathway
may be vertically raised six inches above the abutting travel
lane, or horizontally separated by a row of bollards.

Response: Pedestrian pathways will be separated from the vehicle lane by a
mountable curb.

4. Crosswalks. Where a pathway crosses a parking area or
driveway, it shall be clearly marking with a contrasting paint
or paving materials (e.g., pavers, light-color concrete inlay
between asphalt, or similar contrast).

Response: No crosswalks, cross alleys or parking areas in PDP 5N; therefore, this
criteria is not applicable.

5. Pathway Width and Surface. Primary pathways shall be
constructed concrete, asphalt, brick/masonry pavers, or
other durable surface, and not less than five (5) feet wide.
Secondary pathways and pedestrian trails may have an
alternative surface except as otherwise required by the ADA.

Response: Primary pathways will be constructed of concrete that are at least
five (5) feet in width.
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6. All pathways shall be clearly marked with appropriate
standard signs.

Response: Pathways will be clearly marked with appropriate standard signs.
SECTION 4.171 GENERAL REGULATIONS - PROTECTION OF NATURAL FEATURES & OTHER
RESOURCES

(.02) General Terrain Preparation

A. All developments shall be planned designed, constructed and
maintained with maximum regard to natural terrain features and
topography, especially hillside areas, floodplains, and other
significant land forms.

B. All grading, filling and excavating done in connection with any
development shall be in accordance with the Uniform Building Code,
all development shall be planned, designed, constructed and
maintained so as to:

1. Limit the extent of disturbance of soils and site by grading,
excavation and other land alterations.

2. Avoid substantial probabilities of: (1) accelerated erosion;
(2) pollution, contamination or siltation of lakes, rivers,
streams and wetlands; (3) damage to vegetation; (4) injury to
wildlife and fish habitats.

3. Minimize the removal of trees and other native vegetation
that stabilize hillsides, retain moisture, reduce erosion,
siltation and nutrient runoff, and preserve the natural scenic
character.

Response: The plan sheets located in Section IlIB demonstrate that the subject
Preliminary Development Plan is designed with maximum regard to natural terrain
features and topography. The subject PDP does not contain hillside or flood plain
areas. The Grading and Erosion Control Plan shows proposed grading within the
subject area and the Tree Preservation Plan shows proposed tree preservation.

All subsequent grading, filling, and excavating will be done in accordance with the
Uniform Building Code. Disturbance of soils and removal of trees and other native
vegetation will be limited to the extent necessary to construct the proposed
development. Construction will occur in a manner that avoids substantial probabilities
of accelerated erosion; pollution, contamination or siltation of lakes, rivers, streams
and wetlands; damage to vegetation; and injury to wildlife and fish habitats.

(.03) Hillsides: All developments proposed on slopes greater than 25% shall be
limited to the extent that:

Response: The subject Preliminary Development Plan does not include any areas
of slopes in excess of 25%. Therefore, this standard does not apply to this application.
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(.04) Trees and Wooded Areas.

A. All developments shall be planned, designed, constructed and
maintained so that:

1. Existing vegetation is not disturbed, injured, or removed
prior to site development and prior to an approved plan for
circulation, parking and structure location.

2. Existing wooded areas, significant clumps/groves of trees and
vegetation, and all trees with a diameter at breast height of
six inches or greater shall be incorporated into the
development plan and protected wherever feasible.

3. Existing trees are preserved within any right-of-way when
such trees are suitably located, healthy, and when approved
grading allows.

B. Trees and woodland areas to be retained shall be protected during
site preparation and construction according to City Public Works
design specifications, by:

1. Avoiding disturbance of the roots by grading and/or
compacting activity.

2. Providing for drainage and water and air filtration to the roots
of trees which will be covered with impermeable surfaces.

3. Requiring, if necessary, the advisory expertise of a registered
arborist/horticulturist both during and after site preparation.

4. Requiring, if necessary, a special maintenance, management
program to insure survival of specific woodland areas of
specimen trees or individual heritage status trees.

Response: The Tree Preservation Plan, located in Section IlIB, depicts existing
trees within the subject area and identifies trees to be retained and to be removed.
This application includes a request for approval of a Type “C” Tree Removal Plan,
which can be found in Section VI of this Notebook.

Section IIIE and Section VIB include the Tree Report prepared by Morgan Holen, which
addresses existing trees and development impacts within the subject area, a tree
inventory and tree mitigation details. The information contained in Section IlIB
demonstrates that the subject Preliminary Development Plan is designed to
incorporate trees with a diameter at breast height of six inches or greater into the
plan where feasible.

(.05) High Voltage Power line Easements and Rights of Way and Petroleum
Pipeline Easements:

A. Due to the restrictions placed on these lands, no residential
structures shall be allowed within high voltage powerline easements
and rights of way and petroleum pipeline easements, and any
development, particularly residential, adjacent to high voltage
powerline easements and rights of way and petroleum pipeline
easement shall be carefully reviewed.

PDP 5 - NORTH PAGE 28
Supporting Compliance Report September 28, 2018



B. Any proposed non-residential development within high voltage
powerline easements and rights of way and petroleum pipeline
easements shall be coordinated with and approved by the Bonneville
Power Administration, Portland General Electric Company or other
appropriate utility, depending on the easement or right of way
ownership.

Response: This Preliminary Development Plan does not contain any high voltage
powerline or petroleum pipeline easements or rights of way.

(.06) Hazards to Safety: Purpose:

A. To protect lives and property from natural or human-induced
geologic or hydrologic hazards and disasters.

B. To protect lives and property from damage due to soil hazards.

C. To protect lives and property from forest and brush fires.

D. To avoid financial loss resulting from development in hazard areas.

Response: Development of the subject area will occur in a manner that minimizes
potential hazards to safety.

(.07) Standards for Earth Movement Hazard Areas:

A. No development or grading shall be allowed in areas of land
movement, slump or earth flow, and mud or debris flow, except
under one of the following conditions.

Response: Development of the subject area will occur in a manner that minimizes
potential hazards to safety. No earth movement hazard areas have been identified
within the subject PDP area.

(.08) Standards for Soil Hazard Areas:

A. Appropriate siting and design safeguards shall insure structural
stability and proper drainage of foundation and crawl space areas for
development on land with any of the following soil conditions: wet
or high water table; high shrink-swell capability; compressible or
organic; and shallow depth-to-bedrock.

B. The principal source of information for determining soil hazards is
the State DOGAMI Bulletin 99 and any subsequent bulleting and
accompanying maps. Approved site-specific soil studies shall be used
to identify the extent and severity of the hazardous conditions on
the site, and to update the soil hazards database accordingly.

Response: Development of the subject area will occur in a manner that minimizes
potential hazards to safety. No soil hazard areas have been identified within the
subject area.

(.09) Historic Protection: Purpose:

A. To preserve structures, sites, objects, and areas within the City of
Wilsonville having historic, cultural, or archaeological significance.
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Response: No Historic / Cultural Resources were identified on the site (Section
[ID).

SECTION 4.172 FLOOD PLAIN REGULATIONS
Response: The subject PDP does not include any flood plain areas.

SECTION 4.176 LANDSCAPING, SCREENING & BUFFERING
Response: Landscaping will be provided in accordance with the standards in

Section 4.176. The Street Tree/Lighting Plan depicts street trees along rights-of-way
within the subject Preliminary Development Plan area. The plan has been developed
in conformance with the Community Elements Book and the applicable standards of
Section 4.176. Landscaping in the linear greens will be reviewed with the concurrent
FDP application in Section VI of this Notebook.

SECTION 4.177 STREET IMPROVEMENT STANDARDS

Response: The rights-of-way proposed within the subject PDP are shown on the
plan sheets in Section IIB. Rights-of-way will be dedicated and a waiver of
remonstrance against the formation of a local improvement district will be recorded
with the final plat.

The plan sheets located in Section IlIB demonstrate that all proposed access drives
(alleys) within the PDP area will have a minimum improvement width of 16 feet and
will provide two-way travel. All access drives will be constructed with a hard surface
capable of carrying a 23-ton load. Easements for fire access will be dedicated as
required by the fire department. All access drives will be designed to provide a clear
travel lane free from any obstructions.

Clear vision areas will be maintained in accordance with the standards of Subsection
4.177(.01)(1). Vertical clearance will be maintained over all streets and access drives
in accordance with Subsection 4.177(.01)(J).

SECTION 4.610.40 TYPE C PERMIT

A request for approval of the Tree Removal Plan for PDP 5 North can be found in
Section VI of this Notebook.

. PROPOSAL SUMMARY & CONCLUSION

This Supporting Compliance Report demonstrates compliance with the applicable
requirements of the Village Zone and other applicable requirements of the City of
Wilsonville Planning & Land Development Ordinance for the requested Preliminary
Development Plan. Therefore, the applicant requests approval of this application.
Concurrent applications for Specific Area Plan North Amendment and Significant
Resource Overlay Zone Map Refinement, Tentative Plat, Zone Change, Tree Removal
Plan, Final Development Plan and SROZ Map Refinement are included in this notebook
as Sections Il, 1ll, 1V, V, VI, and VII, respectively, pursuant to City requirements.
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%‘.. N W8 Nk ) 7 SYSTEM WAS USED:
Z Z 3 ’

CLASSIFICATION METHOD:

TREES WERE RATED BASED ON THE FOLLOWING

CONSIDERATIONS:

1. HEALTH

2. SPECIES (NATIVES WITH HABITAT AND ECOSYSTEM
VALUE)

3. COMPATIBILITY WITH DEVELOPMENT

4. FORM/ VISUAL INTEREST / MATURE SIZE

TREES RANKED AS IMPORTANT WERE RATED HIGH IN
ALL FOUR AREAS.

TREES IN THE GOOD CATEGORY HAD GOOD HEALTH
AND WERE A DESIRABLE SPECIES, BUT HAD
IRREGULAR FORM OR LESS COMPATIBILITY WITH
DEVELOPMENT.

TREES IN THE MODERATE CATEGORY HAD GOOD TO
MODERATE HEALTH AND FORM, BUT WERE A LESS
DESIRABLE SPECIES OR MAY BE LESS COMPATIBLE
WITH DEVELOPMENT.

TREES IN THE POOR CATEGORY HAD POOR HEALTH
AND/OR SUBSTANTIAL DAMAGE.

NOTES:

1. THE INFORMATION PROVIDED WITHIN THE
PROJECT BOUNDARY IS BASED ON AN ON-SITE
EVALUATION OF THE EXISTING TREES BY
ARBORIST MORGAN HOLEN AND WAS PROVIDED IN
A TREE REPORT DATE JULY 30, 2018 INCLUDED
WITH THE APPLICATION MATERIALS.
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INTRODUCTION

This report represents the analysis done for PDP 5N, hereby referred to as Clermont,
of the Villebois development. The intent of this report is to demonstrate that the
proposed water quality facilities comply with City of Wilsonville “Public Works
Standards” and are consistent with the original Coffee Lake Basin water quality
analysis. All calculations and supporting figures are included with this document.

PROJECT DESCRIPTION

PROJECT LOCATION

Clermont is located on tax lots 7200, 7290, 7300, 7400, 7500, and 7600 of Clackamas
County Tax Map 3S1W15AB. This portion of Villebois will consist of 89 residential
homes on property located to the south of Tooze Road and east of SW 110™" Avenue.
The total area of the development site is 26.11 acres.

PROJECT ZONING/LAND USE

SAP North in Villebois Village development has been assigned the land use designation
of Village zone by the City of Wilsonville. The Villebois Village Master Plan designates
this area further as a Residential Village. This area will be developed as an urban
village including single-family units of various sizes, a regional park, and parking
spaces.

EXISTING CONDITIONS

EXISTING TOPOGRAPHY, LAND USE, AND ONSITE DRAINAGE

This portion of the Villebois development drains northeast to the Coffee Lake Basin.
The development site is primarily open space in good condition and wood or forest
land with a scattering of houses and barns and pavement that make up approximately
7.8% impervious area within the site. The site falls within hydrologic groups B and C
per the Soil Survey Map for Clackamas County (Figure Al). The pre-developed
topography for the project site is shown in Figure A2.



SOIL CONDITIONS

Below is a summary of the existing soil conditions for Clermont.

TABLE 1
PROJECT SITE SOILS

SOIL NAME SCS SYMBOL HYDROLOGIC GROUP
ALOHA 1B C
LATOURELL 53A, 53B B
QUATAMA 71B, 71C C
WILLAMETTE 87A B
WOOKBURN 91C C

SCS CURVE NUMBERS

Below is a summary of the SCS curve numbers in accordance with the Conditions of
Approval for SAP North of the Villebois Village.

TABLE 2
SCS CURVE NUMBERS
LAND USE CURVE NUMBER
OPEN SPACE AND LANDSCAPING 80
COMMERCIAL AREAS 94
RIGHT-OF-WAYS
(based on 80% impervious - CN of 98 94.4

And 20% pervious - CN of 80)

RESIDENTIAL DEVELOPMENT
(1/8 acre of less)
RESIDENTIAL DEVELOPMENT
(1/4 acre)

90

83




DEVELOPED CONDITIONS

DEVELOPED DRAINAGE CONDITIONS

Stormwater runoff from the developed site will be collected by a series of catch
basins leading to an underground piping system. This system will transport the runoff
to a rain garden located on the northeast corner of the site. The treated water will
then be discharged into an existing wetland, where it will then go into an existing off-
site main line found within Tooze Road, eventually discharging into the Coffee Lake
Creek outlet.

HYDROLOGY
The site can be represented as one drainage shed (Shed R-2C) as shown on the

Developed Shed Map (Figure A3). The following Table summarizes the impervious area
information from Figure B5:

TABLE 3
DEVELOPED CONDITIONS HYDROFLOW INPUT PARAMETERS
Shed Area (acres) Percent Impervious
R-2C 26.11 53.7%

WATER QUANTITY

The City of Wilsonville Master Stormwater Plan currently does not require detention
within this portion of the Coffee Lake Basin.

WATER QUALITY

The City of Wilsonville requires that 65% removal of phosphorous be provided for
stormwater runoff if any new impervious surfaces are created during site
development. A permanent water quality facility must be constructed or funded to
reduce contaminants that enter the storm and surface water system. Impervious
surfaces shall include pavement, gravel roads, buildings, public and private roadways,
and other surfaces that contribute runoff to the surface water system. Water quality
requirements for Clermont will be addressed with pollution control manholes and
constructing a rain garden swale adjacent to an existing wetland.

A flow splitter manhole will direct low flows to the pollution control manhole, while
higher flows will bypass the rain garden.



The rain garden was sized using the BMP Sizing Tool software provided by the City of
Wilsonville. This facility will be sized to provide treatment for runoff from impervious
areas within this site. The rain garden will be sized to provide a minimum treatment
time of 9-minutes as required in the City of Wilsonville Public Works Standards. An
energy dissipation device will be constructed at the outfall to prevent erosive
velocities entering the facilities. Once treated the site runoff will continue to the east
via an underground pipe system to drain to the existing wetlands to the east. See
Appendix C for rain garden sizing calculations.

CONCLUSION

Water quality facilities for Clermont are consistent with the design requirements of
the City of Wilsonville. The rain garden has been designed to reduce post-
development phosphorous levels by 65 percent for the portion of SAP North
construction within the Coffee Lake Basin, which will maintain an acceptable level of
water quality as the site discharges to the Coffee Lake Creek outlet.
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Figure B1 - Clackamas County Soil Survey Information

Soil name and map symbol Hydro- Flooding
logic
group Frequency Duration Months

1A, 1B

Aloha C NONE NONE NONE
2B, 2C, 2D, 2E

Alspaugh C NONE NONE NONE
3

Amity D NONE NONE NONE
4E, 4F

Andic Cryaquepts
5D, 5E

Aschoff B NONE NONE NONE
6F

Aschoff B NONE NONE NONE

Brightwood B NONE NONE NONE
7B

Borges D NONE NONE NONE
8B, 8C, 8D

Bornstedt C NONE NONE NONE
9B, 9D, 9E

Bull Run B NONE NONE NONE
10C

Bull Run Variant D NONE NONE NONE
11

Camas A FREQUENT BRIEF NOV-MAY
12A, 12B

Canderfly B NONE NONE NONE
13B, 13C, 13D, 13E, 14C,
14D, 14E

Cascade o NONE NONE NONE
15B, 15C, 15D

Cazadero o NONE NONE NONE
16

Chehalis B OCCASIONAL BRIEF NOV-MAR
17, 18

Clackamas D NONE NONE NONE
19

Cloquato B OCCASIONAL VERY BRIEF NOV-MAR
20

Coburg C NONE NONE NONE
21

Concord D NONE NONE NONE




Soil name and map symbol Hydro- Flooding
logic Frequency Duration Months

22

Conser D RARE RARE RARE
23B, 23C, 23D

Cornelius C NONE NONE NONE
24B, 24C, 24D

Cottrell C NONE NONE NONE
25

Cove D OCCASSIONAL BRIEF DEC-APR
26B

Crutch C NONE NONE NONE
27

Crutch Variant D NONE NONE NONE
28

Dabney A NONE NONE NONE
29

Dayton D NONE NONE NONE
30C

Delena D NONE NONE NONE
31F

Dystrochrepts
32D, 32E

Fernwood B NONE NONE NONE
33F

Fernwood B NONE NONE NONE

Rock Outcrop.
34D

Fernwood B NONE NONE NONE

Wilhoit B NONE NONE NONE
35D, 35E

Gapcot D NONE NONE NONE
36B, 36C

Hardscrabble D NONE NONE NONE
37B, 37C, 37D

Helvetia C NONE NONE NONE
38E

Highcamp B NONE NONE NONE

Rock Outcrop.




Soil name and map symbol Hydro- Flooding
logic Frequency Duration Months

40D

Highcamp B NONE NONE NONE

Soosap C NONE NONE NONE
41

Huberly D NONE NONE NONE
42, 43D

Humaquepts
44B

Jimbo B NONE NONE NONE
45B, 45C, 45D, 45E

Jory C NONE NONE NONE
46B, 46C, 46D

Jory C NONE NONE NONE
47C, 47E

Kinney B NONE NONE NONE
48B, 48C, 48D

Kinton C NONE NONE NONE
49D, 49E, 49F

Kinzel B NONE NONE NONE

Divers B NONE NONE NONE
51E

Klickitat B NONE NONE NONE
52D

Klickitat B NONE NONE NONE

Kinney B NONE NONE NONE
53A, 53B, 53C, 53D

Latourell B NONE NONE NONE
54B, 54C, 54D, 54E

Laurelwood B NONE NONE NONE
55

Malabon C NONE NONE NONE
56

McBee C OCCASIONAL BRIEF NOV-MAY
57

McBee Variant D OCCASIONAL BRIEF DEC-MAR
58C, 58D, 58E

McCully C NONE NONE NONE
59D
Memaloose C NONE NONE NONE




Soil name and map symbol

Hydro-
logic

Flooding

Frequency

Duration

Months

60B, 60C, 60D
Molalla

61A, 62B
Multnomah

63B
Multorpor

64B, 64C, 64D
Nekia

65F
Newanna

Rock outcrop.
66D, 66E
Newanna

Thader
67, 68
Newberg
69
Pits
708B, 70C, 70D
Powell
71A, 71B, 71C
Quatama
72D, 72E
Ritner
73
Riverwash
74F
Rock outcrop.

Cryochrepts

75
Rubble land

76B, 76C, 77B
Salem

78B, 78C, 78D, 78E
Saum

79B, 79C
Sawtell

808, 80C, 80D, 80E
Springwater

NONE

NONE

OCCASIONAL

NONE

NONE

NONE

NONE

OCCASIONAL

NONE

NONE

NONE

NONE

NONE

NONE

NONE

NONE

NONE

BRIEF

NONE

NONE

NONE

NONE

BRIEF

NONE

NONE

NONE

NONE

NONE

NONE

NONE

NONE

NONE

NOV-APR

NONE

NONE

NONE

NONE

DEC-MAR

NONE

NONE

NONE

NONE

NONE

NONE

NONE




Soil name and map symbol Hydro- Flooding
logic Frequency Duration Months

81D, 81E

Talapus B NONE NONE NONE

Lastance B NONE NONE NONE
82

Urban land
83, 84

Wapato D FREQUENT BRIEF DEC-FEB
85D

Wilhoit B NONE NONE NONE

Zygore B NONE NONE NONE
86A, 86B, 86C, 87A

Willamette B NONE NONE NONE
88A, 88B

Willamette C NONE NONE NONE
89D

Witzel D NONE NONE NONE
90F

Witzel D NONE NONE NONE
Rock outcrop. C NONE NONE NONE
91A, 91B, 91C

Wookburn C NONE NONE NONE
92F

Xerochrepts.

Haploxerolls.
93E

Xerochrepts.

Rock outcrop.
94D, 94E, 94F

Zygore B NONE NONE NONE
95E

Zygore B NONE NONE NONE

Wilhoit B NONE NONE NONE




FIGURE B2 - SCS CURVE NUMBERS

CURVE NUMBERS BY HYDROLOGIC

LAND USE DESCRIPTION SOIL GROUP

A B C D
Cultivated land (1): winter condition 86 91 94 95
Mountain open areas: low growing brush & grasslands 74 82 89 92
Meadow or pasture: 65 78 85 89
Wood or forest land: undisturbed 42 64 76 81
Wood or forest land: young second growth or brush 55 72 81 86
Orchard: with crop cover 81 88 92 94
Open spaces, lawns, parks, golf courses, cemeteries, landscaping
Good condition: grass cover on > 75% of the area 68 80 86 90
Fair condition: grass cover on 50-75% of the area 77 85 90 92
Gravel roads and parking lots: 76 85 89 91
Dirt roads and parking lots: 72 82 87 89
Impervious surfaces, pavement, roofs etc. 98 98 98 98
Open water bodies: lakes, wetlands, ponds, etc. 100 100 100 100

Single family residential (2):

Dwelling units/Gross Acre %lmpervious (3)
1.0 DU/GA 15
1.5 DU/GA 20
2.0 DU/GA 25
2.5 DU/GA 30
3.0 DU/GA 34
3.5 DU/GA 38
4.0 DU/GA 42
4.5 DU/GA 46
5.0 DU/GA 48
5.5 DU/GA 50
6.0 DU/GA 52
6.5 DU/GA 54
7.0 DU/GA 56
PUD's, condos, apartments, %impervious must be computed

commercial businesses &
industrial areas

Separate curve number shall be
selected for pervious & impervious
portions of the site or basin

(1)For a more detailed description of agricultural land use curve numbers refer to National Engineering

Handbook, Sec. 4, Hydrology, Chapter 9, August 1972.

(2)Assumes roof and driveway runoff is directed into street/storm system.
(3)The remaining pervious areas (lawn) are considered to be in good condition curve numbers.

3950796.Hydrology Calcs.2018-05-07\ SCS CURVE NUMBERS 7/10/2018 11:20 AM




FIGURE B3 - MANNING'S "n" VALUES

SHEET FLOW EQUATION MANNING'S VALUES ng
SMOoOth Surfaces (concrete, asphault, gravel, or bare hand packed soi) 0.011
Fallow Fields or loose soil surface (no residue) 0.05
Cultivated soil with residue cover < 20% 0.06
Cultivated soil with residue cover > 20% 0.17
Short prairie grass and lawns 0.15
Dense grasses 0.24
Bermuda grasses 0.41
Range (natural) 0.13
Woods or forrest with light underbrush 0.40
Woods or forrest with dense underbrush 0.80
SHALLOW CONCENTRATED FLOW (after initial 300 ft of sheet flow, R = 0.1) K,
Forrest with heavy ground Litter and meadows (n = U.10) 3
Brushy ground with some trees (n = 0.060) 5
Fallow or minimum tillage cultivation (n = 0.040) 8
High grass (n = 0.035) 9
Short grass, pasture and lawns (n = 0.030) 11
Nearly bare ground (n = 0.25) 13
Paved and gravel areas (n = 0.012) 27

CHANNEL FLOW (Intermittent) (At the beginning of all visible channels, R =

0.2) k.
Forested swale with heavy ground cover (n = 0.10) 5
Forested drainage course/ravine with detined channel bed (n = U.050) 10
Rock-lined waterway ( n = 0.035) 15
Grassed waterway (n = 0.030) 17
Earth-lined waterway (n = 0.025) 20
CMP pipe (n = 0.024) 21
Concrete pipe (n = 0.012) 42

Other waterways and pipe 0.508/n

CHANNEL FLOW (continuous stream, R = 0.4) ke
Meandering stream (n = 0.040) 20
Rock-lined stream (n = 0.035) 23
Grass-lined stream (n = 0.030) 27

Other streams, man-made channels and pipe (n = 0.807/n)

3950796.Hydrology Calcs.2018-05-07\ MANNING'S COEFFICIENTS 7/10/2018 11:20 AM



JOB NUMBER: 395-079
PROJECT: Chang Property - PDP 5N

FILE: 395079.Hydrology Calcs.2018-09-28.xlsx

EXISTING IMPERVIOUS AREA

PREDEVELOPED IMPERVIOUS AREA CALCULATIONS
SHED AREA R-2C

BUILDINGS 26432 ft°
SIDEWALKS 9271 ft’
GRAVEL AT 60% IMPERVIOUS 2601 ft*
STREET PAVEMENT 50762 ft’
89066 ft* 2.04 ac
Total Shed Area 1,137,551 ft* 26.11 ac
% Impervious 7.8 %
ON-SITE (AC) CN % of total
Impervious surfaces, pavement, roofs etc. 2.04 98  7.8%
Open Space Good Condition Soil Group C 14.34 86 54.9%
Wood or Forest Land Undisturbed Soil Group C 9.73 76 37.3%
Open Water Bodies 0.00 100 0.0%
0.00 0 0.0%
0.00 0 0.0%
0.00 0 0.0%
0.00 0 0.0%
TOTAL 26.11
Composite Curve Number = 83.2

Figure B4

3950796.Hydrology Calcs.2018-05-07
9/28/2018 11:08 AM



JOB NUMBER: 395-079
PROJECT: Chang Property - PDP 5N
FILE:

DEVELOPED IMPERVIOUS AREA CALCULATIONS

SHED AREA R-2C

395079.Hydrology Calcs.2018-09-28.xlsx

NEW IMPERVIOUS AREA

Single Family Lot Impervious Area (60%) 269,462 ft’
Open Space Area (20%) 75,185 ft’
ROW/Alley Impervious Area (80%) 266,531 ft’
611,178 ft* 14.03 ac
EXISTING IMPERVIOUS AREA TO REMAIN
BUILDINGS 0 ft?
SIDEWALKS ft?
GRAVEL AT 60% IMPERVIOUS o ft*
STREET PAVEMENT ft?
o ft? 0.00 ac
Total Shed Area 1,137,551 ft* 26.11 ac
% Impervious 53.7 %
ON-SITE (AC) CN % of total
Impervious surfaces, pavement, roofs etc. 14.03 98 53.7%
Open Space Good Condition Soil Group C 12.08 86 46.3%
Open Water Bodies 0.00 100 0.0%
0.00 0 0.0%
0.00 0 0.0%
0.00 0 0.0%
0.00 0 0.0%
TOTAL 26.11
Composite Curve Number = 92.4

Figure B5

3950796.Hydrology Calcs.2018-05-07
9/28/2018 11:19 AM



PREDEVELOPED TIME OF CONCENTRATION

SHED AREA R-2C

JOB NUMBER: 395-079
PROJECT: Chang Property - PDP 5N

FILE:
395079.Hydrology Calcs.2018-09-28.xlsx
Accum.
LAG ONE: SHEET FLOW (FIRST 300 FEET) Tc
Tt = Travel time
Manning's "n " = 0.40
Flow Length, L = 300 ft (/300 ft. max.)
P = 2-year, 24hr storm = 2.51in
Slope, S = 0.054 ft/ft
~(0.42)(n*L)*®
T (P)YS(5,)°" 39.32 min. 39.32 min.

LAG TWO: SHALLOW CONCENTRATED FLOW (NEXT 290 FEET)
Tc Velocity factor, k= 5
Slope, S = 0.108 ft/ft
V = k./S, 1.64 ft/s
Flow Length, L = 290 ft

_ L 2.94 min. 42.27 min.

~ (80)(V)
LAG THREE: SHALLOW CONCENTRATED FLOW (NEXT 410 FEET)
Tc Velocity factor, k= 5
Slope, S, = 0.057 ft/ft
V =k./S, 1.19 ft/s
Flow Length, L = 410 ft

_ L 5.72 min. 47.99 min.

~ (80)(V)
LAG FOUR: SHALLOW CONCENTRATED FLOW (NEXT 245 FEET)
Tc Velocity factor, k= 11
Slope, Sy = 0.047 ft/ft
V = k./S, 2.38 ft/s
Flow Length, L = 245 ft
T = L 1.71 min. 49.70 min.

(60)(V)
Figure B6

3950796.Hydrology Calcs.2018-05-07\ PREDEVELOPED Tc 9/28/2018 11:24 AM



LAG FOUR: CHANNEL FLOW (INTERMITTEN) (NEXT 105 FEET)

Tc Velocity factor, k= 17
Slope, S, = 0.036 ft/ft
VvV = k4/S, 3.23 ft/s
Flow Length, L = 105 ft

_ L 0.54 min. 50.25 min.

(60)(V)
TOTAL PREDEVELOPED TIME OF CONCENTRATION = 50.25 min.
Figure B7

3950796.Hydrology Calcs.2018-05-07\ PREDEVELOPED Tc 9/28/2018 11:24 AM



/\/'
Pacific DEVELOPED TIME OF CONCENTRATION

Community
Design

JOB NUMBER: 395-079
PROJECT: Chang Property - PDP 5N
FILE:
395079.Hydrology Calcs.2018-09-28.xlsx

SHED AREA R-2C

Catchment Time 5 min.
Longest Run of Pipe 1808 ft
Velocity of Flow 3 ft/s

Time in Pipe = (1808 ft)/(3.00 ft/s) = 603 s

TOTAL DEVELOPED Tc = | 15 min. |

Figure B8

3950796.Hydrology Calcs.2018-05-07\ DEVELOPED Tc 9/28/2018 11:23 AM
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Project Information

WES BMP Sizing Software Version 1.6.0.2, May 2018

WES BMP Sizing Report

Project Name Chang Property
Project Type Planning
Location N/A
Stormwater 1137551
Management Area

Project Applicant Polygon
Jurisdiction OutofDistrict

Drainage Management Area

Name Area (sg-ft) Pre-Project Post-Project DMA Soil Type |BMP
Cover Cover

Single Family 269,462 Grass Roofs C Regional WQ
Lot Impervious Swale and LIDA
Area (60%)
Open Space 75,185 Grass ConventionalCo (C Regional WQ
Area (20%) ncrete Swale and LIDA
ROWI/Alley 266,531 Grass ConventionalCo |C Regional WQ
Impervious Area ncrete Swale and LIDA
(80%)
LID Facility Sizing Details
LID ID Design BMP Type Facility Soil ~ [Minimum Planned Orifice

Criteria Type Area (sg-ft) [Areas (sq-ft) [Diameter (in)
Regional WQ [WaterQuality [Rain Garden |C1 9,167.7 9,650.0 3.9
Swale and - Filtration
LIDA

Pond Sizing Details

1. FCWQT = Flow control and water quality treatment, WQT = Water quality treatment only
2. Depth is measured from the bottom of the facility and includes the three feet of media (drain rock, separation

layer and growing media).

3. Maximum volume of the facility. Includes the volume occupied by the media at the bottom of the facility.
4. Maximum water storage volume of the facility. Includes water storage in the three feet of soil media assuming a

40 percent porosity.




CLERMONT

VILLEBOIS PDP 5N
RAINWATER MANAGEMENT PLAN
COFFEE LAKE CREEK BASIN

JOB # 395-079

Prepared By:

Pacific Community Design, Inc.
12564 SW Main Street
Tigard, OR 97223
Tele: 503-941-9484

Prepared For:
Polygon Northwest Company

DATE: 9/27/2018
BY: BLAKE ARELLANO, PE
REVIEWED BY: JESSIE KING, PE



TABLE OF CONTENTS:

[ 0 T [ o Lo o X 3
PrOPOSEd SYStIM e 3
g (0 Yo ST 111 ¢ 3
(00 ] To 1113 o] o S 4

Appendix A: Figures
Figure A: Rainwater Management Plan - SAP North

Appendix B: Shed Basin Summaries

Appendix C: Rainwater Component Summary



INTRODUCTION

The purpose of this Rainwater Management Plan is to demonstrate how development
of Clermont (PDP 5N) is consistent with the Rainwater Management Program (RMP) for
the Specific Area Plan - North (SAP North). This plan will provide the background and
data for the public and private components of the RMP.

PROPOSED SYSTEM

The rainwater management system described in this report is a compilation of several
of the components from the Rainwater Management Program proposed for SAP North.
In an effort to provide diversity, there are three types of components utilized (street
trees, bio-retention cells and a rain garden) and additional uses are encouraged.

This report reflects those components that are envisioned for the development within
PDP 5N. These components are intended to be implemented in concert with parks
planning and infrastructure to provide a benefit to the watershed, and to be
complimentary to park and open space uses.

PROCEDURE

PDP 5N is 26.65 acres. Included in PDP 5N are 89 single family residential lots over
10.31 acres, 8.63 acres of open space and landscape tracts, and 7.71 acres of streets.
The total impervious area within PDP 5N was determined based on each lot
designated land use. See impervious area calculations in Appendix B.

Once the total impervious area was determined, locations for rainwater management
components were selected and square footages of treatment areas were calculated
with the overall goal of achieving the equivalent amount of mitigation shown in the
SAP North plan. The square footage for each component was divided by the sizing
factor to determine the equivalent area treated. The summation of these equivalent
areas was then compared to the total impervious area to determine the percentage of
rainwater mitigation achieved. Appendix B contains the summary of each developed
shed area within SAP North, including the total acreage and percentage of impervious
area. Figure A shows the developed shed map for PDP 5N. Exhibit C provides a
summary of the rainwater management in PDP 5N, as well as the SAP North rainwater
management compliance once full build out has been completed.

CONCLUSION

SAP North in Villebois Village development has been assigned the land use designation
of Village zone by the City of Wilsonville. The Villebois Village Master Plan designates
this area further as a Residential Village. This area will be developed as an urban
village including single-family units of various sizes, a regional park, and parking
spaces.



The Rainwater Management Plan for Clermont (PDP 5N), as presented with this
report, will achieve a combined 47.2% mitigation of created impervious area. With
the future rainwater facilities outlined in the most recent SAP and PDP applications,
SAP North will reach an overall compliance of 52.8%. As such, the Clermont (PDP 5N)
development is consistent with the practices outlined in the Rainwater Management
Program for the Specific Area Plan - North.
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APPENDIX B: SHED AREA SUMMARIES



JOB NUMBER: 395-079
PROJECT: Chang Property - PDP 5N
FILE:

DEVELOPED IMPERVIOUS AREA CALCULATIONS

SHED AREA R-2C

395079.Hydrology Calcs.2018-09-27.xlsx

NEW IMPERVIOUS AREA

Single Family Lot Impervious Area (60%) 269,462 ft’
Open Space Area (20%) 75,185 ft’
ROW/Alley Impervious Area (80%) 268,678 ft’
613,325 ft* 14.08 ac
EXISTING IMPERVIOUS AREA TO REMAIN
BUILDINGS 0 ft?
SIDEWALKS ft?
GRAVEL AT 60% IMPERVIOUS o ft*
STREET PAVEMENT ft?
o ft? 0.00 ac
Total Shed Area 1,160,874 ft* 26.65 ac
% Impervious 52.8 %
ON-SITE (AC) CN % of total
Impervious surfaces, pavement, roofs etc. 14.08 98 52.8%
Open Space Good Condition Soil Group C 12.57 86  47.2%
Open Water Bodies 0.00 100 0.0%
0.00 0 0.0%
0.00 0 0.0%
0.00 0 0.0%
0.00 0 0.0%
TOTAL 26.65
Composite Curve Number = 92.3

Figure B1

395079.RAIN-PDP 5N.2018-09-27
9/27/2018 5:49 PM
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JOB NUMBER:

395-079

PROJECT: CHANG PROPERTY - VILLEBOIS PDP 5N
FILE: N-/PRO395.079/05 REPORTS/RANWATER ANALYSIS/S95075,FAIN POP SN.2018-05.22.X.5
EXHIBIT C:
RAINWATER COMPLIANCE SUMMARY - SAP NORTH
IMPERVIOUS AREA TREATED
IMPERVIOUS AREA RAINWATER RAINWATER COMPONENT RAINWATER COMPONENT SIZING % IMPERVIOUS
PHASE DRAINAGE BASIN BASIN ID AREA (SF) % IMPERVIOUS (sF) COMPONENT NO. TYPE AREA/ NO. OF TREES FACTOR ARROWHEAD | | cregk | COFFEE LAKE | AREA TREATED
CREEK CREEK
PDP 3N COFFEE LAKE CREEK U1 678,970 9% 329,923 - - - - - 92,033 28%
TREES 131 0.01 13,100
1 BIORETENTION CELL 230 0.03 7,667
2 BIORETENTION CELL 306 0.03 10,200
3 BIORETENTION CELL 173 0.03 5,767
4 BIORETENTION CELL 178 0.03 5,933
5 VEGETATED SWALE 2,962 0.06 49,367
PDP 2N WILL CREEK 3D 163,350 0% 0 - - - - - - - -
PDP 3N WILL CREEK aND-s 90,93 20% 13,023 - - - - - 12,717 - 98%
TREES 7 0.01 700
6 VEGETATED SWALE 721 0.06 12,017
PDP 3N MILL CREEK 4AND-N 111,213 64% 70,665 - - - - - 72,067 - 102%
TREES 43 0.01 4,300
7 RAINWATER GARDEN 4,066 0.06 67,767
PDP 2N MILL CREEK 2ND 74,313 66% 49,170 - - - - - 17,000 - 35%
TREES 28 0.01 2,800
2B VEGETATED SWALE 852 0.06 14,200
PDP 2N COFFEE LAKE CREEK Q-2C.INB 472,648 64% 302,271 - - - - - - 246,667 82%
TREES 95 0.01 9,500
3A BIORETENTION CELL 3,240 0.03 54,000
3B VEGETATED SWALE 1,632 0.06 27,200
3C BIORETENTION CELL 1,816 0.03 60,533
3F BIORETENTION CELL 210 0.03 7,000
3G BIORETENTION CELL 300 0.03 10,000
3H BIORETENTION CELL 191 0.03 6,367
3l BIORETENTION CELL 151 0.03 5,033
3] BIORETENTION CELL 149 0.03 4,967
3K BIORETENTION CELL 1,331 0.03 44,367
3L BIORETENTION CELL 266 0.03 8,867
3m BIORETENTION CELL 265 0.03 8,833
PDP 4N COFFEE LAKE CREEK T-1 472,648 64% 302,271 - - - - - - 86,667 29%
TREES 109 0.01 10,900
1 BIORETENTION CELL 74 0.03 2,467
2 BIORETENTION CELL 77 0.03 2,567
3 BIORETENTION CELL 169 0.03 5,633
4 BIORETENTION CELL 76 0.03 2,533
5 BIORETENTION CELL 292 0.03 9,733
6 BIORETENTION CELL 200 0.03 6,667
7 BIORETENTION CELL 198 0.03 6,600
8 BIORETENTION CELL 732 0.03 24,400
9 BIORETENTION CELL 143 0.03 4,767
10 BIORETENTION CELL 117 0.03 3,900
11 BIORETENTION CELL 75 0.03 2,500
12 BIORETENTION CELL 120 0.03 4,000
PDP 5N COFFEE LAKE CREEK R-2C 1,160,874 52.8% 613,325 - - - - - - 197,250 32%
TREES 189 0.01 18,900
1 RAIN GARDEN 7,247 0.06 120,783
2 BIORETENTION CELL 322 0.03 10,733
3 BIORETENTION CELL 322 0.03 10,733
4 BIORETENTION CELL 318 0.03 10,600
5 BIORETENTION CELL 347 0.03 11,567
6 BIORETENTION CELL 42 0.03 1,400
7 BIORETENTION CELL 96 0.03 3,200
8 BIORETENTION CELL 151 0.03 5,033
9 BIORETENTION CELL 75 0.03 2,500
10 BIORETENTION CELL 54 0.03 1,800
TOTAL PP 4N 472,648 302,071 86,667 29%
TOTAL PDP 2N 518,800 271,033 17,000 246,667 97%
TOTAL PP 3N 881,119 413,611 84,783 92,033 3%
TOTAL PDP 1IN 872,942 522,394 257,924 47,238 58%
TOTAL PDP 5N 1,160,874 613,325 197,250 32%
FUTURE SAP NORTH PHASES 657,289 0 0%
SAP NORTH TOTAL 4,563,672 1,983,036 257,924 149,021 622,617 52%
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Viltebois SAP North PDP 5 (Clermont) Transportation Study
October 15, 2018
Page 2 of 3

Table 1: SAP North Trip Generation Comparison

Basls of

Single Family Units {210) 440 units 1.01 trips/unit 280 164 444
Apartments (220} 10 units 0.62 trips/unit 4 2 6
Total Trips 284 166 450
Current Pians (September 2018) _ -
Single Family Units (210) 468 units 1.01 trips/unit 298 175 473
Total Trips 298 175 473
Net New Trips +14 +4 +23

SAP North PDP 5 Trip Generation

SAP North is broken into multiple Planned Development Phases (PDPs) with the current phase being PDP 5,
Table 2 shows the estimated trip generation for PDP 5 based on the currently proposed 89 detached single
family residential units, The 10%™ Edition of the ITE Trip Generation Manual was used for this analysis. As shown,
the 89 detached single-family residential units would generate approximately 90 (57 in, 33 out) p.m. peak hour

trips.

Table 2: SAP North PDP 5 Trip Generation

Site Plan Review

The applicant's preliminary site plan was provided by the project sponsor and is attached to the appendix.® It
was reviewed to evaluate site access and safety for vehicles and pedestrians. Access to the single-family units is
provided via Barcelona Street and Palermo Street from the west, Verdun Loop and Stockholm Avenue from the
east, and Orleans Avenue from the south. The site plan shows sidewalks fronting the houses on all residential
streets, providing connections for pedestrians to existing streets in the area. Additionally, the site plan shows
multiple east-west and north-south multimodal pathways traversing the development. The next segment of the
Ice Age Tonquin Trail is planned with construction of RP 6 and will extend the existing Ice Age Tonguin Trail from
Trocadero Park (RP 5) to Tooze Road. Sight distance for vehicles turning left off Palermo Street onto Barcelona

4 Site plan provided in email from Steve Adams, City of Wilsonville, September 26, 2018.
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Street may by limited if vegetation is planted in the northeast corner of the park. Sight distance should be
considered at this location.

Summary
Key findings for the proposed Villebois Urban Village SAP North PDP 5 development of 89 detached single family
residential units in Wilsonville, Oregon are as follows:

e The current development levels estimated for SAP North will result in 23 more total p.m. peak hour
project trips when compared with the original approved trip generation estimates.

* The proposed development of 89 detached single family residential units are estimated to generate 90
(57 in, 33 out) net new p.m. peak hour trips and will not exceed the original peak hour trip approvals.

« Sight distance for vehicles turning left off Palermo Street onto Barcelona Street may by limited if
vegetation is planted in the northeast corner of the park. Sight distance should be considered at this

location,

Please let us know if you have any questions.
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Villebois PDP 5N Clermont — Wilsonville, Oregon
Tree Maintenance and Protection Plan
July 29, 2018

Revised: October 7, 2018
MHA180634

Purpose
This Tree Maintenance and Protection Plan for the Villebois Preliminary Development Plan (PDP) 5N

Clermont project located in Wilsonville, Oregon, is provided pursuant to City of Wilsonville Development
Code, Section 4.610.40. This arborist report describes the existing trees located on the project site, as
well as recommendations for tree removal, retention, mitigation, and protection. This report is based on
observations made by International Society of Arboriculture {{SA) Board Certified Master Arborist
Morgan Holen (PN-6145B) during site visits conducted on june 12, 2018 and June 26-28, 2018, an on-
site project team meeting on September 12, 2018 to review site plan madifications for increased tree
retention, and subsequent coordination with the design team. A complete description of individual trees
is provided in the enclosed tree inventory data.

Scope of Work and Limitations

Morgan Holen & Associates, LLC, was contracted by Polygon Northwest Company to visually assess
existing trees measuring six inches and larger in diameter and coordinate with Pacific Community Design
(PCD) to develop a tree maintenance and protection plan for the project. The site is planned for
residential development. A site plan was provided by Pacific Community Design illustrating the location
of trees and tree survey point numbers and potential construction impacts.

Visual Tree Assessment {VTA) was performed on individual trees located across the project site. VTAis a
standard process whereby the inspector visually assesses the tree from a distance and up close looking
for defect symptoms and evaluating overall condition and vitality of individual trees. Trees were
evaluated in terms of general condition and potential construction impacts. Following the inventory
fieldwork, we coordinated with PCD to discuss and finalize treatment recommendations in terms of the
proposed site plan which underwent several iterations and refinements in an effort to preserve a
greater number of existing viable trees, which was challenging based on grading requirements, street
connections, and lot layouts. Treatment recommendations include remove, retain, and likely to retain;
likely to retain trees require reassessment during construction as described in detail later in this report.

The client may choose to accept or disregard the recommendations contained herein or seek additional
advice. Neither this author nor Morgan Holen & Associates, LLC, have assumed any responsibility for
liability associated with the trees on or adjacent to this site.

General Description
The Villebois PDP 5N Clermont project site is located south of SW Tooze Road west of 110*" Avenue. The

site includes tax lots 31W15AB07300, 31W15AB07400, 31W15AB07500, 31W15AB07600, with an
existing house at 11490 SW Tooze Road and the former Hand to Heart Stables with horse pastures, a
barn, and residence. The project proposes a residential subdivision with new streets, homes, and a

Metro regional park.
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There are no Significant Resource Overlay Zone areas on the site or Oregon white oaks (Quercus
garryana), native yews (Taxus brevifolia), or any species listed by either the state or federal government
as rare or endangered.

The site is heavily treed, primarily with an even-aged stand of Dauglas-firs (Pseudotsuga menziesii)
which account for 64% of the inventoried trees. Individual Douglas-firs range in size from 7- to 60-inches
in diameter and are variable in condition due to natural stand dynamics with open grown trees, edge
trees, and trees at wider spacings being most dominant with good height to diameter ratios and
relatively long live crowns. Trees in the interior of the stand or at denser spacings have more
competition for growing space; as a result, some are codominant in crown class while others are
becoming suppressed.

Overall, the stand as a whole is in excellent condition as an intact undisturbed group. No widespread
disease or insect problems were observed. However, Douglas-firs located within the horse pastures are
generally in poor condition including dead and dying trees which is likely a result of soil compaction. in
addition, several windthrown trees and trees with symptoms of decline were observed near the
northern boundary in the central-western quadrant of the site which is likely due to seasonal saturation.
Trees located within and adjacent to the SW Tooze Road right of way showed signs of recent impacts
from street improvement work including root damage and excess fill at tree trunks. Invasive English ivy
was most prevalent in the northwestern quadrant of the stand and thickets of blackberry throughout
the stand had recently been mowed down for site access; the understory was not remarkable. During
the fieldwork | observed two red-tailed hawks frequenting the site, one fawn, two pileated woodpeckers,
and heard owls in the evening time.

Bigleaf maple {Acer macrophyllum) was the second-most common species accounting for 11% of the
inventoried trees. They range in size from 6- to 36-inches in diameter and were scattered amongst the
firs primarily in and around the horse pastures and in the central portion of the site. Most of the maples
had moderate defects including poor structure, crown dieback and decay.

Two invasive tree species, English hawthorn (Crataegus monogyna) and sweet cherry (Prunus avium),
account for 13% of the inventoried trees and were most commeon in the northern guadrant of the site
between the horse pastures and SW Tooze Road.

The most unique trees on the site are located within the yard on the west side of the house at 11490 SW
Tooze Road including a 37-inch diameter red oak (Quercus rubra) and a multi-stemmed saucer magnolia
(Magnolia x soulangeana) which are both in excellent condition and with good structure, and planned
for retention.

In all, 543 trees measuring 6-inches and larger in diameter were inventoried including 16 different tree
species. Table 1 provides a summary of the count of trees by species. A complete description of
individual trees is provided in the enclosed tree data. Individual trees were assigned a general condition
rating in the tree data as defined by the Villebois Specific Area Plan Community Elements Book. Ratings
include;

P: Poor Condition;
M: Moderate Condition;
G: Good Condition; and,
I: Important Condition.
Figure 1 illustrates the count of inventoried trees by species and condition rating.
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Tree Plan Recommendations

Following the tree inventory fieldwork, PCD used the tree data to plot dripline circles and condition
ratings onto each individual tree on the site plan. | reviewed iterations of the plan to evaluate potential
impacts within tree driplines and coordinated with PCD in regard to treatment recommendations.

The location of the regional park was modified to increase retention of viable trees and paths and other
park features were adjusted to maximize tree protection. These site plan revisions resulted in nearly
twice as many viable trees being planned for retention. Protection fencing is shown at tree driplines on
the tree preservation plan, but adjustments will be needed for paths and other park amenities. To avoid
root zone excavation, paths will be built up from native grade which will require fill over a relatively
small percentage of the total critical root zone. Excavation that may be required to install play structures
and other park amenities should be performed under arborist supervision.

Due to the extent of site improvements proposed in proximity to protected trees, trees in the park area
are primarily classified as likely to retain. Trees classified as likely to retain are planned for protection
during construction but should be re-evaluated at the time of site clearing to assess suitability for
preservation with adjacent tree removal and monitored closely during construction to minimize root
zone impacts. If the project arborist determines that a tree is no longer sustainable either because of a
decline in condition or because of unavoidable construction impacts that would be detrimental to the
health or stability of the tree, the arborist shall submit a brief memorandum to the City documenting
reasons that the tree is no longer suitable for preservation in order to seek written authorization to
proceed with removal and mitigation.

Trees in rear yard setbacks were closely examined as candidates for preservation. However, most are in
poor condition or in moderate condition with structural defects except for trees 70078, 70080, 70233
and 70234, which are each classified as important. Trees 70078, 70223 and 70234 are likely to be
retained but will require special consideration in regard to future home construction. The actual building
footprints should minimize encroachment beneath the dripline area and the developer should
coordinate with the project arborist to provide final tree protection measures based on plot plans and
on-the-ground staking of foundation corners. Tree 70080 cannot be adequately protected considering
demolition of the adjacent barn building and removal of codominant tree 70079 which is located within
the existing bard structure. '

Of the 543 inventoried trees, 415 {~76%) trees are planned for removal because of poor condition or for
the purposes of construction, 67 (~13%) trees are planned for retention and require special protection
during construction, and the remaining 61 (~11%)} trees are likely to be retained but require
reassessment at the time of site clearing and construction. Table 2 provides a summary of the count of
trees by treatment and general condition rating, which is illustrated as a percentage in figure 2.

Table 2. Count of Trees by Treatment and Condition Rating.

Treatn enera Rati

Recommendation | P T'M [ 6 [ {6
Remove 167 196 45 7 415 76%
Retain - 12 44 11 67 13%
Likely to Retain - 47 11 3 61 11%
Total . .0 i 0167 0 F-285 00| 1000 ) 2 e B
Percent = = A7% | 18% | 4% | 543 100%
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Where it is not feasible to replace trees on site or at another approved location in the City, the Tree
Removal Permit grantee shall pay into the City Tree Fund an amount of money approximately equal to
the value of the replacement trees that would otherwise be required.

Tree Protection Standards
Trees designated for retention will need special consideration to assure their protection during
construction. Tree protection measures include: vl o

1.

Preconstruction Conference. The contractor shall coordinate with the project arborist in a
timely manner to review tree protection measures and address questions on-site prior to the
start of construction activity.

Protection Fencing. Trees to remain on site shall be protected by installation of tree protection
fencing as depicted on the Tree Preservation Plan in order to prevent injury to tree trunks or
roots, or soil compaction within the root protection area. Fences shali be a minimum 6-foot high
2-inch chain link mesh secured to a minimum 1.5-inch steel or aluminum posts steel on concrete
blocks or driven into the ground. The contractor is responsible for coordinating with the project
arborist prior to opening, adjusting, or removing tree protection fencing.

Tree Protection Zone. Without authorization from the Project Arborist, none of the following
shall occur beneath the dripline of any protected tree:

a. Grade change or cut and fill;

b. MNew impervious surfaces;

c. Utility or drainage field placement;

d. Staging or storage of materials and equipment; or
e. Vehicle maneuvering.

Root protection zones may be entered for tasks like surveying, measuring, and, sampling. Fences
must be closed upon completion of these tasks.

Erosion Control. Silt fencing required to be instalied within the RPZ shail not be trenched in per
manufacturer specifications to avoid root damage. instead, roll the base of the silt fence around
a straw wattle and stake the wattle securely into the ground.

Tree and Stump Removal. Trees to be removed shall be clearly identified with tree-marking
paint or other methods approved in advanced by the project arborist. Stumps from removed
trees located within tree protection zones shall remain in the ground where feasible. Otherwise,
stumps may be removed by stump grinding or extracted from the ground under arborist
supervision.

Pruning. Pruning may be needed to provide for overhead clearance and to remove dead and
defective branches for safety. The project arborist can help identify where pruning is necessary
once trees recommended for removal have been removed and the site is staked and prepared
for construction. Tree removal and pruning shall be performed by a Qualified Tree Service.

Excavation. The project arborist shall provide on-site consultation during all excavation
activities beneath the dripline of protected trees. Excavation immediately adjacent to roots
larger than 2-inches in diameter within the root protection zone of retained trees shall be by
hand or other non-invasive techniques to ensure that roots are not damaged. Where feasible,
major roots shall be protected by tunneling or other means to avoid destruction or damage.
Exceptions can be made if, in the opinion of the project arborist, unacceptable damage will not
occur to the tree,
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8. Surfacing. Where surfacing is proposed beneath the dripline of protected trees, coordinate with
the project arborist to provide recommendations for adjustments to protection fencing and to
monitor canstruction in the tree protection zone. Avoid excavation and use a modified profile to
build up from existing grade (Figure 1). The profile includes a layer of permeable geotextile
fabric on the ground surface and crushed rock to raise the grade as needed. Surfacing may
include asphalt, concrete, or other materials. If excavation is necessary, work shall be performed
under arborist supervision.

L surading T

et eote.xtllefabnc P! ermeable to air and water---—-

_ nahve so:l remov litl:er la er' no excavation w:thin root area
Flgure 1 Sampleproftle for areas WIthm Critlcal Root Zones. Depth Df rock is
dependent on grading. Technique based on best management practices.

9. Landscaping. Following construction and where landscaping is desired, apply approximately 3-
inches of mulch beneath the dripline of protected trees, but not directly against tree trunks.
Shrubs and ground covers may be planted within tree protection areas. If irrigation is used, use
drip irrigation or low flow emitters installed at native grade (no trenching) only beneath the
driplines of protected trees. Landscaping shall be performed by hand and with hand tools only
beneath protected tree driplines; adjust the location of plants to avoid tree root impacts.

10. Quality Assurance. The project arborist should supervise proper execution of this plan during
construction activities that could encroach on retained trees. Tree protection site inspection
monitoring reports should be provided to the Client and City on a regular basis throughout
construction.

Summary

In summary, 128 trees are planned for retention or are likely to be retained with construction and 415
trees are planned for removal either because of poor condition or for the purposes of site development.
The trees to be retained will require special consideration in accordance with arborist recommendations
for tree protection and regular monitoring during construction. The 415 trees planned for removal will
require mitigation on a one-for-one basis; any other trees determined to no longer be suitable for
preservation during the course of construction will also require mitigation if removal is authorized by

the City.

Thank you for choosing Morgan Holen & Associates, LLC, to provide consulting arborist services for the
Villebois PDP 5N Clermont project in Wilsonville. Please contact us if you have questions or need any
additional information.

Thank you,
Morgan Holen & Associates, LLC

Morgaz E. Holen, Member

ISA Board Certified Master Arborist, PN-6145B
ISA Tree Risk Assessment Qualified
Forest Biologist

Enclosures: MHA18034 Clermont - Tree Data 6-28-18 Rev. 10-7-18
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WILSONVILLE PLANNING & LAND DEVELOPMENT ORDINANCE

SECTION 4.125. VILLAGE (V) ZONE
(.02) PERMITTED USES

Examples of principle uses that are typically permitted:
A. Single Family Detached Dwellings

H. Non-commercial parks, plazas, playgrounds, recreational facilities,
community buildings and grounds, tennis courts, and other similar
recreational and community uses owned and operated either
publicly or by an owners association.

Response: The Tentative Plat (see Notebook Section IVB) shows that the proposed
Tentative Plat will create lots for development of single family dwellings and tracts
for linear greens and a regional park. All proposed uses within the subject area are
permitted pursuant to this section.

(.05) DEVELOPMENT STANDARDS APPLYING TO ALL DEVELOPMENTS IN THE VILLAGE ZONE

All development in this zone shall be subject to the V Zone and the
applicable provisions of the Wilsonville Planning and Land Development
Ordinance. If there is a conflict, then the standards of this section shall
apply. The following standards shall apply to all development in the V zone:

A. Block, Alley, Pedestrian and Bicycle Standards:

1. Maximums Block Perimeter: 1,800 feet, unless the Development
Review Board makes a finding that barriers such as existing
buildings, topographic variations, or designated Significant Resource
Overlay Zone areas will prevent a block perimeter from meeting this
standard.

Response: These standards are addressed within the PDP Compliance Report (see
Notebook Section Il11A).

2. Maximum spacing between streets for local access: 530 feet, unless
the Development Review Board makes a finding that barriers such as
existing buildings, topographic variations, or designated Significant
Resource Overlay Zone areas will prevent street extensions from
meeting this standard.

Response: These standards are addressed within the PDP Compliance Report (see
Notebook Section Il11A).

3.

If the maximum spacing for streets for local access exceeds 530 feet,
intervening pedestrian and bicycle access shall be provided, with a
maximum spacing of 330 feet from those local streets, unless the
Development Review Board makes a finding that barriers such as existing
buildings, topographic variations, or designated Significant Resource
Overlay Zone areas will prevent pedestrian and bicycle facility extensions
from meeting this standard.
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Response: These standards are addressed within the PDP Compliance Report (see
Notebook Section Il1A).

B. Access: All lots with access to a public street, and an alley, shall
take vehicular access from the alley to a garage or parking area,
except as determined by the City Engineer.

Response: All of the lots within the proposed PDP that have frontage on a public
street and an alley will take vehicular access from an alley to a garage or parking area.

Table V-1 Development Standards
Response: The attached Tentative Plat (see Notebook Section IVB) depicts

proposed lot sizes and dimensions. All of the lots will be developed with single family
dwelling units. All of the lots meet applicable requirements, as addressed below. No
buildings are proposed with this application. Final compliance with these standards
will be reviewed at building permit submittal.

Single-Family Dwellings

Minimum lot size: 2,250 square feet

Minimum lot width: 35 feet

Minimum lot depth: 50 feet
Response: All lots within the proposed tentative plat meet the minimum lot size
requirement and meet the minimum lot width and depth specified for Small, Medium,

Standard, and Large lots in the approved SAP North Architectural Pattern Book, with
allowed variations for site features, such as road alignment or site topography.

(.07) GENERAL REGULATIONS - OFF-STREET PARKING, LOADING & BICYCLE PARKING

Table V-2: Off-Street Parking Requirements

Min. Max. Bicycle Bicycle
Category Vehicle Vehicle Short Term Long
Spaces Spaces Term
Single Family Detached Dwelling | 1.0 / DU NR NR NR
Units
Response: Each of the homes will provide a minimum of a two-car garage in

compliance with this standard.

PDP 5 NORTH - TENTATIVE PLAT PAGE 3
SUPPORTING COMPLIANCE REPORT SEPTEMBER 28, 2018



(.08) OPEN SPACE
Open space shall be provided as follows:

A.

Response:

In all residential developments and in mixed-use developments
where the majority of the developed square footage is to be in
residential use, at least twenty-five percent (25%) of the area shall
be open space, excluding street pavement and surface parking. In
multi-phased developments, individual phases are not required to
meet the 25% standard as long as an approved Specific Area Plan
demonstrates that the overall development shall provide a minimum
of 25% open space. Required front yard areas shall not be counted
towards the required open space area. Required rear yard areas and
other landscaped areas that are not within required front or side
yards may be counted as part of the required open space.

Open space area required by this Section may, at the discretion of
the Development Review Board, be protected by a conservation
easement or dedicated to the City, either rights in fee or easement,
without altering the density or other development standards of the
proposed development. Provided that, if the dedication is for public
park purposes, the size and amount of the proposed dedication shall
meet the criteria of the City of Wilsonville standards. The square
footage of any land, whether dedicated or not, which is used for
open space shall be deemed a part of the development site for the
purpose of computing density or allowable lot coverage. See SROZ
provisions, Section 4.139.10.

The Development Review Board may specify the method of assuring
the long-term protection and maintenance of open space and/or
recreational areas. Where such protection or maintenance are the
responsibility of a private party or homeowners’ association, the City
Attorney shall review and approve any pertinent bylaws, covenants,
or agreements prior to recordation.

The Parks Master Plan for Villebois states that there are 58.42 acres of

parks and 101.31 acres of open space for a total of 159.73 acres within Villebois,
approximately 33%. An amendment to SAP North to add information for Phase 5 has
been submitted concurrently, which adds linear greens and provides the Regional
Parks shown in the Master Plan. Phase 5 of SAP - North is proposing larger parks and
more open space than what is in the Parks & Open Space Plan of the Villebois Village
Master Plan. Therefore, there is a sufficient amount of parks and open space.
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(.09) STREET & ACCESS IMPROVEMENT STANDARDS

A. Except as noted below, the provisions of Section 4.177 apply within
the Village zone:

1. General Provisions:

a. All street alignment and access improvements shall conform to
the Villebois Village Master Plan, or as refined in the Specific Area
Plan, Preliminary Development Plan, or Final Development Plan
and the following standards:

Response: The street alignment and access improvements are consistent with the
Villebois Village Master Plan and the concurrent SAP North Amendment.

i. All street improvements shall conform to the Public Works
Standards and shall provide for the continuation of streets
through proposed developments to adjoining properties or
subdivisions, according to the Master Plan.

Response: All street improvements within this Preliminary Development Plan will
comply with the applicable Public Works Standards. The street system within this
Preliminary Development Plan is designed to provide for the continuation of streets
within Villebois and to adjoining development according to the Master Plan. The
street system is illustrated on the Circulation Plan in Notebook Section IIIB.

ii. All streets shall be developed with curbs, landscape strips,
bikeways or pedestrian pathways, according to the Master
Plan.

Response: All streets within this Preliminary Development Plan will be developed
with curbs, landscape strips, sidewalks, and bikeways or pedestrian pathways as
depicted on Circulation Plan in Notebook Section IlIB and in accordance with the
Master Plan.

2. Intersections of streets

a. Angles: Streets shall intersect one another at angles not less than 90
degrees, unless existing development or topography makes it
impractical.

b. Intersections: If the intersection cannot be designed to form a right
angle, then the right-of-way and paving within the acute angle shall
have a minimum of thirty (30) foot centerline radius and said angle
shall not be less than sixty (60) degrees. Any angle less than ninety
(90) degrees shall require approval by the City Engineer after
consultation with the Fire District.

Response: The Tentative Plat located in Section IVB of this Notebook demonstrates
that all proposed streets will intersect at angles consistent with the above standards.
See also Notebook Section 1VB - Reduced Drawings.
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c. Offsets: Opposing intersections shall be designed so that no offset
dangerous to the traveling public is created. Intersections shall be
separated by at least:

iv.

1000 ft. for major arterials
600 ft. for minor arterials
100 ft. for major collector

50 ft. for minor collector

Response: The Tentative Plat located in Notebook Section IVB demonstrates that
opposing intersections on public streets are offset, as appropriate, so that no danger
to the traveling public is created.

d. Curb Extensions:

Curb extensions at intersections shall be shown on the Specific
Area Plans required in subsection 4.125(.18)(C) through (F),
below, and shall:

Not obstruct bicycle lanes on collector streets.

Provide a minimum 20 foot wide clear distance between curb
extensions all local residential street intersections shall have,
shall meet minimum turning radius requirements of the Public
Works Standards, and shall facilitate fire truck turning
movements as required by the Fire District.

Response: Curb extensions are shown on the Circulation Plan in Notebook Section
IVB. PDP 5N does not include any collector streets or bike lanes. The attached
drawings illustrate that all street intersections will have a minimum 20 foot wide clear
distance between curb extensions on all local residential street intersections.

3. Street grades shall be a maximum of 6% on arterials and 8% for collector
and local streets. Where topographic conditions dictate, grades in
excess of 8%, but not more than 12%, may be permitted for short
distances, as approved by the City Engineer, where topographic
conditions or existing improvements warrant modification of these
standards.

Response: The Grading Plan in Notebook Section I1IB demonstrates that proposed
streets can comply with this standard.
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4. Centerline Radius Street Curves:
The minimum centerline radius street curves shall be as follows:

a. Arterial streets: 600 feet, but may be reduced to 400 feet in
commercial areas, as approved by City Engineer.

b. Collector streets: 600 feet, but may be reduced to conform with the
Public Works Standards, as approved by the City Engineer.

c. Local streets: 75 feet
Response: The Tentative Plat (see Notebook Section IVB) demonstrates that all
streets will comply with the above standards.
5. Rights-of-way:
a. See (.09) (A), above.

Response: Proposed rights-of-way are shown on the Tentative Plat, located in
Section IVB of this Notebook. Rights-of-way will be dedicated and a waiver of
remonstrance against the formation of a local improvement district will be recorded
with recordation of a final plat in accordance with Section 4.177.

6. Access drives.
a. See (.09) (A), above.

b. 16 feet for two-way traffic.

Response: Access drives (alleys) will be paved at least 16-feet within a 20-foot
tract, as shown on Sheet 7 - Circulation Plan in Notebook Section IlIB. In accordance
with Section 4.177, all access drives will be constructed with a hard surface capable
of carrying a 23-ton load. Easements for fire access will be dedicated as required by
the fire department. All access drives will be designed to provide a clear travel lane
free from any obstructions.

7. Clear Vision Areas
a. See (.09) (A), above.
Response: Clear vision areas will be provided and maintained in compliance with
the Section 4.177.
8. Vertical clearance:
a. See (.09) (A), above.
Response: Vertical clearance will be provided and maintained in compliance with
the Section 4.177.
9. Interim Improvement Standard:
a. See (.09) (A), above.

Response: There are no interim improvements being proposed for this
development. Therefore, this standard does not apply.
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(.18) VILLAGE ZONE DEVELOPMENT PERMIT PROCESS
G. Preliminary Development Plan Approval Process:

1. An application for approval of a Preliminary Development Plan
for a development in an approved SAP shall:

f) Include a preliminary land division (concurrently) per Section
4.400, as applicable.

Response: This request is for a Tentative Subdivision Plat. This section includes a
Supporting Compliance Report, the proposed Tentative Plat, draft CC&R’s, a copy of
the certification of liens & assessments form, and the subdivision name approval from
the County Surveyor’s Office.

SECTION 4.177. STREET IMPROVEMENT STANDARDS

Response: Proposed rights-of-way are shown on the Tentative Plat in Notebook
Section IVB. Rights-of-way will be dedicated and a waiver of remonstrance against
the formation of a local improvement district will be recorded with the final plat.

Reduced drawings located in Notebook Section IlIB demonstrate that all proposed
access drives (alleys) within the Preliminary Development Plan area will have a
minimum improvement width of 16 feet and will provide two-way travel. All access
drives (alleys) will be constructed with a hard surface capable of carrying a 23-ton
load. Easements for fire access will be dedicated as required by the fire department.
All access drives will be designed to provide a clear travel lane free from any
obstructions.

Clear vision areas will be maintained in accordance with the standards of Subsection
4.177(.01)(l). Vertical clearance will be maintained over all streets and access drives
in accordance with Subsection 4.177(.01)(J).

LAND DIVISIONS
SECTION 4.210. APPLICATION PROCEDURE

A. Preparation of Tentative Plat. The Planning Staff shall provide
information regarding procedures and general information having a
direct influence on the proposed development, such as elements of the
Comprehensive Plan, existing and proposed streets, road and public
utilities. The applicant shall cause to be prepared a tentative plat,
together with improvement plans and other supplementary material as
specified in this Section. The Tentative Plat shall be prepared by an
Oregon licensed professional land surveyor or engineer. An affidavit of
the services of each surveyor or engineer shall be furnished as part of
the submittal.

Response: A Tentative Plat has been prepared by an Oregon licensed professional
engineer as required. The Tentative Plat can be seen in Section IVB of this Notebook.
Improvement plans can be seen in Notebook Section Il1IB. The Introductory Narrative
located in Section IA includes a listing of the services provided by each design team
member.
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B. Tentative Plat Submission. The purpose of the Tentative Plat is to
present a study of the proposed subdivision to the Planning Department
and Development Review Board and to receive approval
recommendations for revisions before preparation of a final Plat. The
design and layout of this plan plat shall meet the guidelines and
requirements set forth in this Code. The Tentative Plat shall be
submitted to the Planning Department with the following information:

1. Site development application form completed and signed by the
owner of the land or a letter of authorization signed by the
owner. A preliminary title report or other proof of ownership is
to be included with the application form.

2. Application fees as established by resolution of the City Council.

Response: Copies of the application form and the application fee are included in
Notebook Sections 1B and IC, respectively.

3. Ten (10) copies and one (1) sepia or suitable reproducible tracing
of the Tentative Plat shall be submitted with the application.
Paper size shall be eighteen inch (18”) by twenty-four inch (24”),
or such other size as may be specified by the City Engineer.

Response: The balance of the 10 copies of the Tentative Plat (see Notebook
Section 1VB) will be provided when the application is determined complete; three (3)
of which have been provided with initial submittal.

4. Name of the subdivision. No subdivision shall duplicate or
resemble the name of any other subdivision in Clackamas or
Washington County. Names may be checked through the county
offices.

Response: The name of the proposed subdivision of PDP 5N is “Clermont” (see
Notebook Section IVE for documentation of subdivision name approval from the
Clackamas County Surveyor’s Office).

5. Names, address, and telephone numbers of the owners and
applicants, and engineer or surveyor.

Response: The names, addresses and telephone numbers of the owner, applicant,
engineer and surveyor are listed in the Introductory Narrative, which can be seen in
Notebook Section IA, and are listed on the Cover Sheet in Notebook Section I1IB.

6. Date, north point and scale drawing.

Location of the subject property by Section, Township, and
Range.

8. Legal road access to subject property shall be indicated as City,
County, or other public roads.

9. Vicinity map showing the relationship to the nearest major
highway or street.
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10.Lots: Dimensions of all lots, minimum lot size, average lot size,
and proposed lot and block numbers.

11.Gross acreage in proposed plat.

Response: The above information is provided on the plan sheets located in
Notebook Section IIIB. The location of the subject property by Section, Township and
Range and the gross acreage of the proposed plat are also listed in the Introductory
Narrative, located in Notebook Section IA, and are listed on the Cover Sheet in
Notebook Section I1IB.

12.Proposed uses of the property, including sits, if any, for multi-
family dwellings, shopping centers, churches, industries, parks,
and playgrounds or other public or semi-public uses.

Response: The proposed plat does not include any multi-family dwelling sites,
shopping centers, churches, or industries. Park and open space areas are indicated
on the plan sheets located in Notebook Section IlIB. Proposed uses within the subject
park and open space areas are detailed on the FDP Plans included in Notebook Section
VIIB.

13.Improvements: Statement of the improvements to be made or
installed including streets, sidewalks, lighting, tree planting, and
times such improvements are to be made or completed.

Response: Proposed improvements are shown on the plan sheets in Notebook
Section IIIB. Circulation Plan & Street Sections shows proposed streets and sidewalks.
Street Tree/Lighting Plan shows proposed street trees and proposed street lights.

14.Trees. Locations, types, sizes, and general conditions of all
existing trees, as required in Section 4.600.

Response: The requirements of Section 4.600 can be seen in Section VI of this
Notebook. Additionally, the Tree Preservation Plan in Notebook Section IIIB shows
existing tree locations, types, sizes and general conditions, pursuant to the
requirements of Section 4.600.

15. Utilities such as electrical, gas, telephone, on and abutting the
tract.

Response: The Composite Utility Plan in Notebook Section I1IB shows existing and
proposed utilities.

16.Easements: Approximate width, location, and purpose of all
existing and proposed easements on, and known easements
abutting the tract.

17.Deed Restrictions: Outline of proposed deed restrictions, if any.

18.Written Statement: Information which is not practical to be
shown on the maps may be shown in separate statements
accompanying the Tentative Plat.
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19.If the subdivision is to be a “Planned Development,” a copy of
the proposed Home Owners Association By-Laws must be
submitted at the time of submission of the application. The
Tentative Plat shall be considered as the Stage | Preliminary Plan.
The proposed By-Laws must address the maintenance of any
parks, common areas, or facilities.

Response: The Existing Conditions (see Notebook Section I11IB) shows the
approximate width, location, and purpose of all existing easements. The attached
Tentative Plat (see Notebook Section IVB) shows proposed easements as applicable to
the subject site. No deed restrictions are proposed at this time. A draft of the CC&R’s
are attached as Notebook Section IVC.

20.Any plat bordering a stream or river shall indicate areas subject
to flooding and shall comply with the provisions of Section 4.172.

Response: The proposed plat area does not border a stream or river.

21.Proposed use or treatment of any property designated as open
space by the City of Wilsonville.

Response: The proposed plat does not include any areas designated as open space
by the City of Wilsonville.

22.A list of the names and addresses of the owners of all properties
within 250 feet of the subject property, printed on self-adhesive
mailing labels. The list shall be taken from the latest available
property ownership records of the Assessor’s Office of the
affected county.

Response: The required mailing list has been submitted with this application. A
copy is provided in Notebook Section ID.

23.A completed “liens and assessments” form, provided by the City
Finance Department.

Response: A copy of this form is provided in Notebook Section IVD.

24 . Locations of all areas designated as a Significant Resource
Overlay Zone by the City, as well as any wetlands shall be shown
on the tentative plat.

Response: The proposed development will not have a significant adverse effect
upon an SROZ area as none exist on the site. A portion of the northeast part of the
property was previously mapped as including an SROZ wetland. Mirth Walker, with
SWCA, has evaluated the existing wetlands and found them to be isolated and not
locally significant. SWCA has determined these wetlands should not be classified as
locally significant. The SAP Amendment supporting compliance report includes a
request to remove the SROZ designation from the site (See Notebook Section VII).
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25. Locations of all existing and proposed utilities, including but not
limited to domestic water, sanitary sewer, storm drainage,
streets, and any private utilities crossing or intended to serve the
site. Any plans to phase the construction or use of utilities shall
be indicated.

Response: In Existing Conditions shows all existing utilities. Composite Utility
Plan shows all proposed utilities. Grading Plan shows proposed streets and storm
drainage facilities. These plan sheets can be seen in Notebook Section IIIB.

26.A traffic study, prepared under contract with the City, shall be
submitted as part of the tentative plat application process, unless
specifically waived by the Community Development Director.

Response: A copy of the Traffic Impact Analysis is attached in Notebook Section
IID.

C. Action on proposed tentative plat:

1. Consideration of tentative subdivision plat. The Development
Review Board shall consider the tentative plat and the reports of
City staff and other agencies at a regular Board meeting no more
than ninety (90) days after tentative plat application has been
accepted as complete by the City. Final action on the proposed
tentative plat shall occur within the time limits specified in
Section 4.013. The tentative plat shall be approved if the
Development Review Board determines that the tentative plat
conforms in all respects to the requirements of this Code.

Response: The Tentative Plat (see Notebook Section IVB) is included with this
application for review by the Development Review Board.

2. Consideration of tentative partition plat. The Planning Director
shall review and consider any proposed land partition plat
through the procedures for Administrative Reviews specified in
Section 4.030 and 4.035.

Response: This request is for a Tentative Subdivision Plat. This code section does
not apply.

3. The Board shall, by resolution, adopt its decision, together with
findings and a list of all Conditions of Approval or required
changes to be reflected on the Final Plat

Response: Any Conditions of Approval adopted by the Board shall be reflected on
the Final Plat.
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4. Board may limit content of deed restrictions. In order to promote
local, regional and state interests in affordable housing, the
Board may limit the content that will be accepted within
proposed deed restrictions or covenants. In adopting conditions
of approval for a residential subdivision or condominium
development, the Board may prohibit such things as mandatory
minimum construction costs, minimum unit sizes, prohibitions or
manufactures housing, etc.

Response: The applicant recognizes the authority of the Board to limit the content
of the deed restrictions or covenants.

5. Effect of Approval. After approval of a tentative plat, the
applicant may proceed with final surveying, improvement
construction and preparation of the final plat. Approval shall be
effective for a period of two (2) years, and if the final plat is not
submitted to the Planning Department within such time, the
tentative plat shall be submitted again and the entire procedure
shall be repeated for consideration of any changes conditions
which may exist. Except, however, that the Development
Review Board may grant a time extension as provided in Section
4.023.

Response: After approval of the Tentative Plat, a final plat will be prepared and
submitted to the Planning Department within two years if an extension is not provided.

D. Land division phases to be shown. Where the applicant intends to
develop the land in phases, the schedule for such phasing shall be
presented for review at the time of the tentative plat. In acting on an
application for tentative plat approval, the Planning Director or
Development Review Board may set time limits for the completion of
the phasing schedule which, if not met, shall result in an expiration of
the tentative plat approval.

Response: The PDP is proposed to be executed in one (1) phase.

E. Remainder tracts to be shown as lots or parcels. Tentative plats shall
clearly show all effected property as part of the application for land
division. All remainder tracts, regardless of size, shall be shown and
counted among the parcels or lots of the division.

Response: The Tentative Plat (see Notebook Section IVB) illustrates the entirety
of effected property is included in lots and tracts.
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SECTION 4.236. GENERAL REQUIREMENTS - STREETS.

(.01) Conformity to the Master Plan Map: Land divisions shall conform to and be
in harmony with the Transportation Master Plan (Transportation Systems
Plan), the bicycle and Pedestrian Master Plan, the Parks and Recreation
Master Plan, the Official Plan or Map and especially to the Master Street
Plan.

Response: The proposed land division complies with the concurrent Specific Area
Plan - North Amendment and generally complies with the Villebois Village Master Plan,
as demonstrated in the PDP Compliance Report (see Notebook Section IlIA), and
thereby conforms to the applicable Master Plans.

(.02) Relation to Adjoining Street System.

A. A land division shall provide for the continuation of the principal
streets existing in the adjoining area, or of their proper projection
when adjoining property is not developed, and shall be of a width
not less than the minimum requirements for streets set forth in
these regulations. Where, in the opinion of the Planning Director or
Development Review Board, topographic conditions make such
continuation or conformity impractical, an exception may be made.
In cases where the Board or Planning Commission has adopted a plan
or plat of a neighborhood or area of which the proposed land division
is a part, the subdivision shall conform to such adopted
neighborhood or area plan.

B. Where the plat submitted covers only a part of the applicant’s tract,
a sketch of the prospective future street system of the unsubmitted
part shall be furnished and the street system of the part submitted
shall be considered in the light of adjustments and connections with
the street system of the part not submitted.

C. At any time when an applicant proposes a land division and the
Comprehensive Plan would allow for the proposed lots to be further
divided, the city may require an arrangement of lots and streets such
as to permit a later resubdivision in conformity to the street plans
and other requirements specified in these regulations.

Response: Plan sheets in Notebook Section 1B illustrate street design will meet
the minimum requirements set forth by this Section. The street system within PDP 5
North will provide connections to principle streets of adjoining areas. The Tentative
Plat covers the entirety of PDP 5 North.

(.03) All streets shall conform to the standards set forth in Section 4.177 and the
block size requirements of the zone.

Response: Previous sections of this report have demonstrated compliance with the
standards of Section 4.177 and the applicable block size requirements.
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(.04) Creation of Easements: The Planning Director or Development Review
Board may approve an easement to be established without full compliance
with these regulations, provided such an easement is the only reasonable
method by which a portion of a lot large enough to allow partitioning into
two (2) parcels may be provided with vehicular access and adequate
utilities. If the proposed lot is large enough to divide into more than two (2)
parcels, a street dedication may be required. Also, within a Planned
Development, cluster settlements may have easement driveways for any
number of dwelling units when approved by the Planning Director or
Development Review Board.

Response: Any necessary easements will be identified on the final plat.

(.05) Topography: The layout of streets shall give suitable recognition to
surrounding topographical conditions in accordance with the purpose of
these regulations.

Response: Grading Plan in Notebook Section IlIB demonstrates that the layout of
streets has given recognition to surrounding topographic conditions.

(.06) Reserve Strips: The Planning Director or Development Review Board may
require the applicant to create a reserve strip controlling the access to a
street. Said strip is to be placed under the jurisdiction of the City Council,
when the Director or Board determine that a strip is necessary:

A. To prevent access to abutting land at the end of a street in order to
assure the proper extension of the street pattern and the orderly
development of land lying beyond the street; or

B. To prevent access to the side of a street on the side where additional
width is required to meet the right-of-way standards established by the
City; or

C. To prevent access to land abutting a street of the land division but not
within the tract or parcel of land being divided; or

D. To prevent access to land unsuitable for building development.

Response: Reserve strips will be provided as appropriate.

(.07) Future Expansion of Street: When necessary to give access to, or permit a
satisfactory future division of, adjoining land, streets shall be extended to
the boundary of the land division and the resulting dead-end street may be
approved without a turn-around. Reserve strips and street plugs shall be
required to preserve the objective of street extension.

Response: Streets that will be expanded in the future will occur in compliance
with this standard.
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(.08) Existing Streets: Whenever existing streets adjacent to or within a tract
are of inadequate width, additional right-of-way shall conform to the
designated width in this Code or in the Transportation Systems Plan.

Response: Rights-of-way will be dedicated in accordance with the Villebois Village
Master Plan and the Transportation System Plan.

(.09) Street Names: No street names will be used which will duplicate or be
confused with the names of existing streets, except for extensions of
existing streets. Street names and numbers shall conform to the
established name system in the City, and shall be subject to the approval of
the City Engineer.

Response: No street names will be used that duplicate or could be confused with
the names of existing streets. Street names and numbers will conform to the
established name system in the City, as approved by the City Engineer.

SECTION 4.237. GENERAL REQUIREMENTS - OTHER.
(.01) Blocks:

A. The length, width, and shape of blocks shall be designed with due
regard to providing adequate building sites for the use
contemplated, consideration of needs for convenient access,
circulation, control, and safety of pedestrian, bicycle, and motor
vehicle traffic, and recognition of limitations and opportunities of
topography.

B. Sizes: Blocks shall not exceed the sizes and length specified for the
zone in which they are located unless topographical conditions or
other physical constraints necessitate larger blocks. Larger blocks
shall only be approved where specific findings are made justifying
the size, shape, and configuration.

Response: The PDP Compliance Report (see Notebook Section IIIA) demonstrates
compliance with the applicable block requirements. The street system proposed in
this land division conforms to the street system in the concurrent SAP North
Amendment and PDP 5N.
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(.02) Easements:

A.

Response:

Utility lines. Easements for sewers, drainage, water mains,
electrical lines or other public utilities shall be dedicated wherever
necessary. Easements shall be provided consistent with the City’s
Public Works Standards, as specified by the City Engineer or Planning
Director. All the utility lines within and adjacent to the site shall be
installed with underground services within the street and to any
structures.  All utilities shall have appropriate easements for
construction and maintenance purposes.

Water Courses. Where a land division is traversed by a water course,
drainage way, channel or stream, there shall be provided a storm
water easement or drainage right-of-way conforming substantially
with the lines of the water course, and such further width as will be
adequate for the purposes of conveying storm water and allowing for
maintenance of the facility or channel. Streets or parkways parallel
to water courses may be required.

The final plat will include the appropriate easements.

(.03) Pedestrian and bicycle pathways. An improved public pathway shall be

required to transverse the block near its middle if that block exceeds the
length standards of the zone in which it is located.

A.

Response:

Pathways shall be required to connect to cul-de-sacs to pass through
unusually shaped blocks.

Pathways required by this subsection shall have a minimum width of
ten (10) feet unless they are found to be unnecessary for bicycle
traffic, in which case they are to have a minimum width of six (6)
feet.

The applicant is proposing to construct a pathway to connect Barcelona

Street to Tooze Road, where the block length exceeds the zone standard. This pathway
will be constructed to be 10 feet wide.

(.04) Tree planting. Tree planting plans for a land division must be submitted to
the Planning Director and receive the approval of the Director or
Development Review Board before the planning is begun. Easements or
other documents shall be provided, guaranteeing the City the right to enter
the site and plant, remove, or maintain approved street trees that are
located on private property.

Response:

Street Tree/Lighting Plan in Notebook Section IlIB shows proposed

street tree planting.
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(.05) Lot Size and shape. The lot size, width, shape and orientation shall be

appropriate for the location of the land division and for the type of
development and use contemplated. Lots shall meet the requirements of
the zone where they are located.

A.

Response:

In areas that are not served by public sewer, an on-site sewage
disposal permit is required from the City. If the soil structure is
adverse to on-site sewage disposal, no development shall be
permitted until sewer service can be provided.

Where property is zoned or deeded for business or industrial use,
other lot widths and areas may be permitted at the discretion of the
Development Review Board. Depth and width of properties reserved
or laid out for commercial and industrial purposes shall be adequate
to provide for the off-street service and parking facilities required
by the type of use and development contemplated.

In approving an application for a Planned Development, the
Development Review Board may waive the requirements of this
section and lot size, shape, and density shall conform to the Planned
Development conditions of approval.

Proposed lot sizes, widths, shapes and orientations are appropriate for

the proposed development and are in conformance with the Village Zone requirements
as demonstrated by this report.

(.06) Access. The division of land shall be such that each lot shall have a
minimum frontage on a public street, as specified in the standards of the
relative zoning districts. This minimum frontage requirement shall apply
with the following exceptions:

A.

Response:

A lot on the outer radius of a curved street or facing the circular end
of a cul-de-sac shall have frontage of not less than twenty-five (25)
feet upon a street, measured on the arc.

The Development Review Board may waive lot frontage
requirements where in its judgment the waiver of frontage
requirements will not have the effect of nullifying the intent and
purpose of this regulation or if the Board determines that another
standard is appropriate because of the characteristics of the overall
development.

The proposed lots comply with the applicable access requirements of

the Village Zone as demonstrated in previous sections of this report.
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(.07) Through lots. Through lots shall be avoided except where essential to
provide separation of residential development from major traffic arteries
or adjacent non-residential activity or to overcome specific disadvantages
of topography and orientation. A planting screen easement of at least ten
(10) feet, across which there shall be no access, may be required along the
line of lots abutting such a traffic artery or other disadvantageous use.
Through lots with planting screens shall have a minimum average depth of
one hundred (100) feet. The Development Review Board may require
assurance that such screened areas be maintained as specified in Section
4.176.

Response: No through lots are proposed by this application.

(.08) Lot side lines. The side lines of lots, as far as practicable for the purpose
of the proposed development, shall run at right angles to the street upon
which the lots face.

Response: All side lines of lots will run at right angles to the street upon which the
lots face.

(.09) Large lot land divisions. In dividing tracts which at some future time are
likely to be re-divided, the location of lot lines and other details of the
layout shall be such that re-division may readily take place without violating
the requirements of these regulations and without interfering with the
orderly development of streets. Restriction of buildings within future
street locations shall be made a matter of record if the Development Review
Board considers it necessary.

Response: This request does not include any tracts which may be divided at a
future time.

(.10) Building line. The Planning Director or Development Review Board may
establish special building setbacks to allow for the future redivision or other
development of the property or for other reasons specified in the findings
supporting the decision. If special building setbacks lines are established
for the land division, they shall be shown on the final plat.

Response: No building lines are proposed by this application.

(.11) Build-to line. The Planning Director or Development Review Board may
establish special build-to lines for the development, as specified in the
findings and conditions of approval for the decision. If special build-to lines
are established for the land division, they shall be shown on the final plat.

Response: No build-to lines are proposed by this application.
(.12) Land for public purposes. The Planning Director or Development Review

Board may require property to be reserved for public acquisition, or
irrevocably offered for dedication, for a specified period of time.

Response: This land division does not include land to be dedicated for public
purposes except for the dedication of street right-of-way.
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(.13) Corner lots. Lots on street intersections shall have a corner radius of not
less than ten (10) feet.

Response: All lots on street intersections will have a corner radius of not less than
ten (10) feet. This is demonstrated on the Tentative Plat in Notebook Section IVB.

SECTION 4.262. IMPROVEMENTS - REQUIREMENTS.

(.01) Streets. Streets within or partially within the development shall be graded
for the entire right-of-way width, constructed and surfaced in accordance
with the Transportation Systems Plan and City Public Works Standards.
Existing streets which abut the development shall be graded, constructed,
reconstructed, surfaced or repaired as determined by the City Engineer.

Response: Grading Plan in Notebook Section [lIB of this Notebook, shows
compliance with this standard.

(.02) Curbs. Curbs shall be constructed in accordance with standards adopted by
the City.

Response: Curbs will be constructed in accordance with City standards.

(.03) Sidewalks. Sidewalks shall be constructed in accordance with standards
adopted by the City.

Response: Sidewalks will be constructed in accordance with City standards.

(.04) Sanitary sewers. When the development is within two hundred (200) feet
of an existing public sewer main, sanitary sewers shall be installed to serve
each lot or parcel in accordance with standards adopted by the City. When
the development is more than two hundred (200) feet from an existing
public sewer main, the City Engineer may approve an alternate sewage
disposal system.

Response: Composite Utility Plan in Notebook Section IlIB illustrates proposed
sanitary sewer lines.

(.05) Drainage. Storm drainage, including detention or retention systems, shall
be provided as determined by the City Engineer.

Response: Grading Plan (see Notebook Section IIIB) illustrates the proposed storm
drainage facilities. A supporting utility report is provided (see Notebook Section IIIC)
that demonstrates that the proposed storm drainage facilities will meet City
standards.

(.06) Underground utility and service facilities. All new utilities shall be subject
to the standards of Section 4.300 (Underground Utilities). The developer
shall make all necessary arrangements with the serving utility to provide
the underground services in conformance with the City’s Public Works
Standards.

Response: Proposed utilities will be placed underground pursuant to Section 4.300
and City Public Works Standards.
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(.07) Streetlight standards. Streetlight standards shall be installed in accordance
with regulations adopted by the City.

Response: Proposed streetlights are shown on Street Tree/Lighting Plan in
Notebook Section IlIB. Streetlights will be installed in accordance with City standards.

(.08) Street signs. Street name signs shall be installed at all street intersections
and dead-end signs at the entrance to all dead-end streets and cul-de-sacs
in accordance with standards adopted by the City. Other signs may be
required by the City Engineer.

Response: Street name and dead-end signs will be installed in accordance with
City standards.

(.09) Monuments. Monuments shall be placed at all lot and block corners, angle
points, points of curves in streets, at intermediate points and shall be of
such material, size, and length as required by State Law. Any monuments
that are disturbed before all improvements are completed by the developer
and accepted by the City shall be replaced to conform to the requirements
of State Law.

Response: Monuments will be placed at all lot and block corners, angle points,
points of curves in streets, at intermediate points and will be of such material, size,
and length as required by State Law.

(.10) Water. Water mains and fire hydrants shall be installed to serve each lot in
accordance with City standards.

Response: Composite Utility Plan in Notebook Section IlIB illustrates that water
mains and fire hydrants will be installed to serve each lot in accordance with City
standards.

1. CONCLUSION

This Supporting Compliance Report demonstrates compliance with the applicable
requirements of the City of Wilsonville Planning & Land Development Ordinance for
the requested Tentative Subdivision Plat. Therefore, the applicant respectfully
requests approval of this application.
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IVB) Tentative Plat



N:\proj\395-079\09 Drawings\03 Planning\Sheets - Planning PDP Submittal\395079.(4) PPLAT.dwg - SHEET: 4 Sep. 28, 18 - 9:48 AM jjk

1,226.2'
S
5 LG
. TRACT E TOOZE RD i
2 220 /- 1,543 SF 461.8 / 13,190 SF
_ ] ~ 557,_ _ _ ‘ ’
150/ 7200 ae T - - /£ _ _
L STD 0.0 °2.0 70.0 70.0 55.0 e —
¢ STD SANITARY
; 11 © ) L STD L L EASEMENT
6,612 SF s 12 S 13 _STD STD
[o)]
5,440 SF S 5,683 SF - _ ) & g 19
gl ¢ | 14 g 15 2 16 & 17 = 18 3
—_——t—— ] - - = 7,203SF < 5351SF  [S 7.2035F S 703  Ssease 6,920 SF 20
Sk 7,794 SF by 21
© w %)
z e 9,759 SF
o N
e S N S S I i
70.0' 52.0' : — v 22
. 70.0 b 700 f 831 102 5 =
S ——— : 3 0 9,438 SF g POLYGON NW COMPANY
N 0! . SWBARCELONA ST S
i e S : 311.9' {
5
\ B STD 5561 5F g
\ | g
T 102.0' b
| 2 Pacific
| - 9 .2 . / RP-6 Community
l “l STD s.3045r 8§ < g / TRACT G .
] 102.0 Moy = // / 107,078 SF D@Slgn
| i | nd
| O 20.00
,I R 8 I'fs (% / /A\ STORM AND SANITARY
o .
| ©l STD 53045 | (o EASEMENT GEODESIGN, INC
[ 102.0 | 5
' 8
- , I REVISIONS
© Q 3
¥l STD s ll % % RP-6 DATE DESCRIPTION
|
- | 1 '
02.0 | TRACT D
| =35.00= 171,433 SF LG )
= 6 lla = TRACT H L
< [ee) o
STD 4,896 SF | < © 2,047 SF
I— 1020 lI Preliminary
EXISTING
5 5 e = e \ Development
i @ D ROW TO
4,896 SF
STD AN REMAIN Plan
102.0 |
- ] )
= M TracT s =
| ® ¥ loms ¥
o 4 > ’
S DS
5,304 SF X
STD | %\/fb/ )z \\ .
102.0 : :
e 0 | § / \\& B
| = 40.50 =] 39 N\ | SToRMWATER DRAINAGE
2 3 | g 3,8265F O Q | EASEMENT
5 sTD | 3 |
5,320 SF - 0 % SM 2,
) ‘0. s g
- 103.7' l& 3,575 SF 2 l — P D P 5 N
| 7
s P & ) 76?7' SMz 8 2 %?5/ 7\ J |I
— \ 0 o : N7 ) AN
e 18 % S AN S CLERMONT
1,572SF < : g 3,416 SF N g
LG 8| STD .2 ; &\ SM .2 (0° 3530 F || _TRaCTL
o N ®, S &) Y — N
5,187 SF o\, N 4 42 Cp qf’/ TRACTP |$ g © |+ 595 SF
86.4' g 3,280 SF R T N 3,601 SF | &
bM ' V'f?u) S | S
N Cd v ~
@ N 61 sM & 36 K |
o 43 Z \ 97.&’ \76? ' 3,254 SF N <, I
o 3 4,864 SF p 2 A & N Q)Q‘? 35 N %, JRACT M OTE-SONE
— 8 LG BT & & RN «w. SM 3,214 SF N\ X 1,446 SF EASEMENT
TRACT B 3l ~ >, 7 N44 2o ' 7
.5 ~ N o S C4
'S ~ LG < 4 45 & N\o
490 sF A 79 & 78 & 0 ] AV 48025F /4 N S
2 ‘ & & TRACTW ) Sy TRACT U ol ~_ /0 o> 3,304 SF 2 ~_ oM N\ S
% 80 N sgopse |3 66415 | —~ 60 o 2 SM > o %2 s 34 N\ S
A o 2 = 11,686 SF & Ny 9 2,636 SF K 20, g~ © 46 ) & : % &
- -~ 4,560 SF > o 65 ~ > 15, N ~ ~ S 3,086 SF @% N ¥ 3,455 SF N
% 'STD T s ~ / BN M i X S TN
! S 64 . 2.5, ~ : S %
¥ STD >TD s 5,011 SF ‘o”v 63 . o N \7 S}OC SN SM G 2,923 5 S \"{? SM 3,214 SF AN
L ' Y5123 [o 62 ? ~~ ay > N %o N >
: - . ' S ; ~ * AN S 48 O s/ 32
/ 544 . 461 105 55 3 9 27) 4, STD 5675 5F .0 2 o) » \SM 6o N N SM 3146 5F
— .6' ~ ~ ,q NG , ) 47 R
— - TRACT A \ STD STD STD 8.8 20.3' Ers STD 61 N ~ Ny b o S 49 N \ SM ,\039 31 N N
21.620 SF \ 81 L o STD -1 13,9’ 3 STD $ 3,391 SF 3«2 LG ~ ~ 9¢6‘6, TRACT Q 6:0, N SM > 2,518 SF 02_?0' Q'QQ \70 3.730 SF PREL' M I NARY
& ' e ¢ ' 9.6° N : 60 L J 1,217 SF & Z '
8 \ 5,456 SF S 82 § 83 55 g STD 9.4 e/ 5 TRACTR Ny A ® >0 > N .
= 5,377SF S S S 84 95 > N/ 24535F/ pgg < >, N LG "o SM > 2,517 SF 2o N A I g N
\ 5,638 SF 3 8 7 S & 11,974 SF N M INSE
| | s g s WM/ s ° AN BN LN N\ PP-g N NN PLAT
. 8F 5o S 86 . STD 8 SM 5/ 38 X2 N ‘% MR 2m17 e RN 0'\ e \ N
2 ou = S 5.0 /’PACT\T o R/ 2,443 5F o N R TRACT N|
o — — — — _— Py 5,025 SF S 87 . 080 .el\. SM & 57 25 5,655 SF |
34.7 119.6' 36.0 51.0' 52.5 e f 4,987 SF o B2 i s Lo R/ 2,443 5F 2, I
0.z : 20086 — = . ST SN \ekaSM 2/ 56 X8
49 ¢ = — og\. NG N 3 SM » 2,629 SF
7.0 ~ S J‘f-si\l 1.0 e SM <
o~ JI~3459F oo : 2 /
ROW TO : N & A ) )
o DEDICATED so 0t M / zame sl 3 N e
5,408 SF P SM /~ N TRACT S
- ~ TN 1gss s 2ND SUBMITTAL DATE 9/28/2018
~~ EXISTING S0,
~~ ROW TO LG
~— BE VACATED N
2,075 SF
|
SCALE
50 0] 25 50
1 INCH =50 FEET




IVC) Draft CC&R's
















































IVD) Copy of Certification of Assessments &
Liens



29798 SW Tawn Center Loop E
Wisonvile, Oregon 97070
B03) 582-1011

WILSONVILLE | 609662101 rx

In OREQON

CERTIFICATION OF ASSESSMENTS AND LIENS

“It is the policy of the City of Wilsonville that no permits of any kind shall either be
issued or application processed for any applicant who owes or for any property for which
there is any payment which is past due owing to the City of Wilsonville untit such time as
said sums owed are paid.” (Resolution #796)

pl'OjCCVPI'OpEﬂ]’ Address: 11490 SW Tooze Road & 28201 SW 110th Avenue

Aka Tax Lot(s) _7200, 7300, 7400, 7500, 7600 on Map(s) 31W15A8B

Applicant: _Polygon WLH, LLC.

Address: 703 Broadway Street, Suite 510, Vancouver, WA 98660

Property Owner:  victor C. Chang and Allen Y. Chang

Address: 55507 sw 110th Avenue, Witsonville, OR 87070

In reference to the above, the City of Wilsonville records show that the following amount
is due to the City:

Principal AmatDue $ 2 [ 7 . Current [ JNon-Current
Comments:Pf)/ I, / wﬁ ‘d,r\ 22350

Dated: | 3 201

Finance Department: WCAXRM

(This certification shall be null and void 120 days following the Finance Department date of signature)

“Serving the Community with Pride”



IVE) Subdivision Name Approval






	Section III) Preliminary Development Plan
	IIIA) Supporting Compliance Report
	IIIB) Reduced Drawings
	IIIC) Utility and Drainage Report
	IIID) Traffic Analysis
	IIIE) Tree Report
	IIIF) Conceptual Elevations

	Section IV) Tentative Plat
	IVA) Supporting Compliance Report
	IVB) Tentative Plat
	IVC) Draft CC&R's
	IVD) Copy of Certification of Assessments & Liens
	IVE) Subdivision Name Approval




