September 2, 2020

TO:  Warrenton Planning Commission

FROM: Mark Barnes, Interim Planning Director

RE: Gilbert Gramson Variance (V20-02 and V20-03), Site Design Review (SDR20-07), and
Subdivision (SUB20-01)

Background

Gilbert Gramson proposes a twelve-lot residential subdivision on a vacant three-acre
(approximately) site on the east side of SW Juniper Avenue, in the R10/GM zone. The applicant
wishes to develop these lots with single-family attached dwellings; that is, with side-by-side
duplexes, which are allowed outright in the R10 zone (16.28.020.A). The site location is shown
on the aerial photograph on this page. Four applications are before the Planning Commission:

e Site Design Review for a twelve-lot residential subdivision (SDR20-07).

e Avariance to the City’s street design standards to allow a 46-foot wide instead of a fifty-
foot wide access street (V20-03).

e Avariance to the City’s minimum setbacks from cut and fill slopes (V20-02).

e Preliminary plat approval for a twelve-lot residential subdivision (SUB20-01).

Staff Recommendations

Subdivision preliminary plat: Approval subject to conditions
Site Design Review: Approval

Variance: Approval




SDR20-07/V20-02/v20-03/SUB20-01
Page 2

Development Process & Review Timeline

Application materials were submitted on July 30, 2020; and determined to be complete on
August 13, 2020. Nearby property-owner notification was mailed 20 days prior to the
September 10 hearing date. Notice was published in the Columbia Press on August 28, 2020. No
comments have been received as of the date of this staff report.

Existing Conditions

The subject property is located on the east side of SW Juniper Avenue. It is currently vacant.
The site adjoins vacant property owned by the City to the south; and developed residential land
to the north owned by Frank & Jody Orrell.

Applicable Criteria

The proposal is subject to the following Warrenton Development Code zoning and design
standards and requirements:

* R10 Zone Development Standards (16.28.040 and 16.28.050)

» GM zone development standards (16.112)

= Design Standards: Access & Circulation (16.120)

» Design Standards: Landscaping, Street Trees, Fences, and Walls (16.124)
= Design Standards: Vehicle & Bicycle Parking (16.128)

*  Public Facilities Standards (16.136)

*  Stormwater & Surface Water Management Standards (16.140)

= Grading and Excavation Standards (16.152)

= Site Design Review Application & Review Procedures (16.212)

» Subdivision Preliminary Plat Review (16.216)

» Variance criteria (16.272)

These criteria and standards are excerpted below.

R10 Zone Development Standards (16.28.040 and 16.28.050)

A. Density Provisions. (16.28.040.A)

1. Minimum lot area for residences: 8,000 square feet. Minimum density is five
dwelling units per acre.

2. Minimum lot width at the front building line for detached dwelling: 50 feet.

3. Minimum lot area for single-family attached dwelling: 2,500 square feet.
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4. Minimum lot width at the front building line for single-family attached
dwelling: 25 feet.

5. Minimum lot depth: 70 feet.

6. Not more than 35% of the lot area shall be covered by buildings except as may
be permitted by conditional use permit or variance.

Proposed lot sizes are shown on sheet 3 of the preliminary subdivision layout. The proposed
sizes range from 2,713 to 2,843 square feet for lots 1 through 8. This sizing meets or exceeds
the 2,500 square foot minimum lot size for single-family attached dwellings in subsection A.3.
Proposed lot sizes for lots 9 through 12 range from 13,150 square feet to 33,160 square feet,
thus meeting the 8,000 square foot minimum lot size for single family attached dwellings in
subsection A.1. The actual buildable area for lots 9 through 12 is substantially constrained by
wetlands and slopes, but is still large enough for attached dwellings.

Proposed lot widths are shown on sheet 3 of the preliminary subdivision layout. All proposed
lots meet or exceed the 25-foot minimum lot width for single family attached dwellings in
subsection A.4.

Proposed lot depths are shown on sheet 3 of the preliminary subdivision layout. All proposed
lots meet or exceed the 70-foot minimum lot depth in subsection A.5.

Subsection A.6 establishes a maximum lot coverage standard of 35 percent. The buildable area
table on sheet 3 of the preliminary subdivision layout provides this information. For lots 1
through 8, the potentially buildable lot area is between 45 and 46 percent of lot size. This
means that these lots are more than large enough to accommodate the maximum 35 percent
building envelop without a variance. For lots 9 through 12, potentially buildable areas range
from six to fifteen percent of lot size, well below the 35 percent maximum.

B. Setback Requirements. (16.28.040.B)

1. Minimum front yard setback: 15 feet.
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2. Minimum side yard setback: 10 feet.
3. Corner lot minimum street side yard setback: 10 feet.
4, Minimum rear yard setback: 15 feet, except accessory structures that
meet the criteria of Section 16.280.020, may extend to within five feet of a rear
property line.
5. Corner lot minimum rear yard setback: 10 feet.

Preliminary Subdivision Layout sheet 3 shows setback lines for each lot. These are correctly
rendered, and can meet the requirements of subsection 5.B.

Based on this, the Planning Commission can find that the proposed lot layout meets the
dimensional requirements of the R10 zone in 16.28.040.

GM Zone Development Standards (16.112)

A. All development shall provide the following primary urban services: water, sanitary
sewer facilities connecting to the City sewer system, local streets, fire protection and
drainage. An inability to provide an acceptable level of all primary services shall result in
the denial of a land use application.

B. All development shall be reviewed to ascertain whether an adequate level of the
following secondary urban services exists: collector and arterial streets, school, police
protection and parks. Where the City determines and supports with findings that an
unacceptable level of secondary urban services exist, the City may deny the land-use
application unless the developer insures the availability of an acceptable level of the
services within five years from occupancy.

C. City specifications shall be the standard used as measurement of acceptability of a
service.

D. Encourage the development within urban areas before the conversion of urbanizable
areas. (16.112.030)

The full array of urban infrastructure is included in the proposal: water, sanitary sewer, storm
water facilities, public streets, street lights, and fire hydrants, all of which will be designed and
constructed to city standards. Public streets will provide access for emergency service vehicles,
a conduit for children to access public schools, more broadly access to City services. Based on
this, the Planning Commission can find that the applicable parts of 16.112.030 are met.

16.112.050.A. All land divisions which would create a parcel under five acres in size shall
be subject to approval under the appropriate procedures in this Code (Chapter 16.216).
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Land divisions which would create a parcel under five acres in size in growth
management areas shall be approved only if:
1. The lots created are at R-10 urban densities;
2. Primary and secondary urban services are supplied in accordance with Section
16.28.050;
3. An exception is approved as provided in Section 16.112.040.

The preliminary plat layout is based on R10 zone standards and densities, avoiding wetland
disturbance and impacts as called for by WMC 16.156. Both primary urban services (water, City
sewer, local streets, fire protection and storm drainage) and secondary urban services (collector
and arterial streets, school, police protection and parks) are available at the levels necessary to
the accommodate the proposed development.

16.112.080. For the purposes of this section, the word “insure” shall mean a legal and
enforceable document, contract or process which guarantees to the City a public
improvement will be accomplished. Assurances include, but are not limited to, the
following:

A. Performance bond.

B. Cash in escrow, assignment of letter of credit, etc.

C. Establishment of an LID (post-remonstrance period).

D. Evidence of formal action by other public or private agencies or companies
authorizing monies or scheduling of a requisite public improvement.

E. The requisite improvement is included in an adopted capital improvement program
with funds assured by the City.

F. Any other legally binding agreement which assures the improvement will be made.

This section requires an enforceable mechanism for assuring that the required public
improvements are built. The applicant has not objected to this. See recommended condition 1.
Based on this, the Planning Commission can find that the proposal meets or can meet
applicable requirements of the GM zone.

Access and Circulation Development Standards (16.120)

16.120.020.F. Access Options. When vehicle access is required for development (i.e., for
off-street parking, delivery, service, drive-through facilities, etc.), access shall be
provided by one of the following methods (a minimum of 10 feet per lane is required).
These methods are “options” to the developer/subdivider, unless one method is
specifically required under Division 2, or through conditions required by the hearings
body.

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

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

permitted.
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2. Option 2. Access is from a private street or driveway connected to an adjoining
property that has direct access to a public street (i.e., “shared driveway”). A
public access easement covering the driveway shall be recorded in this case to
assure access to the closest public street for all users of the private street/drive.
3. Option 3. Access is from a public street adjacent to the development parcel. If
practicable, the owner/developer may be required to close or consolidate an
existing access point as a condition of approving a new access. Street accesses
shall comply with the access spacing standards in subsection G of this section,
and require an access permit in accordance with subsection C of this section.

The proposal is most like option 3: the proposed new local street provides access for all twelve
proposed lots to SW Juniper Avenue. Even though proposed lots 1 and 5 have direct frontage
on SW Juniper, access to these lots will be via the proposed local street: see proposed condition
2.

16.120.020.F.5. Double-Frontage Lots. When a lot has frontage onto two or more
streets, access shall be provided first from the street with the lowest classification. For
example, access shall be provided from a local street before a collector or arterial street.
Except for corner lots, the creation of new double-frontage lots shall be prohibited in all
residential districts, unless topographic or physical constraints require the formation of
such lots. When double-frontage lots are permitted in a residential district, a landscape
buffer with trees and/or shrubs and groundcover not less than 10 feet wide shall be
provided between the back yard fence/wall and the sidewalk or street; maintenance
shall be assured by the owner (i.e., through homeowner’s association, etc.).

See proposed condition 2.

16.120.020.G. Access Spacing. Driveway accesses shall be separated from other
driveways and street intersections in accordance with the following standards and
procedures: 1. Local Streets. A minimum of 25 feet separation (as measured from the
sides of the driveway/street) shall be required on local streets (i.e., streets not
designated as collectors or arterials) for all single-family detached dwellings, except as
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provided in paragraph 3 of this subsection. A minimum of 20 feet separation shall be
required on local streets for all single-family attached dwellings, duplexes, and triplexes,
except as provided in paragraph 3 of this subsection.

As designed, the individual access driveways for each dwelling unit abut each other, effectively
resulting in attached or shared driveways that meet or exceed the 20-foot spacing standard.

16.120.020.H. Number of Access Points. For single-family (detached and attached), two-
family, and three-family housing types, one street access point is permitted per dwelling
unit, when alley access or shared driveways cannot otherwise be provided, except that
one additional access point may be permitted for one-family, two-family and three-
family housing types on corner lots (i.e., no more than one access per street), subject to
the access spacing standards in subsection G of this section. The number of street access
points for multiple family, commercial, industrial, and public/institutional developments
shall be minimized to protect the function, safety and operation of the street(s) and
sidewalk(s) for all users. Shared access may be required, in conformance with subsection
I of this section, in order to maintain the required access spacing, and minimize the
number of access points.

As proposed, there will be one driveway per dwelling unit. As noted above, pairs of driveways
will abut, effectively making shared driveways.

New Landscaping (16.124.070)
C Landscape Area Standards. The minimum percentage of required landscaping
equals: (1) Residential districts: 20% of the site.

The applicant addresses this in their application materials as follows:

The applicant recognizes the need for landscape plans and standards and threshold of
landscaping in residential zoning districts. These plans can be better evaluated by the
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owners/builders on each of the 12 lots proposed at the building permit application phase
when more detail on the buildings and their foot prints are available.

Staff generally concurs with this approach. Additionally, the easterly half of the property
consists of locally-significant wetlands that will not be developed, and will remain vegetated. If
the Planning Commission agrees with this approach, preliminary plat approval should include
proposed condition 3. If not, the Planning Commission should not approve the preliminary plat
until the applicant has provided a landscape plan.

B.1. The maximum allowable height for fences and walls in the City of Warrenton is
six feet, as measured from the lowest grade at the base of the wall or fence, except that
retaining walls and terraced walls may exceed six feet when permitted as part of a site
development approval, or as necessary to construct streets and sidewalks. Refer to
paragraph 4 of this subsection for additional fence standards for residential uses.

B.3. A building permit is required for walls exceeding four feet in height and fences
exceeding six feet in height, in conformance with the Uniform Building Code.

B.4.  The height of fences and walls within a required front yard setback area for
residential uses shall not exceed four feet (except decorative arbors, gates, etc.), as
measured from the grade closest to the street right-of-way. Walls may exceed this
height in accordance with paragraph 1 of this subsection. Chain-link fences and other
open-style fences with at least 50% transparency or open space are allowed a maximum
height of six feet within a required front yard setback area.

No fences are proposed; it is likely that fences will be built as dwellings are built in this
subdivision. A retaining wall included in this proposal is potentially subject to the standards
excerpted above. The proposed retaining wall is along the south side of lots 5, 6, 7, and 8. The
building permit requirement in B.3 can be enforced at the time the retaining wall is
constructed.

16.124.060. A. Applicability. All development sites containing significant
vegetation, as defined below, shall comply with the standards of this section. The
purpose of this section is to incorporate significant native vegetation into the landscapes
of development. The use of mature, native vegetation within developments is a preferred
alternative to removal of vegetation and re-planting. Mature landscaping provides
summer shade and wind breaks, and allows for water conservation due to larger plants
having established root systems.

B. Significant Vegetation. “Significant vegetation” means:

1 Significant Trees and Shrubs. Individual trees located within a mapped wetland
area as depicted on the 1” = 400’ maps entitled City of Warrenton Wetland Conservation
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Plan Inventory dated October 17, 1997 with a trunk diameter of 18 inches or greater, as
measured four feet above the ground (DBH), and all plants within the drip line of such
trees and shrubs, shall be protected.

The eastern half of the proposed subdivision is designated “locally significant wetlands” in the
City’s Wetland Conservation Plan. The applicant did not survey the eastern half of the property
for trees larger than 18 inches DBH; however, from aerial photographs it appears likely that at
least some of the vegetation in this area is “significant” under 16.124.060.A. See proposed
approval condition 4. Based on this, the Planning Commission can find that the proposed
preliminary plat meets or can be conditioned to meet the new landscaping requirements in
16.124.080.

Street Trees (16.124.080)

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

The proposed preliminary plat application material does not include any street trees. The
applicant addresses this as follows:

“As with other landscaping, the applicant believes plans for the selection of species and
spacing of street trees is better addressed at the time the subdivision is substantially
constructed but not completed. We believe this would be an appropriate condition of
approval.”

The Planning Commission can allow the applicant to defer a street tree plan complying with
16.124.080 if the review criteria for the plan are clear and objective. If, on the other hand, the
criteria are subjective, discretionary, and require Planning Commission judgement, then this
requirement cannot be deferred. Staff believes the criteria in 16.124.080 for evaluating a street
tree plan are sufficiently clear and objective to be met with proposed approval condition 5. If
the Planning Commission disagrees with this analysis, the proposed preliminary plat should not
be approved until a street tree plan has been approved by the Planning Commission.

Design Standards: Vehicle & Bicycle Parking (16.128)
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The City’s Development Code requires two off-street parking spaces per dwelling unit for single-
family attached dwellings (16.128.030.A). The proposed residential lots are large enough to
accommodate the required off-street parking. The proposed preliminary plat is not subject to
the requirement for separate bicycle parking because no multi-family (four or more units)

housing is proposed.

Transportation Standards (16.136.020)

The applicable street standard for this proposal is in section 16.136.020. Both a standard

requirement and an alternative minimum requirement are provided:

Standard Alternative Minimum

Right-of-way width 60 feet 50 feet
Pavement width 36 feet 28 feet
Travel lane width 12 feet 10 feet
On-street parking (both sides) 8 feet 8 feet
Curbs yes yes

Planting Strip 5 feet 5 feet
Sidewalk 5 feet 5 feet

The alternative minimum standards may be applied “In constrained areas where providing the
standard widths are not practical, alternative minimum design requirements may be applied
with approval of the City Engineer.”

The applicant has requested a variance to the street width standard to allow a 46-foot right-of-
way; and to the curb-to-curb pavement width standard to allow 34 feet of pavement. The
application materials address this as follows: “Because of the lot width and the applicant’s
desire to meet the minimum lot depth and front and rear setback standards, a 46-foot right-of-
way is proposed together with a 34-foot wide curb to curb street as an alternative minimum
local road. A variance is requested for the right-of-way and the argument regarding the
variance criteria of WMC 16.272 is discussed in a separate narrative.”

WMC 16.136.020.G requires traffic sighage at the applicant’s expense. This will likely consist of,
minimally, a stop sign where the proposed new subdivision street intersects with SW Juniper
Avenue.

WMC 16.136.020.H requires that street plans allow for possible future extension of streets onto
adjoining property. The proposed preliminary plat provides for possible extension of the street
system to the north and to the south. Extension to the east is not feasible because of wetlands
in that direction. The proposed extensions have a 30-foot right-of-way with, meet the
alternative minimum local street standard. The extensions also provide a hammer-head turn-
around at the east end of the proposed subdivision street.
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WMC 16.136.020.) addresses sidewalks. The proposal includes sidewalks meeting the local
street standard excerpted above. The applicant has not requested a variance to this standard.

WMC 16.136.020.M addresses dead-end streets:

A dead-end street shall be no more than 200 feet long, shall not provide access to
greater than 18 dwelling units, and shall only be used when environmental or
topographical constraints, existing development patterns, or compliance with other
standards in this Code preclude street extension and through circulation.

The proposed street is less than 200 feet long. It will serve a maximum of twelve dwelling units.
WMC 16.136.020.N addresses grades and curves. The finished road grade will vary from
between one and 2.5 percent; well below the maximum grade of twelve percent set in
subsection N.

If the Planning Commission approves the requested variances, then they should find that the
proposed preliminary plat meets applicable standards in 16.136.020. If, on the other hand, one
or both of the variances are denied, the Planning Commission should not approve the
preliminary plat until redesigned to meet the standards in 16.136.020.

Water and Sewer Standards (16.136.040)

Proposed water and sewer improvements are under review by the Public Works Department as
of the date of this staff report.

Storm Drainage Standards (16.136.050)

Proposed storm drainage improvements are under review by the Public Works Department as
of the date of this staff report.

Underground Utilities (16.136.060)

This section of the Development Code requires power, phone and cable TV to be placed
underground. The applicant states that they intend to work with these providers prior to final
plat approval to design this part of the project.
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Stormwater and Surface Water Management (16.140)

The applicant addresses the Development Code’s stormwater and surface water management
standards as follows:

The owner will install curbs and gutters in the proposed street to contain stormwater
runoff from that impervious surface. A catch basin will be installed in the hammerhead
to collect the stormwater which will ultimately be conveyed to a City owned 15-inch pipe
along the northern property line. Stormwater from this pipe will continue to be
discharged to the wetland on-site. Although there is no easement for the city’s
stormwater pipe presently, the owner will grant an easement to the City. No effect to
stormwater flows either up-stream or down-stream properties is anticipated to result
from the proposed subdivision and future residential development. A preliminary
stormwater report is included in this submittal.

These features are shown on the proposed preliminary plat drawings, and in the preliminary
stormwater management plan submitted by the applicant. The proposed stormwater
improvements are under review by the Public Works Department as of the date of this staff
report.

Grading, Excavation and Erosion Control (16.152)

Engineered grading plans for the site were prepared by the applicant and are under review by
the Public Works Department as of the date of this staff report. Sheets 4 and 5 of the
preliminary plat plan-set illustrate the proposed final grading plan. Upon preliminary plat
approval, the applicant will submit application for the final grading together with engineered
construction plans for the public improvements before any construction begins.

Single-Family Attached Design Standards (16.184)

This section sets design standards for attached dwelling units. The proposed preliminary plat
design contemplates this housing type, so the design standards are applicable. The block of four
dwelling units making up the eastern building will be about 110 feet long; the remaining two-
unit structures will be about 55 feet long. Both are compliant with the standards in
16.184.030.A:
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Building Mass Supplemental Standard. The maximum number and width of consecutively
attached townhomes (i.e., with attached walls at property lines) shall not exceed eight
units or 200 feet (from end-wall to end-wall) whichever is less.

Driveways for the four-unit structure would each be twelve feet wide and abut each other,
effectively creating a single drive for each two units. The garages would be 13 feet wide, less
than half of the total unit width. Driveways for the two-unit structures would similarly abut
each other and combined would be 24 feet wide. The garages would be 14 feet wide, less than
half of the individual dwelling total width of 30 feet. Based on this, the design appears to
comply with 16.184.030.B.1 and B.2:

1. The maximum allowable driveway width facing the street is 10 to 24 feet per
dwelling unit. The maximum combined garage width per unit is 50% of the total building
width. For example, a 24-foot wide unit may have one 12-foot wide garage.

2. Two adjacent garages shall share one driveway when individual driveways would be
separated by less than 20 feet (i.e., the width of one on-street parking space). When a
driveway serves more than one lot, the developer shall record an access and
maintenance agreement/easement to benefit each lot, prior to building permit issuance.

Based on this, the Planning Commission can find that the proposed preliminary plat design can
be developed in compliance with the attached dwelling standards in 16.184.

Subdivision Preliminary Plat Review (16.216)

WMC 16.216.020 establishes general requirements for land divisions. These ae reviewed in the
following paragraphs

Subsection A establishes a two-step process for subdivision approval: preliminary plat, and final
plat. The current application is for approval of a preliminary plat.

Subsection B requires compliance with ORS Chapter 92. The County Surveyor reviews for ORS
Chater 92 compliance before allowing the final plat to be recorded.

A redevelopment plan is required if there is the potential for future redivision of one or more
subdivision lots or tracts. This plan is not required here because the proposed subdivision
cannot be redivided under current zoning requirements.
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Subsection C allows, but does not require, lot-size averaging, which can be used to create some
lots smaller than the minimum lot size normally allowed in the zone. The proposed preliminary
plat does not use lot size averaging.

Subsection D allows a temporary sales office in conjunction with a subdivision as a temporary
use. The applicant has not requested approval of a temporary sales office at this time.

Subsections E and F require that all subdivisions be designed to minimize the risk of flood
damage. The buildable parts of all proposed subdivision lots are out of the regulatory flood
plain. A preliminary stormwater plan prepared by the applicant indicates that stormwater can
be managed in a way that does not increase flood risk on the subject property or on adjoining
property.

Subsection G addresses utilities by referencing the requirements of WMC 16.136 and 16.216.
These code requirements are addressed elsewhere in this staff report.

Subsection H addresses drainage by referencing WMC 16.140. The requirements of 16.140 are
addressed elsewhere in this staff report.

Open space is addressed in subsection |. The proposed 12-lot subdivision is below the minimum
threshold (20 lots) for providing mandatory dedicated open space (16.216.020.1.1). The wetland
portions of proposed lots 9 through 12 provide a substantial area of undeveloped private open
space.

Subsection J concerns street names. The proposed preliminary plat does not include a street
name. This can be deferred: see proposed approval condition 8.

Subsection K addresses flag lots and mid-block lanes. The proposed preliminary plat includes
neither of these features.

Based on this, the Planning Commission should find that the proposed preliminary plat meets

or can be conditioned to meet the requirements of 16.216.020.

VARIANCE TO CUT AND FILL SLOPE SETBACKS (16.272.020)

The applicant requests a variance to the following standard setbacks in 16.152.120.B and C;

B. Top of Cut Slope. The top of cut slopes shall not be made nearer to a site boundary line
than one-fifth the vertical height of cut with a minimum of two feet and a maximum of
10 feet. The setback may need to be increased for any required interceptor drains.




SDR20-07/V20-02/V20-03/SUB20-01

Page 15

C. Toe of Fill Slope. The toe of fill slope shall be made not nearer to the site boundary

line than one half the height of the slope with a minimum of two feet and a maximum of
20 feet.

The proposed subdivision design includes a cut slope extending up to 17 horizontal feet onto
adjoining property; and a fill slope extending up to 16 horizontal feet onto adjoining property.
Lots 5 through 8 and the southern arm of the hammerhead turn-around are directly affected by
the variance. The adjoining property is owned by the City of Warrenton, to the immediate
south of the proposed subdivision. As of the date of this staff report, the applicant has not
obtained permission from the City for this encroachment: see proposed approval condition 7.

Criteria for review of a variance are in 16.272.020:

A
B.

©

The hardship was not created by the person requesting the variance;

The request is necessary to make reasonable use of the property. There will be an
unreasonable economic impact upon the person requesting the variance if the
request is denied;

The request will not substantially be injurious to the neighborhood in which the
property is located. The variance will not result in physical impacts, such as
visual, noise, traffic or increased potential for drainage, erosion and landslide
hazards, beyond those impacts that would typically occur with development in
the subject zone;

The request is not in conflict with the Comprehensive Plan;

The request is not in conflict with the Development Code. No variance may be
granted which will result in a use not permitted in the applicable zone or which
will increase the allowable residential density in any zone with the exception of
individual lot size reduction; and

Physical circumstance(s) related to the property involved preclude conformance
with the standard to be varied.

Criterion A states that the hardship must not have been created by the applicant. “Hardship” is
not defined, but is generally understood to be something that prevents reasonable use of the
property. The applicant addresses this criterion as follows:

The owner bought the foreclosed property from Clatsop County which identified it as
containing 4.18 acres. Upon surveying the property in preparation for submitting
application for preliminary plat revealed the property consisted of 3.04 acres and about
50 feet narrower than originally thought and as shown on County tax maps. The
decrease in width results in a very tight site layout that simply does not have the spatial
room within the parcel to allow for grading slopes.

Without the proposed variance, the subject property would probably yield fewer lots, but with
comparable development costs. This might make the project less profitable, or perhaps
economically unfeasible. If the Planning Commission finds that the combined effect of these
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factors constitutes a hardship, then they should conclude that the proposed variance meets
criterion A.

Criterion B states that the variance is needed to make reasonable use of the property.
Economic considerations are valid. The applicant addresses this criterion as follows:

Due to limited space and existing terrain, without extending the grading offsite would
create unmarketable building footprints and unsuitable backyards for lots 5-8. In the
vicinity of the south arm of the roadway hammerhead, a very expensive and
aesthetically undesirable 10-12-foot tall retaining wall would be needed to support the
roadway.

Although the applicant does not cite any estimated costs associated with the no-variance
alternative, staff believes this argument is plausible. If the Planning Commission agrees, they
should find that the proposed variance meets criterion B.

Criterion C states that the variance must not be “substantially injurious” to the neighborhood.
Physical impacts, such as visual, noise, traffic or increased potential for drainage, erosion or
landslide hazards are listed in the criterion as potential injuries. The applicant addresses this
criterion as follows:

Granting the variance will not result in a substantial injury to the neighborhood; in fact it
would increase the aesthetics and safety of the neighborhood with the elimination of tall
retaining walls and more functional rear yards for lots 5-8.

Staff generally concurs with the applicant. As of the date of this staff report, there have been
no comments from nearby property owners raising concerns about potential injuries. If the
Planning Commission agrees, they should find the proposed slope setback variance meets the
requirements of criterion C.

Criterion D prohibits variances that conflict with the Comprehensive Plan. The applicant
addresses this as follows:

The property is zoned for residential housing and the requested grading variance is
needed to facilitate construction of the proposed housing. The requested offsite grading
does not conflict with the Comprehensive Plan.

Staff concurs. Additionally, the zoning ordinance’s cut and fill slope setbacks implement
comprehensive plan policies addressing erosion and slide hazards. There is no evidence that the
proposal conflicts with these policy objectives. The applicant’s geotechnical engineering report
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confirms that the proposed cuts and fills can be developed safely. Based on this, the Planning
Commission should find that the proposed variance is consistent with criterion D.

Criterion E prohibits use variances; that is, a variance to allow a use that could not otherwise be
permitted. This is not the case here, where the proposed uses are allowed in the R10 zone
without a variance. The applicant addresses this as follows:

The variance request is simply to request offsite grading to allow the creation of a new
subdivision to accommodate the future construction 12 single family attached dwellings.
The ultimate use is permitted outright in the RGM zoning district by way of its link to
development standards in the Intermediate Residential district.

Based on this, staff recommends that the Planning Commission find the proposal consistent
with criterion E.

Criterion F states that the requested variance must be based on the site’s physical
characteristics. The applicant addresses this at length:

Due to terrain issues and limited space for grading, this variance is needed to provide
feasible and marketable housing.

On the south side lots 5-8, Using a 2:1 slope to match existing ground would extend
about 24 feet from the south property line into the lot consuming the 15 ft. rear yard
setback and into the proposed building footprint.

The applicant has proposed a four-foot retaining wall with slope to the south for the
remaining 2-7 feet of vertical needed to match the existing surface. The applicant feels
this is a good compromise verses the alternative of a 6-11 foot tall wall in the back yards
which would be quite confining, very expensive to design and construct, and possibly
pose safety issues such as children falling or climbing the wall.

In the vicinity of the south arm of the roadway hammerhead, a very expensive and
aesthetically undesirable 10-12 foot tall retaining wall (fill scenario) would be needed to
support the roadway. Allowing fill onto the adjacent property eliminates the need for
this retaining wall.

Staff concurs, and recommends that the Planning Commission find the proposal consistent with
criterion F.

VARIANCE TO ROAD STANDARDS (16.272.020)
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The applicant requests a variance to the minimum local street right-of-way width from 50 feet
to 46 feet for a local street alternative minimum for proposed access road serving the planned
twelve-lot subdivision. Criteria for review of a variance are in 16.272.020:

A. The hardship was not created by the person requesting the variance;

B. The request is necessary to make reasonable use of the property. There will be an
unreasonable economic impact upon the person requesting the variance if the request is
denied;

C. The request will not substantially be injurious to the neighborhood in which the
property is located. The variance will not result in physical impacts, such as visual, noise,
traffic or increased potential for drainage, erosion and landslide hazards, beyond those
impacts that would typically occur with development in the subject zone;

D. The request is not in conflict with the Comprehensive Plan;

E. The request is not in conflict with the Development Code. No variance may be granted
which will result in a use not permitted in the applicable zone or which will increase the
allowable residential density in any zone with the exception of individual lot size
reduction; and

F. Physical circumstance(s) related to the property involved preclude conformance with
the standard to be varied.

Criterion A states that the hardship must not have been created by the applicant. “Hardship” is
not defined, but is generally understood to be something that prevents reasonable use of the
property. The applicant addresses this criterion as follows:

The owner bought the foreclosed property from Clatsop County which identified it as
containing 4.18 acres. Upon surveying the property in preparation for submitting
application for preliminary plat revealed the property consisted for 3.04 acres and
narrower than originally thought. There simply is not enough width to accommodate
the full right-of-way standard and the minimum lot depths required by the code.

As with the cut/fill setback variance above, staff generally concurs with the applicant’s analysis.
The Planning Commission needs to determine whether this constitutes a hardship within the
meaning of criterion A.

Criterion B states that the variance is needed to make reasonable use of the property.
Economic considerations are valid. The applicant addresses this criterion as follows:

Should the full 50-foot alternative minimum local street right-of-way width be required,
it would either necessitate a variance to the lot depths at best, or at worst mandate that
there be only lots on one side of the street. Reducing the lot depths would make them
less attractive and marketable. Loading only one side of the street with lots would make
the project totally financially infeasible because at least a third of the lots would be lost.
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Staff generally concurs with this analysis, and recommends that the Planning Commission find
the proposed variance consistent with criterion B.

Criterion C states that the variance must not be “substantially injurious” to the neighborhood.
Physical impacts, such as visual, noise, traffic or increased potential for drainage, erosion or
landslide hazards are listed in the criterion as potential injuries. The applicant addresses this
criterion as follows:

Granting the variance of four feet would not result in a substantial injury to the
neighborhood; in fact, there would be no injury at all. It will not affect visual vistas,
increase noise or traffic, affect drainage, erosion or landslide hazards any more than
standard development of the site in the Growth Management zone. It is notable that
while this request is for a reduced right-of-way, the pavement width exceeds the
standard for alternative minimum widths of 28 feet, thereby enhancing traffic flow and
parking.

Staff agrees with the applicant’s analysis, and recommends that the Planning Commission find
the proposal consistent with criterion C.

Criterion D prohibits variances that conflict with the Comprehensive Plan. The applicant
addresses this as follows:

The comprehensive plan coordinates with the most current Transportation System Plan
providing guidance for new street design. These standards are also presented in the
development code in Chapter 16.136. The proposal is simply to reduce the right-of-way
by four feet because of the dimension of the subject property prevent compliance with
the right-of-way standard, which is why the code includes provisions for granting relief
from the standard when hardships exist. The proposed use of the site is consistent with
that called for in the plan.

Staff generally concurs with this analysis and recommends that the Planning Commission find
the proposed variance consistent with criterion D.

Criterion E prohibits use variances; that is, a variance allowing a use that could not otherwise
be permitted. This is not the case here, where the proposed uses — single-family attached
dwellings -- are allowed outright in the R10 zone. The applicant addresses this as follows:

The variance request is simply to the width of an alternative minimum local street right-
of-way to allow the creation of a new subdivision to accommodate the future
construction 12 single family attached dwellings. The ultimate use is permitted outright
in the RGM zoning district by way of its link to development standards in the
Intermediate Residential district.
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Staff recommends that the Planning Commission find the proposed right-of-way width variance
consistent with criterion E.

Criterion F states that the requested variance must be based on the site’s physical
characteristics. The applicant addresses this as follows:

It is the limited width of the subject parcel that prevents conformance with the
alternative minimum local street right-of-way standard of 50 feet. The 186% foot lot
width is simply not wide enough to allow lots on either side of the proposed street to
meet the 70-foot lot depth standard of the I-10 district and accommodate the ROW
standard width. We believe that a reduced ROW width, which would be virtually
unnoticed by most if not all residents is preferable to reducing the lot depths which
would be more apparent.

Staff generally agrees with the applicant’s reasoning. Based on this, the Planning Commission
should find that the proposal meets the requirements of criterion F.

CONCLUSION & RECOMMENDATION

The proposal appears to meet applicable standards and approval criteria; or can meet them
with approval conditions. Staff recommends that the proposed conditional use permit, site plan
review, and variances be approved, subject to the following conditions:

1. The applicant will either build all necessary public improvements, both on-site and off-site,
required for this development prior to recording the final subdivision plat; or will provide the
City with any one of the following assurance methods as approved by the City Commission and
the City’s attorney:

A. Performance bond.

B. Cash in escrow, assignment of letter of credit, etc.

C. Establishment of an LID (post-remonstrance period).

D. Evidence of formal action by other public or private agencies or companies

authorizing monies or scheduling of a requisite public improvement.

E. The requisite improvement is included in an adopted capital improvement program

with funds assured by the City.

F. Any other legally binding agreement which assures the improvement will be made.

2. Access to SW Juniper Avenue will be via the proposed local street. Direct driveway access to
SW Juniper is not allowed for lots 1 and 5, notwithstanding their direct frontage on SW Juniper
Avenue. A landscaped buffer at least ten feet wide shall be maintained on the west side of lots
1land5.

3. A landscaping plan meeting the requirements of WMC 16.124 shall be submitted with each
application for a residential building permit in this subdivision.
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4. Significant trees on the wetland portion of lots 9, 10, 11, and 12, and on Tract A, shall be
protected in accordance with WMC 16.124.060.D.

5. A street tree plan meeting all the requirements of WMC 16.124.080 shall be prepared and
submitted to the City prior to recording the final plat.

6. Preliminary plat approval shall be effective for a period of two years from the date of
approval. The preliminary plat shall lapse if a final plat has not been submitted within a two-
year period, unless extended pursuant to WMC 16.216.030.D.

7. Before undertaking any grading, excavation or filling, applicant will obtain permission from
the City of Warrenton for any encroachments, temporary or permanent, onto City-owned

property.

8. The final plat will include a street name meeting the requirements of WMC 16.216.020.J.







September 2, 2020

TO: Warrenton Planning Commission

FROM: Mark Barnes, Interim Planning Director

RE: Gilbert Gramson Variance (V20-02 and V20-03), Site Design Review (SDR20-07), and
Subdivision (SUB20-01)

Background

Gilbert Gramson proposes a twelve-lot residential subdivision on a vacant three-acre
(approximately) site on the east side of SW Juniper Avenue, in the R10/GM zone. The applicant
wishes to develop these lots with single-family attached dwellings; that is, with side-by-side
duplexes, which are allowed outright in the R10 zone (16.28.020.A). The site location is shown
on the aerial photograph on this page. Four applications are before the Planning Commission:

e Site Design Review for a twelve-lot residential subdivision (SDR20-07).

e Avariance to the City’s street design standards to allow a 46-foot wide instead of a fifty-
foot wide access street (V20-03).

e Avariance to the City’s minimum setbacks from cut and fill slopes (V20-02).

e Preliminary plat approval for a twelve-lot residential subdivision (SUB20-01).

Staff Recommendations

Subdivision preliminary plat: Approval subject to conditions
Site Design Review: Approval

Variance: Approval
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Development Process & Review Timeline

Application materials were submitted on July 30, 2020; and determined to be complete on
August 13, 2020. Nearby property-owner notification was mailed 20 days prior to the
September 10 hearing date. Notice was published in the Columbia Press on August 28, 2020. No
comments have been received as of the date of this staff report.

Existing Conditions

The subject property is located on the east side of SW Juniper Avenue. It is currently vacant.
The site adjoins vacant property owned by the City to the south; and developed residential land
to the north owned by Frank & Jody Orrell.

Applicable Criteria

The proposal is subject to the following Warrenton Development Code zoning and design
standards and requirements:

* R10 Zone Development Standards (16.28.040 and 16.28.050)

» GM zone development standards (16.112)

= Design Standards: Access & Circulation (16.120)

» Design Standards: Landscaping, Street Trees, Fences, and Walls (16.124)
» Design Standards: Vehicle & Bicycle Parking (16.128)

* Public Facilities Standards (16.136)

» Stormwater & Surface Water Management Standards (16.140)

* Grading and Excavation Standards (16.152)

= Site Design Review Application & Review Procedures (16.212)

» Subdivision Preliminary Plat Review (16.216)

* Variance criteria (16.272)

These criteria and standards are excerpted below.

R10 Zone Development Standards (16.28.040 and 16.28.050)

A. Density Provisions. (16.28.040.A)

1. Minimum lot area for residences: 8,000 square feet. Minimum density is five
dwelling units per acre.

2. Minimum lot width at the front building line for detached dwelling: 50 feet.

3. Minimum lot area for single-family attached dwelling: 2,500 square feet.
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4. Minimum lot width at the front building line for single-family attached
dwelling: 25 feet.

5. Minimum lot depth: 70 feet.

6. Not more than 35% of the lot area shall be covered by buildings except as may
be permitted by conditional use permit or variance.

Proposed lot sizes are shown on sheet 3 of the preliminary subdivision layout. The proposed
sizes range from 2,713 to 2,843 square feet for lots 1 through 8. This sizing meets or exceeds
the 2,500 square foot minimum lot size for single-family attached dwellings in subsection A.3.
Proposed lot sizes for lots 9 through 12 range from 13,150 square feet to 33,160 square feet,
thus meeting the 8,000 square foot minimum lot size for single family attached dwellings in
subsection A.1. The actual buildable area for lots 9 through 12 is substantially constrained by
wetlands and slopes, but is still large enough for attached dwellings.

Proposed lot widths are shown on sheet 3 of the preliminary subdivision layout. All proposed
lots meet or exceed the 25-foot minimum lot width for single family attached dwellings in
subsection A.4.

Proposed lot depths are shown on sheet 3 of the preliminary subdivision layout. All proposed
lots meet or exceed the 70-foot minimum lot depth in subsection A.5.

Subsection A.6 establishes a maximum lot coverage standard of 35 percent. The buildable area
table on sheet 3 of the preliminary subdivision layout provides this information. For lots 1
through 8, the potentially buildable lot area is between 45 and 46 percent of lot size. This
means that these lots are more than large enough to accommodate the maximum 35 percent
building envelop without a variance. For lots 9 through 12, potentially buildable areas range
from six to fifteen percent of lot size, well below the 35 percent maximum.

B. Setback Requirements. (16.28.040.B)

1. Minimum front yard setback: 15 feet.
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2. Minimum side yard setback: 10 feet.
3. Corner lot minimum street side yard setback: 10 feet.

4. Minimum rear yard setback: 15 feet, except accessory structures that
meet the criteria of Section 16.280.020, may extend to within five feet of a rear
property line.

5. Corner lot minimum rear yard setback: 10 feet.

Preliminary Subdivision Layout sheet 3 shows setback lines for each lot. These are correctly
rendered, and can meet the requirements of subsection 5.B.

Based on this, the Planning Commission can find that the proposed lot layout meets the
dimensional requirements of the R10 zone in 16.28.040.

GM Zone Development Standards (16.112)

A. All development shall provide the following primary urban services: water, sanitary
sewer facilities connecting to the City sewer system, local streets, fire protection and
drainage. An inability to provide an acceptable level of all primary services shall result in
the denial of a land use application.

B. All development shall be reviewed to ascertain whether an adequate level of the
following secondary urban services exists: collector and arterial streets, school, police
protection and parks. Where the City determines and supports with findings that an
unacceptable level of secondary urban services exist, the City may deny the land-use
application unless the developer insures the availability of an acceptable level of the
services within five years from occupancy.

C. City specifications shall be the standard used as measurement of acceptability of a
service.

D. Encourage the development within urban areas before the conversion of urbanizable
areas. (16.112.030)

The full array of urban infrastructure is included in the proposal: water, sanitary sewer, storm
water facilities, public streets, street lights, and fire hydrants, all of which will be designed and
constructed to city standards. Public streets will provide access for emergency service vehicles,
a conduit for children to access public schools, more broadly access to City services. Based on
this, the Planning Commission can find that the applicable parts of 16.112.030 are met.

16.112.050.A. All land divisions which would create a parcel under five acres in size shall
be subject to approval under the appropriate procedures in this Code (Chapter 16.216).
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Land divisions which would create a parcel under five acres in size in growth
management areas shall be approved only if:
1. The lots created are at R-10 urban densities;
2. Primary and secondary urban services are supplied in accordance with Section
16.28.050;
3. An exception is approved as provided in Section 16.112.040.

The preliminary plat layout is based on R10 zone standards and densities, avoiding wetland
disturbance and impacts as called for by WMC 16.156. Both primary urban services (water, City
sewer, local streets, fire protection and storm drainage) and secondary urban services (collector
and arterial streets, school, police protection and parks) are available at the levels necessary to
the accommodate the proposed development.

16.112.080. For the purposes of this section, the word “insure” shall mean a legal and
enforceable document, contract or process which guarantees to the City a public
improvement will be accomplished. Assurances include, but are not limited to, the
following:

A. Performance bond.

B. Cash in escrow, assignment of letter of credit, etc.

C. Establishment of an LID (post-remonstrance period).

D. Evidence of formal action by other public or private agencies or companies
authorizing monies or scheduling of a requisite public improvement.

E. The requisite improvement is included in an adopted capital improvement program
with funds assured by the City.

F. Any other legally binding agreement which assures the improvement will be made.

This section requires an enforceable mechanism for assuring that the required public
improvements are built. The applicant has not objected to this. See recommended condition 1.
Based on this, the Planning Commission can find that the proposal meets or can meet
applicable requirements of the GM zone.

Access and Circulation Development Standards (16.120)

16.120.020.F. Access Options. When vehicle access is required for development (i.e., for
off-street parking, delivery, service, drive-through facilities, etc.), access shall be
provided by one of the following methods (a minimum of 10 feet per lane is required).
These methods are “options” to the developer/subdivider, unless one method is
specifically required under Division 2, or through conditions required by the hearings
body.

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

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

permitted.
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2. Option 2. Access is from a private street or driveway connected to an adjoining
property that has direct access to a public street (i.e., “shared driveway”). A
public access easement covering the driveway shall be recorded in this case to
assure access to the closest public street for all users of the private street/drive.
3. Option 3. Access is from a public street adjacent to the development parcel. If
practicable, the owner/developer may be required to close or consolidate an
existing access point as a condition of approving a new access. Street accesses
shall comply with the access spacing standards in subsection G of this section,
and require an access permit in accordance with subsection C of this section.

The proposal is most like option 3: the proposed new local street provides access for all twelve
proposed lots to SW Juniper Avenue. Even though proposed lots 1 and 5 have direct frontage
on SW Juniper, access to these lots will be via the proposed local street: see proposed condition
2.

16.120.020.F.5. Double-Frontage Lots. When a lot has frontage onto two or more
streets, access shall be provided first from the street with the lowest classification. For
example, access shall be provided from a local street before a collector or arterial street.
Except for corner lots, the creation of new double-frontage lots shall be prohibited in all
residential districts, unless topographic or physical constraints require the formation of
such lots. When double-frontage lots are permitted in a residential district, a landscape
buffer with trees and/or shrubs and groundcover not less than 10 feet wide shall be
provided between the back yard fence/wall and the sidewalk or street; maintenance
shall be assured by the owner (i.e., through homeowner’s association, etc.).

See proposed condition 2.

16.120.020.G. Access Spacing. Driveway accesses shall be separated from other
driveways and street intersections in accordance with the following standards and
procedures: 1. Local Streets. A minimum of 25 feet separation (as measured from the
sides of the driveway/street) shall be required on local streets (i.e., streets not
designated as collectors or arterials) for all single-family detached dwellings, except as
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provided in paragraph 3 of this subsection. A minimum of 20 feet separation shall be
required on local streets for all single-family attached dwellings, duplexes, and triplexes,
except as provided in paragraph 3 of this subsection.

As designed, the individual access driveways for each dwelling unit abut each other, effectively
resulting in attached or shared driveways that meet or exceed the 20-foot spacing standard.

16.120.020.H. Number of Access Points. For single-family (detached and attached), two-
family, and three-family housing types, one street access point is permitted per dwelling
unit, when alley access or shared driveways cannot otherwise be provided; except that
one additional access point may be permitted for one-family, two-family and three-
family housing types on corner lots (i.e., no more than one access per street), subject to
the access spacing standards in subsection G of this section. The number of street access
points for multiple family, commercial, industrial, and public/institutional developments
shall be minimized to protect the function, safety and operation of the street(s) and
sidewalk(s) for all users. Shared access may be required, in conformance with subsection
| of this section, in order to maintain the required access spacing, and minimize the
number of access points.

As proposed, there will be one driveway per dwelling unit. As noted above, pairs of driveways
will abut, effectively making shared driveways.

New Landscaping (16.124.070)
C. Landscape Area Standards. The minimum percentage of required landscaping
equals: (1) Residential districts: 20% of the site.

The applicant addresses this in their application materials as follows:

The applicant recognizes the need for landscape plans and standards and threshold of
landscaping in residential zoning districts. These plans can be better evaluated by the
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owners/builders on each of the 12 lots proposed at the building permit application phase
when more detail on the buildings and their foot prints are available.

Staff generally concurs with this approach. Additionally, the easterly half of the property
consists of locally-significant wetlands that will not be developed, and will remain vegetated. If
the Planning Commission agrees with this approach, preliminary plat approval should include
proposed condition 3. If not, the Planning Commission should not approve the preliminary plat
until the applicant has provided a landscape plan.

B.1.  The maximum allowable height for fences and walls in the City of Warrenton is
six feet, as measured from the lowest grade at the base of the wall or fence, except that
retaining walls and terraced walls may exceed six feet when permitted as part of a site
development approval, or as necessary to construct streets and sidewalks. Refer to
paragraph 4 of this subsection for additional fence standards for residential uses.

B.3. A building permit is required for walls exceeding four feet in height and fences
exceeding six feet in height, in conformance with the Uniform Building Code.

B.4.  The height of fences and walls within a required front yard setback area for
residential uses shall not exceed four feet (except decorative arbors, gates, etc.), as
measured from the grade closest to the street right-of-way. Walls may exceed this
height in accordance with paragraph 1 of this subsection. Chain-link fences and other
open-style fences with at least 50% transparency or open space are allowed a maximum
height of six feet within a required front yard setback area.

No fences are proposed; it is likely that fences will be built as dwellings are built in this
subdivision. A retaining wall included in this proposal is potentially subject to the standards
excerpted above. The proposed retaining wall is along the south side of lots 5, 6, 7, and 8. The
building permit requirement in B.3 can be enforced at the time the retaining wall is
constructed.

16.124.060. A. Applicability. All development sites containing significant
vegetation, as defined below, shall comply with the standards of this section. The
purpose of this section is to incorporate significant native vegetation into the landscapes
of development. The use of mature, native vegetation within developments is a preferred
alternative to removal of vegetation and re-planting. Mature landscaping provides
summer shade and wind breaks, and allows for water conservation due to larger plants
having established root systems.

B. Significant Vegetation. “Significant vegetation” means:

1 Significant Trees and Shrubs. Individual trees located within a mapped wetland
area as depicted on the 1” = 400" maps entitled City of Warrenton Wetland Conservation
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Plan Inventory dated October 17, 1997 with a trunk diameter of 18 inches or greater, as
measured four feet above the ground (DBH), and all plants within the drip line of such
trees and shrubs, shall be protected.

The eastern half of the proposed subdivision is designated “locally significant wetlands” in the
City’s Wetland Conservation Plan. The applicant did not survey the eastern half of the property
for trees larger than 18 inches DBH; however, from aerial photographs it appears likely that at
least some of the vegetation in this area is “significant” under 16.124.060.A. See proposed
approval condition 4. Based on this, the Planning Commission can find that the proposed

preliminary plat meets or can be conditioned to meet the new landscaping requirements in
16.124.080.

Street Trees (16.124.080)

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

The proposed preliminary plat application material does not include any street trees. The
applicant addresses this as follows:

“As with other landscaping, the applicant believes plans for the selection of species and
spacing of street trees is better addressed at the time the subdivision is substantially
constructed but not completed. We believe this would be an appropriate condition of
approval.”

The Planning Commission can allow the applicant to defer a street tree plan complying with
16.124.080 if the review criteria for the plan are clear and objective. If, on the other hand, the
criteria are subjective, discretionary, and require Planning Commission judgement, then this
requirement cannot be deferred. Staff believes the criteria in 16.124.080 for evaluating a street
tree plan are sufficiently clear and objective to be met with proposed approval condition 5. If
the Planning Commission disagrees with this analysis, the proposed preliminary plat should not
be approved until a street tree plan has been approved by the Planning Commission.

Design Standards: Vehicle & Bicycle Parking (16.128)
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The City’s Development Code requires two off-street parking spaces per dwelling unit for single-
family attached dwellings (16.128.030.A). The proposed residential lots are large enough to
accommodate the required off-street parking. The proposed preliminary plat is not subject to
the requirement for separate bicycle parking because no multi-family (four or more units)
housing is proposed.

Transportation Standards (16.136.020)

The applicable street standard for this proposal is in section 16.136.020. Both a standard
requirement and an alternative minimum requirement are provided:

Standard Alternative Minimum

Right-of-way width 60 feet 50 feet
Pavement width 36 feet 28 feet
Travel lane width 12 feet 10 feet
On-street parking (both sides) 8 feet 8 feet
Curbs yes yes

Planting Strip 5 feet 5 feet
Sidewalk 5 feet 5 feet

The alternative minimum standards may be applied “In constrained areas where providing the
standard widths are not practical, alternative minimum design requirements may be applied
with approval of the City Engineer.”

The applicant has requested a variance to the street width standard to allow a 46-foot right-of-
way; and to the curb-to-curb pavement width standard to allow 34 feet of pavement. The
application materials address this as follows: “Because of the lot width and the applicant’s
desire to meet the minimum lot depth and front and rear setback standards, a 46-foot right-of-
way is proposed together with a 34-foot wide curb to curb street as an alternative minimum
local road. A variance is requested for the right-of-way and the argument regarding the
variance criteria of WMC 16.272 is discussed in a separate narrative.”

WMC 16.136.020.G requires traffic signage at the applicant’s expense. This will likely consist of,
minimally, a stop sign where the proposed new subdivision street intersects with SW Juniper
Avenue.

WMC 16.136.020.H requires that street plans allow for possible future extension of streets onto
adjoining property. The proposed preliminary plat provides for possible extension of the street
system to the north and to the south. Extension to the east is not feasible because of wetlands
in that direction. The proposed extensions have a 30-foot right-of-way with, meet the
alternative minimum local street standard. The extensions also provide a hammer-head turn-
around at the east end of the proposed subdivision street.
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WMC 16.136.020.) addresses sidewalks. The proposal includes sidewalks meeting the local
street standard excerpted above. The applicant has not requested a variance to this standard.

WMC 16.136.020.M addresses dead-end streets:

A dead-end street shall be no more than 200 feet long, shall not provide access to
greater than 18 dwelling units, and shall only be used when environmental or
topographical constraints, existing development patterns, or compliance with other
standards in this Code preclude street extension and through circulation.

The proposed street is less than 200 feet long. It will serve a maximum of twelve dwelling units.
WMC 16.136.020.N addresses grades and curves. The finished road grade will vary from
between one and 2.5 percent; well below the maximum grade of twelve percent set in
subsection N.

If the Planning Commission approves the requested variances, then they should find that the
proposed preliminary plat meets applicable standards in 16.136.020. If, on the other hand, one
or both of the variances are denied, the Planning Commission should not approve the
preliminary plat until redesigned to meet the standards in 16.136.020.

Water and Sewer Standards (16.136.040)

Proposed water and sewer improvements are under review by the Public Works Department as
of the date of this staff report.

Storm Drainage Standards (16.136.050)

Proposed storm drainage improvements are under review by the Public Works Department as
of the date of this staff report.

Underground Utilities (16.136.060)

This section of the Development Code requires power, phone and cable TV to be placed
underground. The applicant states that they intend to work with these providers prior to final
plat approval to design this part of the project.
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Stormwater and Surface Water Management (16.140)

The applicant addresses the Development Code’s stormwater and surface water management
standards as follows:

The owner will install curbs and gutters in the proposed street to contain stormwater
runoff from that impervious surface. A catch basin will be installed in the hammerhead
to collect the stormwater which will ultimately be conveyed to a City owned 15-inch pipe
along the northern property line. Stormwater from this pipe will continue to be
discharged to the wetland on-site. Although there is no easement for the city’s
stormwater pipe presently, the owner will grant an easement to the City. No effect to
stormwater flows either up-stream or down-stream properties is anticipated to result
from the proposed subdivision and future residential development. A preliminary
stormwater report is included in this submittal.

These features are shown on the proposed preliminary plat drawings, and in the preliminary
stormwater management plan submitted by the applicant. The proposed stormwater
improvements are under review by the Public Works Department as of the date of this staff
report.

Grading, Excavation and Erosion Control (16.152)

Engineered grading plans for the site were prepared by the applicant and are under review by
the Public Works Department as of the date of this staff report. Sheets 4 and 5 of the
preliminary plat plan-set illustrate the proposed final grading plan. Upon preliminary plat
approval, the applicant will submit application for the final grading together with engineered
construction plans for the public improvements before any construction begins.

Single-Family Attached Design Standards (16.184)

This section sets design standards for attached dwelling units. The proposed preliminary plat
design contemplates this housing type, so the design standards are applicable. The block of four
dwelling units making up the eastern building will be about 110 feet long; the remaining two-
unit structures will be about 55 feet long. Both are compliant with the standards in
16.184.030.A:
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Building Mass Supplemental Standard. The maximum number and width of consecutively
attached townhomes (i.e., with attached walls at property lines) shall not exceed eight
units or 200 feet (from end-wall to end-wall) whichever is less.

Driveways for the four-unit structure would each be twelve feet wide and abut each other,
effectively creating a single drive for each two units. The garages would be 13 feet wide, less
than half of the total unit width. Driveways for the two-unit structures would similarly abut
each other and combined would be 24 feet wide. The garages would be 14 feet wide, less than
half of the individual dwelling total width of 30 feet. Based on this, the design appears to
comply with 16.184.030.B.1 and B.2:

1. The maximum allowable driveway width facing the street is 10 to 24 feet per
dwelling unit. The maximum combined garage width per unit is 50% of the total building
width. For example, a 24-foot wide unit may have one 12-foot wide garage.

2. Two adjacent garages shall share one driveway when individual driveways would be
separated by less than 20 feet (i.e., the width of one on-street parking space). When a
driveway serves more than one lot, the developer shall record an access and
maintenance agreement/easement to benefit each lot, prior to building permit issuance.

Based on this, the Planning Commission can find that the proposed preliminary plat design can
be developed in compliance with the attached dwelling standards in 16.184.

Subdivision Preliminary Plat Review (16.216)

WMC 16.216.020 establishes general requirements for land divisions. These ae reviewed in the
following paragraphs

Subsection A establishes a two-step process for subdivision approval: preliminary plat, and final
plat. The current application is for approval of a preliminary plat.

Subsection B requires compliance with ORS Chapter 92. The County Surveyor reviews for ORS
Chater 92 compliance before allowing the final plat to be recorded.

A redevelopment plan is required if there is the potential for future redivision of one or more
subdivision lots or tracts. This plan is not required here because the proposed subdivision
cannot be redivided under current zoning requirements.
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Subsection C allows, but does not require, lot-size averaging, which can be used to create some
lots smaller than the minimum lot size normally allowed in the zone. The proposed preliminary
plat does not use lot size averaging.

Subsection D allows a temporary sales office in conjunction with a subdivision as a temporary
use. The applicant has not requested approval of a temporary sales office at this time.

Subsections E and F require that all subdivisions be designed to minimize the risk of flood
damage. The buildable parts of all proposed subdivision lots are out of the regulatory flood
plain. A preliminary stormwater plan prepared by the applicant indicates that stormwater can
be managed in a way that does not increase flood risk on the subject property or on adjoining
property.

Subsection G addresses utilities by referencing the requirements of WMC 16.136 and 16.216.
These code requirements are addressed elsewhere in this staff report.

Subsection H addresses drainage by referencing WMC 16.140. The requirements of 16.140 are
addressed elsewhere in this staff report.

Open space is addressed in subsection I. The proposed 12-lot subdivision is below the minimum
threshold (20 lots) for providing mandatory dedicated open space (16.216.020.1.1). The wetland
portions of proposed lots 9 through 12 provide a substantial area of undeveloped private open
space.

Subsection J concerns street names. The proposed preliminary plat does not include a street
name. This can be deferred: see proposed approval condition 8.

Subsection K addresses flag lots and mid-block lanes. The proposed preliminary plat includes
neither of these features.

Based on this, the Planning Commission should find that the proposed preliminary plat meets

or can be conditioned to meet the requirements of 16.216.020.

VARIANCE TO CUT AND FILL SLOPE SETBACKS (16.272.020)

The applicant requests a variance to the following standard setbacks in 16.152.120.B and C;

B. Top of Cut Slope. The top of cut slopes shall not be made nearer to a site boundary line
than one-fifth the vertical height of cut with a minimum of two feet and a maximum of
10 feet. The setback may need to be increased for any required interceptor drains.
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C. Toe of Fill Slope. The toe of fill slope shall be made not nearer to the site boundary

line than one half the height of the slope with a minimum of two feet and a maximum of
20 feet.

The proposed subdivision design includes a cut slope extending up to 17 horizontal feet onto
adjoining property; and a fill slope extending up to 16 horizontal feet onto adjoining property.
Lots 5 through 8 and the southern arm of the hammerhead turn-around are directly affected by
the variance. The adjoining property is owned by the City of Warrenton, to the immediate
south of the proposed subdivision. As of the date of this staff report, the applicant has not
obtained permission from the City for this encroachment: see proposed approval condition 7.

Criteria for review of a variance are in 16.272.020:

A.
B.

The hardship was not created by the person requesting the variance;

The request is necessary to make reasonable use of the property. There will be an
unreasonable economic impact upon the person requesting the variance if the
request is denied;

The request will not substantially be injurious to the neighborhood in which the
property is located. The variance will not result in physical impacts, such as
visual, noise, traffic or increased potential for drainage, erosion and landslide
hazards, beyond those impacts that would typically occur with development in
the subject zone;

The request is not in conflict with the Comprehensive Plan;

The request is not in conflict with the Development Code. No variance may be
granted which will result in a use not permitted in the applicable zone or which
will increase the allowable residential density in any zone with the exception of
individual lot size reduction; and

Physical circumstance(s) related to the property involved preclude conformance
with the standard to be varied.

Criterion A states that the hardship must not have been created by the applicant. “Hardship” is
not defined, but is generally understood to be something that prevents reasonable use of the
property. The applicant addresses this criterion as follows:

The owner bought the foreclosed property from Clatsop County which identified it as
containing 4.18 acres. Upon surveying the property in preparation for submitting
application for preliminary plat revealed the property consisted of 3.04 acres and about
50 feet narrower than originally thought and as shown on County tax maps. The
decrease in width results in a very tight site layout that simply does not have the spatial
room within the parcel to allow for grading slopes.

Without the proposed variance, the subject property would probably yield fewer lots, but with
comparable development costs. This might make the project less profitable, or perhaps
economically unfeasible. If the Planning Commission finds that the combined effect of these
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factors constitutes a hardship, then they should conclude that the proposed variance meets
criterion A.

Criterion B states that the variance is needed to make reasonable use of the property.
Economic considerations are valid. The applicant addresses this criterion as follows:

Due to limited space and existing terrain, without extending the grading offsite would
create unmarketable building footprints and unsuitable backyards for lots 5-8. In the
vicinity of the south arm of the roadway hammerhead, a very expensive and
aesthetically undesirable 10-12-foot tall retaining wall would be needed to support the
roadway.

Although the applicant does not cite any estimated costs associated with the no-variance
alternative, staff believes this argument is plausible. If the Planning Commission agrees, they
should find that the proposed variance meets criterion B.

Criterion C states that the variance must not be “substantially injurious” to the neighborhood.
Physical impacts, such as visual, noise, traffic or increased potential for drainage, erosion or
landslide hazards are listed in the criterion as potential injuries. The applicant addresses this
criterion as follows:

Granting the variance will not result in a substantial injury to the neighborhood; in fact it
would increase the aesthetics and safety of the neighborhood with the elimination of tall
retaining walls and more functional rear yards for lots 5-8.

Staff generally concurs with the applicant. As of the date of this staff report, there have been
no comments from nearby property owners raising concerns about potential injuries. If the
Planning Commission agrees, they should find the proposed slope setback variance meets the
requirements of criterion C.

Criterion D prohibits variances that conflict with the Comprehensive Plan. The applicant
addresses this as follows:

The property is zoned for residential housing and the requested grading variance is
needed to facilitate construction of the proposed housing. The requested offsite grading
does not conflict with the Comprehensive Plan.

Staff concurs. Additionally, the zoning ordinance’s cut and fill slope setbacks implement
comprehensive plan policies addressing erosion and slide hazards. There is no evidence that the
proposal conflicts with these policy objectives. The applicant’s geotechnical engineering report
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confirms that the proposed cuts and fills can be developed safely. Based on this, the Planning
Commission should find that the proposed variance is consistent with criterion D.

Criterion E prohibits use variances; that is, a variance to allow a use that could not otherwise be
permitted. This is not the case here, where the proposed uses are allowed in the R10 zone
without a variance. The applicant addresses this as follows:

The variance request is simply to request offsite grading to allow the creation of a new
subdivision to accommodate the future construction 12 single family attached dwellings.
The ultimate use is permitted outright in the RGM zoning district by way of its link to
development standards in the Intermediate Residential district.

Based on this, staff recommends that the Planning Commission find the proposal consistent
with criterion E.

Criterion F states that the requested variance must be based on the site’s physical
characteristics. The applicant addresses this at length:

Due to terrain issues and limited space for grading, this variance is needed to provide
feasible and marketable housing.

On the south side lots 5-8, Using a 2:1 slope to match existing ground would extend
about 24 feet from the south property line into the lot consuming the 15 ft. rear yard
setback and into the proposed building footprint.

The applicant has proposed a four-foot retaining wall with slope to the south for the
remaining 2-7 feet of vertical needed to match the existing surface. The applicant feels
this is a good compromise verses the alternative of a 6-11 foot tall wall in the back yards
which would be quite confining, very expensive to design and construct, and possibly
pose safety issues such as children falling or climbing the wall.

In the vicinity of the south arm of the roadway hammerhead, a very expensive and
aesthetically undesirable 10-12 foot tall retaining wall (fill scenario) would be needed to
support the roadway. Allowing fill onto the adjacent property eliminates the need for
this retaining wall.

Staff concurs, and recommends that the Planning Commission find the proposal consistent with
criterion F.

VARIANCE TO ROAD STANDARDS (16.272.020)
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The applicant requests a variance to the minimum local street right-of-way width from 50 feet
to 46 feet for a local street alternative minimum for proposed access road serving the planned
twelve-lot subdivision. Criteria for review of a variance are in 16.272.020:

A. The hardship was not created by the person requesting the variance;

B. The request is necessary to make reasonable use of the property. There will be an
unreasonable economic impact upon the person requesting the variance if the request is
denied: '

C. The request will not substantially be injurious to the neighborhood in which the
property is located. The variance will not result in physical impacts, such as visual, noise,
traffic or increased potential for drainage, erosion and landslide hazards, beyond those
impacts that would typically occur with development in the subject zone;

D. The request is not in conflict with the Comprehensive Plan;

E. The request is not in conflict with the Development Code. No variance may be granted
which will result in a use not permitted in the applicable zone or which will increase the
allowable residential density in any zone with the exception of individual lot size
reduction; and

F. Physical circumstance(s) related to the property involved preclude conformance with
the standard to be varied.

Criterion A states that the hardship must not have been created by the applicant. “Hardship” is
not defined, but is generally understood to be something that prevents reasonable use of the
property. The applicant addresses this criterion as follows:

The owner bought the foreclosed property from Clatsop County which identified it as
containing 4.18 acres. Upon surveying the property in preparation for submitting
application for preliminary plat revealed the property consisted for 3.04 acres and
narrower than originally thought. There simply is not enough width to accommodate
the full right-of-way standard and the minimum lot depths required by the code.

As with the cut/fill setback variance above, staff generally concurs with the applicant’s analysis.
The Planning Commission needs to determine whether this constitutes a hardship within the
meaning of criterion A.

Criterion B states that the variance is needed to make reasonable use of the property.
Economic considerations are valid. The applicant addresses this criterion as follows:

Should the full 50-foot alternative minimum local street right-of-way width be required,
it would either necessitate a variance to the lot depths at best, or at worst mandate that
there be only lots on one side of the street. Reducing the lot depths would make them
less attractive and marketable. Loading only one side of the street with lots would make
the project totally financially infeasible because at least a third of the lots would be lost.
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Staff generally concurs with this analysis, and recommends that the Planning Commission find
the proposed variance consistent with criterion B.

Criterion C states that the variance must not be “substantially injurious” to the neighborhood.
Physical impacts, such as visual, noise, traffic or increased potential for drainage, erosion or
landslide hazards are listed in the criterion as potential injuries. The applicant addresses this
criterion as follows:

Granting the variance of four feet would not result in a substantial injury to the
neighborhood; in fact, there would be no injury at all. It will not affect visual vistas,
increase noise or traffic, affect drainage, erosion or landslide hazards any more than
standard development of the site in the Growth Management zone. It is notable that
while this request is for a reduced right-of-way, the pavement width exceeds the
standard for alternative minimum widths of 28 feet, thereby enhancing traffic flow and
parking.

Staff agrees with the applicant’s analysis, and recommends that the Planning Commission find
the proposal consistent with criterion C.

Criterion D prohibits variances that conflict with the Comprehensive Plan. The applicant
addresses this as follows:

The comprehensive plan coordinates with the most current Transportation System Plan
providing guidance for new street design. These standards are also presented in the
development code in Chapter 16.136. The proposal is simply to reduce the right-of-way
by four feet because of the dimension of the subject property prevent compliance with
the right-of-way standard, which is why the code includes provisions for granting relief
from the standard when hardships exist. The proposed use of the site is consistent with
that called for in the plan.

Staff generally concurs with this analysis and recommends that the Planning Commission find
the proposed variance consistent with criterion D.

Criterion E prohibits use variances; that is, a variance allowing a use that could not otherwise
be permitted. This is not the case here, where the proposed uses — single-family attached
dwellings -- are allowed outright in the R10 zone. The applicant addresses this as follows:

The variance request is simply to the width of an alternative minimum local street right-
of-way to allow the creation of a new subdivision to accommodate the future
construction 12 single family attached dwellings. The ultimate use is permitted outright
in the RGM zoning district by way of its link to development standards in the
Intermediate Residential district.
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Staff recommends that the Planning Commission find the proposed right-of-way width variance
consistent with criterion E.

Criterion F states that the requested variance must be based on the site’s physical
characteristics. The applicant addresses this as follows:

It is the limited width of the subject parcel that prevents conformance with the
alternative minimum local street right-of-way standard of 50 feet. The 186+ foot lot
width is simply not wide enough to allow lots on either side of the proposed street to
meet the 70-foot lot depth standard of the I-10 district and accommodate the ROW
standard width. We believe that a reduced ROW width, which would be virtually
unnoticed by most if not all residents is preferable to reducing the lot depths which
would be more apparent.

Staff generally agrees with the applicant’s reasoning. Based on this, the Planning Commission
should find that the proposal meets the requirements of criterion F.

CONCLUSION & RECOMMENDATION

The proposal appears to meet applicable standards and approval criteria; or can meet them
with approval conditions. Staff recommends that the proposed conditional use permit, site plan
review, and variances be approved, subject to the following conditions:

1. The applicant will either build all necessary public improvements, both on-site and off-site,
required for this development prior to recording the final subdivision plat; or will provide the
City with any one of the following assurance methods as approved by the City Commission and
the City’s attorney:

A. Performance bond.

B. Cash in escrow, assignment of letter of credit, etc.

C. Establishment of an LID (post-remonstrance period).

D. Evidence of formal action by other public or private agencies or companies

authorizing monies or scheduling of a requisite public improvement.

E. The requisite improvement is included in an adopted capital improvement program

with funds assured by the City.

F. Any other legally binding agreement which assures the improvement will be made.

2. Access to SW Juniper Avenue will be via the proposed local street. Direct driveway access to
SW Juniper is not allowed for lots 1 and 5, notwithstanding their direct frontage on SW Juniper
Avenue. A landscaped buffer at least ten feet wide shall be maintained on the west side of lots
1and5.

3. A landscaping plan meeting the requirements of WMC 16.124 shall be submitted with each
application for a residential building permit in this subdivision.
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4. Significant trees on the wetland portion of lots 9, 10, 11, and 12, and on Tract A, shall be
protected in accordance with WMC 16.124.060.D.

5. A street tree plan meeting all the requirements of WMC 16.124.080 shall be prepared and
submitted to the City prior to recording the final plat.

6. Preliminary plat approval shall be effective for a period of two years from the date of
approval. The preliminary plat shall lapse if a final plat has not been submitted within a two-
year period, unless extended pursuant to WMC 16.216.030.D.

7. Before undertaking any grading, excavation or filling, applicant will obtain permission from
the City of Warrenton for any encroachments, temporary or permanent, onto City-owned

property.

8. The final plat will include a street name meeting the requirements of WMC 16.216.020.).







P.O. Box 973
Seaside, Oregon 97138
. ° (503) 468-8600

Engineenng adam@amengnr.com

September 3, 2020

Mark Barnes

Interim Community Development Director
City of Warrenton

225 S Main Ave

Warrenton, OR 97146

RE: Juniper Avenue Subdivision — Site Design Review (WMC 16.212.040)
Dear Mr. Barnes,

The City of Warrenton has engaged A.M. Engineering to provide site design review support consulting
services. The following documents were emailed to AME by the City:

- Eight plan sheets, 1-8, dated 7/30/20, with no revisions

- Juniper Avenue Subdivision Preliminary Plat Application Narrative and Suggested Findings

document, assumed to be prepared by Firwood Design Group, LLC, dated 7/30/20

- Stormwater Report prepared by Firwood Design Group, LLC, dated 7/29/20.

- Impact Study prepared by Firwood Design Group, LLC, dated 7/30/20.

- DSL Wetland Concurrence letter, dated 4/20/20.

- Geotechnical Engineering Report prepared by Geo Engineers, dated 3/27/20

- Warrenton Fire Department Pre-Application Notes, dated 7/17/19.

- Warrenton Community Development Pre-Application Notes, dated 7/24/19

No additional application documentation was provided. This letter summarizes my review comments of
this information provided to me on 8/21/20 and 8/27/20.

The site is located approximately 1,098 feet north of the intersection of Juniper Avenue and 9" Street on
the east side of Juniper Avenue. As submitted, the development consists of 12 lots for attached single
family units, water sanitary sewer, storm drainage, and street improvements with public right of way
dedication.

Although the plans submitted included information and details relevant to construction, the plans have not
been reviewed, or commented on, for compliance with the City Engineering Standards & Design Criteria
Manual or other applicable construction standards at this time. Review under those standards will be
conducted under a future submittal after Site Design Review is complete.

The submitted information has been reviewed for compliance with the City of Warrenton Municipal Code
Site Design Review, Section 16.212.040 and additional referenced sections.

The following comments are not all inclusive and it is the responsibility of the consultant to ensure all
applicable standards are met.

General Notes:

- Construction Documents shall meet all requirements of federal, state, and local standards, codes,
ordinances, guidelines and/or other legal requirements.
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Engineering adam@amengnr.com

- The developer is required to follow the City of Warrenton Development Standards. These standards
can be found in Title 16 of the Warrenton Municipal Code. Please provide documentation showing
how this development will meet the standards set forth in the development code.

- The developer must follow the City's Water and Sewer Regulations. These regulations are included
under Title 13 of the Warrenton Municipal Code.

- The developer is required to follow the Engineering Standards & Design Criteria Manual. Please
provide documentation showing how the development meets the standards set forth in this manual.

- The developer is required to coordinate with the City Fire Department for design standards.

- Grading and Erosion Control activities shall adhere to the requirements of the Approved Oregon
Department of Environmental Quality General Permit for Stormwater Discharge, 1200-C when
applicable.

- Grading activities shall adhere to the recommendations provided in the project final Geotechnical
report when applicable.

Comments:

Designate easements as proposed or existing.

Provide crosswalk striping at intersections and termination of sidewalk in hammerhead.

Provide refuse enclosures.

Street lights shall be installed in accordance with City standards, provide street lighting with location,

type, and height in the site plan.

Provide location of mail boxes in the site plan, if known.

Provide studies or exhibits prepared by qualified professionals to address specific site features (e.g.,

traffic, noise, environmental features, site drainage, natural hazards, etc.). Provide updated 1200-C

permit erosion control drawings for the proposed development.

7 Provide entire tax lot and the surrounding property to a distance sufficient to determine the location of
the development in the City, and the relationship between the proposed development site and
adjacent property and development.

8  The City of Warrenton refers to ODOT details as standards. Provide applicable ODOT standard
drawings and details where appropriate. Where ODOT details are used, ensure the detail or drawing
is modified to include any additional information referenced in the Engineering Standards & Design
Criteria Manual. Where special details are provided, ensure the Engineering Standards & Design
Criteria Manual is met by the detail.

9  All ADA ramp configurations shall be ODOT standard configurations.

10 Alternative Local Road requires City Engineer approval.

11 Any design not meeting standards requires a design exception. Each design exception must be
individually identified numerically.

12  Provide water and sewer demand calculations.

13 Developer will determine what public water improvements are needed to provide adequate domestic
and fire flows to this development. The improvements will be designed in such a way as to ensure the
added flow does not reduce the capacity of the system or negatively impact the system. A water
model will be developed by the developer and reviewed by the City appointed consultant. The
developer may use the City appointed consultant to prepare the necessary water model.
Improvements will need to be reviewed and approved by Oregon Health Authority and City Engineer
and paid for by the developer.

14 Wet tap at the existing main line will not be allowed, provide cut-in connection with three valve cluster.

15 Provide Landscaping plans, if applicable.

16  Include clear vision triangle in the preliminary plan at the intersection with Juniper.

17 Include storm calculations for proposed demand contributing to the existing outfall in the storm report.

18 Label stormwater report calculation printouts as existing, proposed, demand, and/or capacity.

19 Include calculations for the time of concentration in the storm report.

20 Provide reasonable demand calculations for traffic, drainage, water system, and wastewater system to

support assumptions and opinions regarding impact in the impact study.

B ON -

[e23N6;]
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21 Discuss the existing condition of parks to demonstrate the impact opinion on them.
22 Construction, observation, and inspection for public right of way and public infrastructure shall follow
recommendation provided in the project Geotechnical Engineering Report, dated 3/27/20.

If there are any questions, please don't hesitate to call me.

Sincerely,
”/M

Adam Dailey, P.E.
President

Enclosures: None
Cc: Client, File
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Juniper Avenue Subdivision
Preliminary Plat Application Narrative
And
Suggested Findings

Introduction

Sandridge Construction LLC, the owner of Tax lot 81021CB01500 proposes to subdivide the 3.83
parcel into 12 lots for future construction of single family attached dwellings. The subject
property is zoned RGM based on the Clatsop County Webmaps site which requires minimum
8,000 square foot lots pursuant to the linkage of Warrenton Municipal Code 16.121.050.A.1 and
WMC 16.28.040.A.1, with allowances for single family attached dwellings to be constructed on
lots of 2,500 square feet. The lot areas will vary from 33,160 to 2,713 square feet using the lot
size averaging provision of WMC 16.216.020.C. The proposed development would include the
usual array of infrastructure designed and constructed to city standards, such as a public access
street, sidewalks, potable water, sanitary sewer, storm water facilities, street lights and fire
hydrant(s). From the centerline of Juniper Avenue, the proposed street would be 234+ to the
eastern edge of a 120-foot hammerhead providing access to 4 lots and turnaround capabilities
for emergency vehicles and solid waste collection trucks. The eastern (area) is a jurisdictional
wetland and will not be disturbed; please see the wetland delineation report attached to the
application package which has been concurred with by the Department of State Lands. More
detail is presented below.

Suggested Findings

This section presents the applicable sections of the city’s development code which are the
standards that guide and govern the proposed development. Following each code section is the
applicant’s response as a suggested finding.

WMC 16.112.030 Growth Management Standards.

The following standards shall apply to development within growth management areas:

A. All development shall provide the following primary urban services: water, sanitary
sewer facilities connecting to the City sewer system, local streets, fire protection and drainage.
An inability to provide an acceptable level of all primary services shall result in the denial of a
land use application.

B. All development shall be reviewed to ascertain whether an adequate level of the
following secondary urban services exists: collector and arterial streets, school, police protection

Juniper Avenue Subdivision
Application Narrative and Suggested Findings
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and parks. Where the City determines and supports with findings that an unacceptable level of
secondary urban services exist, the City may deny the land-use application unless the developer
insures the availability of an acceptable level of the services within five years from occupancy.

C. City specifications shall be the standard used as measurement of acceptability of a
service.

D. Encourage the development within urban areas before the conversion of urbanizable
areas.

Suggested finding:  The full array of urban infrastructure is included in the proposal as
discussed above. These include potable water, sanitary sewer, storm water facilities, street
lights and fire hydrants, all of which will be designed and constructed to city standards. They
will provide access for emergency service vehicles, and a conduit for any children to access
public schools which the letter from the Warrenton Hammond School district indicates has the
capacity to accommodate. This section is satisfied. 16.112.050 Land Divisions.

WMC 16.112.050 Land Divisions.

A. All land divisions which would create a parcel under five acres in size shall be subject to
approval under the appropriate procedures in this Code (Chapter 16.216). Land divisions which
would create a parcel under five acres in size in growth management areas shall be approved
only if:

1. The lots created are at R-10 urban densities;
2. Primary and secondary urban services are supplied in accordance with Section 16.28.050;

Suggested finding:  The design of the preliminary plat is based on the standards and densities
of the R-10 district, observing the charge of avoiding wetland disturbance and impacts as called
for by WMC 16.156. The supply of primary and secondary services is discussed above and will be
discussed again below.

WMC 16.112.060 Cost Allocation.
The cost of providing the required urban services for a particular land use proposal under

consideration shall be borne by the applicant or benefited properties unless otherwise authorized
by the City Commission.
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Suggested finding: ~ The applicant is aware and acknowledges it will be responsible for all costs
of development.

WMC 16.28.020 Permitted Uses.

The following uses and their accessory uses are permitted in the R-10 zone if the Community
Development Director determines that the uses conform to the standards in Sections 16.28.040
through 16.28.050, applicable Zoning Ordinance standards, and other City laws:

A. Single-family detached, attached or duplex dwelling.

Suggested finding:  The proposal is to create lots for future construction of single family
attached dwellings.

WMC 16.28.040 Development Standards.
The following development standards are applicable in the R-10 zone:

A. Density Provisions.

1. Minimum lot area for residences: 8,000 square feet. Minimum density is five dwelling
units per acre.

2. Minimum lot width at the front building line for detached dwelling: 50 feet.
3. Minimum lot area for single-family attached dwelling: 2,500 square feet.
4. Minimum lot width at the front building line for single-family attached dwelling: 25 feet.

5. Minimum lot depth: 70 feet.

6. Not more than 35% of the lot area shall be covered by buildings except as may be
permitted by conditional use permit or variance.

B. Setback Requirements.

1. Minimum front yard setback: 15 feet.

2. Minimum side yard setback: 10 feet.

3. Corner lot minimum street side yard setback: 10 feet.
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4. Minimum rear yard setback: 15 feet, except accessory structures that meet the criteria of
Section 16.280.020, may extend to within five feet of a rear property line.

5. Corner lot minimum rear yard setback: 10 feet.

Suggested finding:  As illustrated on the preliminary plat the proposal meets the applicable
areal and dimensional standards of sub-paragraph A above and the setback standards presented
in sub-paragraph B above. Given the local, state and federal regulatory constraints imposed on
the on-site wetlands, the proposal satisfies the minimum density requirements of A.1 above for
the developable portion of the property.

16.120.020 Vehicular Access and Circulation.

B. Applicability. This chapter shall apply to all transportation facilities and improvements
(e.g., public and private streets, driveways, multi-use paths, etc.) within the City and to all
properties that abut these facilities. Additional standards can be found in Chapter 16.136, Public
Facilities Standards.

Suggested finding:  The proposed pavement width exceeds the standard of WMC 16.136.020
Alternative Minimum for local streets. The proposed right-of-way of 46 feet will need a variance
Jfrom the 50-foot standard; application for this variance accompanies the application package

G. Access Spacing. Driveway accesses shall be separated from other driveways and street
intersections in accordance with the following standards and procedures:

1. Local Streets. A minimum of 25 feet separation (as measured from the sides of the
driveway/street) shall be required on local streets (i.e., streets not designated as collectors or
arterials) for all single-family detached dwellings, except as provided in paragraph 3 of this
subsection. A minimum of 20 feet separation shall be required on local streets for all single-
family attached dwellings, duplexes, and triplexes, except as provided in paragraph 3 of this
subsection.

3. Special Provisions for All Streets. Direct street access may be restricted for some land
uses, in conformance with the provisions of Division 2, Land Use Districts. For example, access
consolidation, shared access, and/or access separation greater than that specified by paragraphs 1
and 2 of this subsection, may be required by the City, County or ODOT for the purpose of
protecting the function, safety and operation of the street for all users. (See subsection I of this
section.) Where no other alternatives exist, the permitting agency may allow construction of an
access connection along the property line farthest from an intersection. In such cases, directional
connections (i.e., right in/out, right in only, or right out only) may be required.
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4. Corner Clearance. The distance from a street intersection to a driveway or other street
access shall meet or exceed the minimum spacing requirements for the street classification in the
Warrenton TSP.

Suggested finding:  The driveways to the most westerly lots exceed the corner clearance
standard for a local street.

H. Number of Access Points. For single-family (detached and attached), two-family, and
three-family housing types, one street access point is permitted per dwelling unit, when alley
access or shared driveways cannot otherwise be provided; except that one additional access point
may be permitted for one-family, two-family and three-family housing types on corner lots (i.e.,
no more than one access per street), subject to the access spacing standards in subsection G of
this section. The number of street access points for multiple family, commercial, industrial, and
public/institutional developments shall be minimized to protect the function, safety and operation
of the street(s) and sidewalk(s) for all users. Shared access may be required, in conformance with
subsection I of this section, in order to maintain the required access spacing, and minimize the
number of access points.

Suggested finding:  One access point is proposed for each single family attached unit.

L Shared Driveways. The number of driveway and private street intersections with
public streets shall be minimized by the use of shared driveways with adjoining lots
where feasible. The City shall require shared driveways as a condition of land
division, development review, or site design review, as applicable, for traffic safety
and access management purposes in accordance with the following standards:

Suggested finding: As designed, the individual access driveways to each single family attached
dwelling abut each other, effectively resulting in attached or shared driveways.

2. Street Standards. Public and private streets shall conform to the standards of Chapter
16.136, Public Facilities Standards; Section 16.120.030, Pedestrian Circulation; applicable
Americans With Disabilities Act (ADA) design standards; City construction standards for
streets; and other applicable Development Code sections.

Suggested finding:  The applicant acknowledges this requirement and is discussed further
below.

WMC 16.124.070 New Landscaping.

A. Applicability. This section shall apply to all developments within the City of Warrenton.

B. Landscaping Plan Required.
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9. Other information as deemed appropriate by the Community Development Director. An
arborist’s report may be required for sites with mature trees that are protected under this chapter
and/or Chapter 16.156 of this Code.

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

1. Residential districts: 20% of the site.

Suggested finding:  The applicant recognizes the need for landscape plans and standards and
threshold of landscaping in residential zoning districts. These plans can be better evaluated by
the owners/builders on each of the 12 lots proposed at the building permit application phase
when more detail on the buildings and their foot prints are available.

16.124.050 Fences and Walls.

Sets standards for new fences and walls, including maximum allowable height and materials, to
promote security, personal safety, privacy, and aesthetics. The following standards shall apply to
all fences and walls:

A. General Requirements. All fences and walls shall comply with the standards of this
section. The City may require installation of walls and/or fences as a condition of development
approval, in accordance with Chapter 16.220, Conditional Use Permits, or Chapter 16.212,
Development Review and Site Design Review. Walls built for required landscape buffers shall
comply with Section 16.124.030.

B. Dimensions.

1. The maximum allowable height for fences and walls in the City of Warrenton is six feet,
as measured from the lowest grade at the base of the wall or fence, except that retaining walls
and terraced walls may exceed six feet when permitted as part of a site development approval, or
as necessary to construct streets and sidewalks. Refer to paragraph 4 of this subsection for
additional fence standards for residential uses.

2. Fences in the General Industrial (I-1) Zone may exceed six feet if necessary to protect the
welfare of the general public (i.e., airport runway safety, military, coast guard, or homeland
security defense facilities, etc.) but not for protection of private property (i.e., auto repair lots,
equipment yards, woodworking shops, etc.). Barbed and razor wire fencing is prohibited in all
zones except as necessary to enclose livestock or to protect the welfare of the general public (not
private property).

3. A building permit is required for walls exceeding four feet in height and fences exceeding
six feet in height, in conformance with the Uniform Building Code.
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4. The height of fences and walls within a required front yard setback area for residential
uses shall not exceed four feet (except decorative arbors, gates, etc.), as measured from the grade
closest to the street right-of-way. Walls may exceed this height in accordance with paragraph 1
of this subsection. Chain-link fences and other open-style fences with at least 50% transparency
or open space are allowed a maximum height of six feet within a required front yard setback
area.

5. Walls and fences to be built for required buffers shall comply with Section 16.124.030.
6. Fences and walls shall comply with the vision clearance standards of Section 16.120.020.

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

Suggested finding:  The applicant acknowledges these standards and procedures and will
address them in detail with the final design of the retaining walls

16.124.080 Street Trees.

Street trees shall be planted for all developments that are subject to land division or site design
review. Requirements for street tree planting strips are provided in Chapter 16.136, Public
Facilities Standards. Planting of unimproved streets shall be deferred until the construction of
curbs and sidewalks. Street trees shall conform to the following standards and guidelines:

A. Growth Characteristics. Trees shall be selected based on growth characteristics and site
conditions, including available space, overhead clearance, soil conditions, exposure, and desired
color and appearance. The following should guide tree selection:

1. Provide a broad canopy where shade is desired.

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

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

4 Use narrow or “columnar” trees where awnings or other building features limit growth, or

where greater visibility is desired between buildings and the street.
5. Use species with similar growth characteristics on the same block for design continuity.

6. Avoid using trees that are susceptible to insect damage, and avoid using trees that
produce excessive seeds or fruit.
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7. Select trees that are well-adapted to the environment, including soil, wind, sun exposure,
and exhaust. Drought-resistant trees should be used in areas with sandy or rocky soil.

8. Select trees for their seasonal color, as desired.
9. Use deciduous trees for summer shade and winter sun.

B. Caliper Size. The minimum caliper size at planting shall be one and one-half inches
diameter breast height (dbh) (two inches for required street trees), based on the American
Association of Nurserymen Standards.

C. Spacing and Location. Street trees shall be planted within existing and proposed planting
strips, and in sidewalk tree wells on streets without planting strips. The Community
Development Director or Planning Commission may approve planting of street trees in other
areas upon submission of a landscaping plan that demonstrates comparable (or greater) benefits
to the neighborhood. Street tree spacing shall be based upon the type of tree(s) selected and the
canopy size at maturity. In general, trees shall be spaced no more than 30 feet apart, except
where planting a tree would conflict with existing trees, retaining walls, utilities and similar
physical barriers.

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

E. Assurances. The City shall require the developer to provide a performance and
maintenance bond, or cash deposit, in an amount determined by the City-appointed engineer, to
ensure the planting of the tree(s) and care during the first two years after planting.

Suggested finding:  As with other landscaping, the applicant believes plans for the selection of
species and spacing of street trees is better addressed at the time the subdivision is substantially
constructed but not completed. We believe this would be an appropriate condition of approval.
WMC 16.128.030 Vehicle Parking Standards.

Table 16.128.030.A

Off-Street Parking Requirements
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Residential Uses Parking Spaces Required

Single-family detached dwelling (including manufactured home |2 spaces
on individual lot)

Two- and three-family dwelling 1.5 spaces per dwelling unit
Multifamily and single-family attached dwelling
Studio units or 1-bedroom units less than 500 sq. ft. 1 space per unit
1-bedroom units 500 sq. ft. or larger 1.5 spaces per unit
2-bedroom units 1.75 spaces per unit
3-bedroom or greater units 2 spaces per unit

Suggested finding:  All units will have 2 parking spaces.
16.132.010 Clear Vision Areas.
See also Section 16.120.020 and Figure 16.120.020.N.

A. A clear vision area shall be maintained on the corner of property adjacent to the
intersection of two streets, or adjacent to the intersection of a street and a railroad.

B. A clear-vision area shall consist of a triangular area. Two sides of the triangle are lot lines
measured from the corner intersection of the street lot lines for a distance specified in this section
or, where the lot lines have rounded corners, the lot lines extended in a straight line to a point of
intersection and so measured. The triangle’s third side is a line across the corner of the lot joining
the non-intersecting ends of the other two sides.

C. A clear-vision area shall contain no planting, fence, wall, structure, or temporary or
permanent obstruction exceeding 36 inches in height measured from the top of the curb or, where
no curb exists, from the established street centerline grade, except:

1. Trees exceeding this height may be located in this area provided all branches and foliage
are removed to a height of eight feet above the grade;

2. Open-wire fencing that does not obscure sight more than 10% may be a maximum of 48
inches high.

D. The following dimensional requirements govern clear vision areas:

1. The minimum length of street sides of the clear vision triangle shall be 15 feet. See

Figure 16.132.010.

2. The minimum vision clearance area may be increased by the Community Development
Director, City-appointed engineer, or Planning Commission upon finding that more sight
distance is required (i.e., due to traffic speeds, roadway alignment, etc.).
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Suggested finding:  Landscaping will be designed to comply with the clear vision standard at
all driveways and at the intersection of the proposed street and Juniper Avenue.

WMC 16.136.020 Transportation Standards.

A. Development Standards. No development shall occur unless the lot or parcel abuts a
public or private street, other than an alley, for at least 25 feet and is in conformance with the
provisions of Chapter 16.120, Access and Circulation, and the following standards are met:

1. Streets within or adjacent to a development shall be improved in accordance with the
Comprehensive Plan, Transportation System Plan, and the provisions of this chapter;

2. Development of new streets (public or private), and additional street width or
improvements planned as a portion of an existing street, shall be improved in accordance with
this section, and public streets shall be dedicated to the applicable City, County or State
jurisdiction;

3. New streets and drives connected to a City collector or arterial street shall be paved; and
4. The City may accept a future improvement guarantee [e.g., owner agrees not to

remonstrate (object) against the formation of a local improvement district in the future] in lieu of
street improvements if one or more of the following conditions exist:

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

C. The improvement would be in conflict with an adopted capital improvement plan, or

d. The improvement is associated with an approved land partition on property zoned
residential and the proposed land partition does not create any new streets.

B. Variances. Variances to the transportation design standards in this section may be granted
by means of a Class 2 variance, as governed by Chapter 16.272, Variances. A variance may be
granted under this provision only if a required improvement is not feasible due to topographic
constraints or constraints posed by sensitive lands (see Chapter 16.156).

Table 16.136.010

City of Warrenton Street Design Standards
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R Stail:_d:'i ¢s | Right- | Curb-to- | Motor Bike Sg':; ¢ ;
Type of equireme of- Curb Vehicle | Median/Flex | Lanes R Planting | .
or Parking | Curb . 3~ | Sidewalks
Street Alternative Way | Pavement | Travel Lanée® (both (both Strip
L Width Width Lanes* sides) .
Minimum sides)
Local Roads
potndad | of | 36RS | 12f | Nome | None | 8f | Yes | S5k 5 ft.
equirements
Local 50 f.
Road ‘I‘\‘/Il?e‘.“a“"f 28 ft. 10 fi. None None 8 fi.4 Yes 5 ft. 5ft.
inimumy
(48 £)*
Notes:

: Width if on-street parking is constructed in place of bike lanes. The travel lane width shall

function as a shared roadway and accommodate bikes. On-street parking is not permitted where posted
speeds are greater than 35 mph.

2 The standard design should be provided where feasible. In constrained areas where
providing the standard widths are not practical, alternative minimum design requirements may be
applied with approval of the City Engineer.

3 Median/flex lane and planting strips are optional depending on surrounding land use and
available right-of-way.

4 Parking on residential neighborhood streets is allowed and may be allowed on one side
only in constrained areas or where approved by the City Engineer, resulting in a curb-to-curb
width of 28 feet and overall right-of-way width of 48 feet.

Suggested finding: ~ Because of the lot width and the applicant’s desire to meet the minimum
lot depth and front and rear setback standards, a 46-foot right-of-way is proposed together with
a 34-foot wide curb to curb street as an alternative minimum local road. A variance is requested
for the right-of-way and the argument regarding the variance criteria of WMC 16.272 is discussed
in a separate narrative.

WMC 16.136.040 Sanitary Sewer and Water Service Improvements.

A. Sewers and Water Mains Required. Sanitary sewers and water mains shall be installed to
serve each new development and to connect developments to existing mains in accordance with
the City’s construction specifications and the applicable Comprehensive Plan policies. Where
City sanitary sewers are not physically or legally available to service the site, the applicant must
demonstrate provisions for a suitable on-site disposal system permitted by DEQ prior to issuance
of City permits. All development within a growth management (GM) zone, as identified on the
official Warrenton Zoning Map, shall comply with the growth management zone standards of
Chapter 16.112.
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B. Sewer and Water Plan Approval. Development permits for sewer and water
improvements shall not be issued until the City-appointed engineer has approved all sanitary
sewer and water plans in conformance with City standards.

C. Over-sizing. Proposed improvements to the City sewer and water systems shall be sized
to accommodate additional development within the area as projected by the Comprehensive
Plan, Water System Master Plan, and/or Sanitary Sewer Master Plan. The developer shall be
entitled to system development charge credits for the over-sizing.

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

Suggested finding:  The drawings submitted show the proposed locations of the public water
mains and sanitary sewer. Upon approval of the preliminary plat the applicant will prepare and
submit to the City for review and approval construction plans for these facilities.

WMC 16.136.050 Storm Drainage Improvements.
A. General Provisions. The City shall issue a development permit only where adequate

provisions for stormwater and floodwater runoff have been made in conformance with Chapter
16.140, Stormwater and Surface Water Management.

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

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

D. Easements. Where a development is traversed by a watercourse, wetland, drainage way,
channel or stream, the City may require a dedication of a stormwater easement or drainage right-
of-way conforming substantially with the lines of such watercourse and such further width as
will be adequate for conveyance and maintenance. ‘
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Suggested findings: The owner will install curbs and gutters in the proposed street to contain
stormwater runoff from that impervious surface. A catch basin will be installed in the
hammerhead to collect the stormwater which will ultimately be conveyed to a City owned 15-
inch pipe along the northern property line. Stormwater from this pipe will continue to be
discharged to the wetland on-site. Although there is no easement for the city’s stormwater pipe
presently, the owner will grant an easement to the City. No effect to stormwater flows either up-
stream or down-stream properties is anticipated to result from the proposed subdivision and
future residential development. A preliminary stormwater report is included in this submittal

WMC 16.136.060 Utilities.

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

1. The developer shall make all necessary arrangements with the serving utility to provide
the underground services. Care shall be taken to ensure that all above ground equipment does not
obstruct circulation and access aisles or impede vision clearance areas for vehicular traffic
(Chapters 16.120 and 16.132);

2. The City reserves the right to approve the location of all surface mounted facilities;

3. All underground utilities, including sanitary sewers and storm drains installed in streets
by the developer, shall be constructed prior to the surfacing of the streets; and

4. Stubs for service connections shall be long enough to avoid disturbing the street
improvements when service connections are made.

B. Easements. Easements shall be provided for all underground utility facilities.
C. Exception to Undergrounding Requirement. The standard applies only to proposed land

divisions and large-scale developments. An exception to the undergrounding requirement may be
granted due to physical constraints, such as steep topography or existing development conditions.

Suggested findings:  Upon preliminary plat approval, the applicant will collaborate with the
utility entities to design for the construction of power and communication facilities underground
and otherwise consistent with the standards of this code section.

Suggested finding:  Acknowledged.

Juniper Avenue Subdivision
Application Narrative and Suggested Findings
July 30, 2020
Page 13







16.136.080 Construction Plan Approval and Assurances.

No public improvements, including sanitary sewers, storm sewers, streets, sidewalks, curbs,
lighting, parks, or other requirements shall be undertaken except after the plans have been
approved by the City, permit fee paid, and permit issued. The permit fee is required to defray the
cost and expenses incurred by the City for construction and other services in connection with the
improvement. The permit fee shall be set by resolution of the City Commission. The City may
require the developer or land divider to provide bonding or other performance guarantees to
ensure completion of required public improvements. See also Section 16.212.040, Site Design
Review, and Chapter 16.216, Land Divisions and Lot Line Adjustments.

Suggested finding:  Acknowledged.

16.136.090 Installation.

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

B. Adopted Installation Standards. The Oregon Standard Specifications for Construction
(combined APWA/ODOT standards) shall be a part of the City’s adopted installation
standard(s); other standards may also be required upon recommendation of the City-appointed
engineer.

C. Commencement. Work shall not begin until the City has been notified in advance and all
required permits have been issued.

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

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

F. Engineer’s Certification and As-Built Plans. A registered civil engineer shall provide
written certification in a form required by the City that all improvements, workmanship and
materials are in accord with current and standard engineering and construction practices,
conform to approved plans and conditions of approval, and are of high grade, prior to City
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acceptance of the public improvements, or any portion thereof, for operation and maintenance.
The developer’s engineer shall also provide four set(s) of “as-built” plans, in conformance with
the City-appointed engineer’s specifications, for permanent filing with the City.

Suggested finding:  Acknowledged.

Chapter 16.140 STORMWATER AND SURFACE WATER MANAGEMENT

16.152.060 Grading Permit Requirements.

A. Permits Required. Except as exempted in Section 16.152.040, no person shall do any
grading without first obtaining a grading permit from the building official. A separate permit
shall be obtained for each site, and may cover both excavations and fills.

B. Application. To obtain a grading permit, the applicant shall file an application in writing
to the City of Warrenton on a form furnished by the building official. Every such application
shall contain:

1. Identification and description of work to be covered by the permit for which the
application is made, including estimated quantities of work involved.

2. Description of the land on which the proposed work is to be done by legal description,
street address, assessor parcel number, or similar description that will readily identify and
definitely locate the proposed building or work.

3. Indication of the use or occupancy for which the proposed work is intended.

4. Plans, diagrams, computations, and specifications, and other data as required by this
chapter. Plans and specifications shall be drawn to scale and shall be of sufficient clarity to
indicate the location, nature, and extent of the work proposed, and show in detail that it will
conform to all provisions of this Code and relevant laws, ordinances, rules, and regulations of the
City.

5. Applicant’s signature.

6. Other data as required by the building official.

C. Grading Designation. Grading in excess of 5,000 cubic yards shall be permitted in
accordance with the approved grading plan prepared by a civil engineer, and shall be designated
as “engineered grading.” Grading involving less than 5,000 cubic yards shall be designated as
“regular grading” unless the permittee chooses to have the grading performed as engineered
grading, or the building official determines that special conditions or unusual hazards exist, in
which case grading shall conform to the requirements of engineered grading.
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D. Engineered Grading Requirements. As required by 2010 Oregon Structural Specialty
Code Appendix J, as may be amended.

E. Regular Grading Requirements. Each application for a grading permit shall be
accompanied by a plan in sufficient clarity to indicate the nature and extent of the work. The
plans shall give the location of the work, the name of the owner, and the name of the person who
prepared the plan. The plan shall include the following information:

1. General vicinity of the proposed site.
2. Limiting dimensions and depth of cut and fill.
3. Location of any buildings or structures where work is to be performed, and the location

of any buildings or structures within 15 feet of the proposed grading.
F. Issuance.

1. The application, plans, specifications, computations, and other data filed by an applicant
for a grading permit shall be reviewed by the building official. Such plans may be reviewed by
other City departments to verify compliance with any applicable laws of the City. The building
official may require that grading operations and project designs be modified if delays occur
which incur weather generated problems not considered at the time the permit was issued. The
provisions of UBC Section 106.4 are applicable to grading permits.

2. The building official may require professional inspection and testing by the soils
engineer. When the building official has cause to believe that geologic factors may be involved,
the grading will be required to conform to engineered grading. (Ord. 1175-A § 14, 2013)

Suggested finding:  Engineered Grading Plans for the site were prepared and approved by the
City. A preliminary grading permit for the site has been issued and work has commenced.
Sheets4 and 5 of the preliminary plat plan set submitted with this application illustrates the final
grading plan proposed for this application. Upon preliminary plat approval, the applicant will
submit application for the final grading together with engineered construction plans for the
public improvements.

WMC 16.152.100 Cuts.

A. General. Unless otherwise recommended in the approved soils engineering or
engineering geology report, cuts shall conform to the provisions of this section. In the absence of
an approved soils engineering report, these provisions may be waived for minor cuts not
intended to support structures.
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Response: Cuts will be completed per the project geotechnical engineering report as referenced in the
grading plans.

B. Slope. The slope of cut surfaces shall be no steeper than is safe for the intended use and
shall be no steeper than one unit vertical in two units horizontal (50% slope) unless the permittee
furnishes a soils engineering or engineering geology report, or both, stating that the site has been
investigated and given an opinion that a cut at a steeper slope will be stable and not create a
hazard to public or private property.

Response: The project geotechnical engineering report requires permanent cut and fill slopes to be no
greater than 1.5H:1V. Cut slopes are designed to conform to the 2:1 requirement.

WMC 16.152.110 Fills.

A. General. Unless otherwise recommended in the approved soils engineering report, fills
shall conform to the provisions of this section. In the absence of an approved soils engineering
report, these provisions may be waived for minor fills not intended to support structures.

Response: Fills will conform to the project geotechnical engineering report.

B. Preparation of Ground. Fill slopes shall not be constructed on natural slopes steeper than
one unit vertical in two units horizontal (50% slope). The ground surface shall be prepared to
receive fill by removing vegetation, noncomplying fill, topsoil, and other unsuitable materials
scarifying to provide a bond with the new fill and, where slopes are steeper than one unit vertical
in five units horizontal (20% slope) and the height is greater than five feet, by benching into
sound bedrock or other competent material as determined by the soils engineer. The bench under
the toe of a fill on a slope steeper than one unit vertical in five units horizontal (20% slope) shall
be at least 10 feet wide. The area beyond the toe of the fill shall be sloped for sheet overflow or a
paved drain shall be provided. When fill is to be placed over a cut, the bench under the toe of the
fill shall be at least 10 feet wide but the cut shall be made before placing the fill and acceptance
by the soils engineer or engineering geologist or both as a suitable foundation for fill.

Response: The project geotechnical engineering report requires permanent cut and fill slopes to be no
greater than 1.5H:1V. Fill slopes are designed to conform to that requirement. The grading plans will
refer to the project geotechnical engineering report, which describes stripping/organic soil removal,
clearing and grubbing, and cut/fill construction requirements.
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C. Fill Material. Detrimental amounts of organic material shall not be permitted in fills.
Except as permitted by the building official, no rock or similar irreducible material with a
maximum dimension of greater than 12 inches shall be buried or placed in fills. The building
official may permit the placement of larger rock when the soils engineer properly devises a
method of placement and continuously inspects its placement and approves the fill stability. The
following conditions shall also apply: (1) prior to issuance of a grading permit, potential rock
disposal areas shall be delineated on the grading plan; (2) rock sizes greater than 12 inches in
maximum dimension shall be 10 feet or more below grade, measured vertically; and (3) rocks
shall be placed so as to assure filling of all voids with well-graded soil.

Response: The final grading plan will refer to the project geotechnical engineering report, which
describes stripping/organic soil removal. Large rock was not found during the geotechnical investigation;
no significant amount of rock is expected to be encountered. If rocks greater than 12” in maximum
dimension are found, they will be disposed of off-site or in conformance with this section.

D. Compaction. All fills shall be compacted to a minimum of 90% of maximum density.
Response: The geotechnical engineering report details compaction and testing requirements.

E. Slope. The slope of fill surfaces shall be no steeper than is safe for the intended use. Fill
slopes shall be no steeper than one unit vertical in two units horizontal.

Response: The project geotechnical engineering report requires permanent cut and fill slopes to be no
greater than 1.5H:1V. Therefore, proposed fill slopes are designed at 1.5H:1V.

Suggested finding:  Sheets 5 and 6 of the preliminary plan set illustrates the proposed cuts
and fills. All earth movement designs are in compliance with the standards above or the
geotechnical report.

WMC 16.152.120 Setbacks.

A. General. Cut and fill slopes shall be set back from site boundaries in accordance with this
section. Setback dimensions shall be horizontal distances measured perpendicular to the site
boundary.

B. Top of Cut Slope. The top of cut slopes shall not be made nearer to a site boundary line
than one-fifth the vertical height of cut with a minimum of two feet and a maximum of 10 feet.
The setback may need to be increased for any required interceptor drains.
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The applicant is requesting a variance to this requirement due to spatial and terrain constraints on
the south side of property which borders a City owned parcel. The applicant is proposing a 4-
foot tall retaining wall placed at the property line and some additional slope as shown on Sheet 5
of the submitted plans. Construction of the wall will require an easement from the City. If
needed a permanent easement could also be obtained.

C. Toe of Fill Slope. The toe of fill slope shall be made not nearer to the site boundary line
than one half the height of the slope with a minimum of two feet and a maximum of 20 feet.
Where a fill slope is to be located near the site boundary and the adjacent off-site property is
developed, special precautions shall be incorporated in the work as the building official deems
necessary to protect adjoining property from damage as a result of such grading. These
precautions may include, but are not limited, to (1) additional setbacks; (2) provisions for
retaining or slough walls; (3) mechanical or chemical treatment of the fill slope surface to
minimize erosion; and (4) provisions for the control of surface waters.

The applicant is requesting a variance to this requirement due to spatial constraints on the south
side of property in the vicinity of the south arm of the roadway hammer head as shown on Sheet
5 of the preliminary plans. Sloping onto the adjoining property eliminates the need for a not
aesthetically pleasing 10-12 foot tall retaining wall along the property line to support the
roadway. Either a permanent or, at a minimum, a temporary construction easement from the
City is needed.

D. Modification of Slope Location. The building official may approve additional setbacks.
The building official may require investigation and recommendation by a qualified engineer or
engineering geologist to demonstrate that the intent of this section has been satisfied.

The applicant will have final grading plans reviewed by a geotechnical engineer.
WMC 16.152.130 Drainage and Terracing.

A. General. Unless otherwise indicated on the approved grading plan, drainage facilities and
terracing shall conform to the provisions of this section for cut or fill slopes steeper than one unit
vertical in three units horizontal (33.3% slope).

B. Terraces.

1. Terraces at least six feet in width shall be established at not more than 30-foot vertical
intervals on all cut or fill slopes to control surface drainage and debris except that where only
one terrace 1s required, it shall be a mid-height. For cut or fill slopes greater than 60 feet and up
to 120 feet in vertical height, one terrace at approximately mid-height, shall be 12 feet in width.
Terrace widths and spacing for cut and fill slopes greater than 120 feet in height shall be
designed by a civil engineer and approved by the building official. Suitable access shall be
provided to permit proper cleaning and maintenance.
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2. Swales or ditches or terraces shall have a minimum gradient of five percent and must be
paved with reinforced concrete not less than three inches in thickness or and approved equal
paving. They shall have a minimum depth at the deepest point of one foot and a minimum paved
width of five feet.

3. A single run of swale or ditch shall not collect runoff from a tributary exceeding 13,500
square feet (projected) without discharging into a down drain.

Response: The proposed cut and fill slopes do not exceed 30-feet in height; therefore, no terracing is
proposed.

C. Subsurface Drainage. Cut and fill slopes shall be provided with subsurface drainage as
necessary for stability.

Response: No subsurface drainage is proposed as subsurface drainage is not required by the project
geotechnical report.

D. Disposal.
1. All drainage facilities shall be designed to carry waters to the nearest practicable drainage

way approved by the building official or other appropriate jurisdiction as a safe place to deposit
such waters. Erosion of ground in the area of discharge shall be prevented by installation of non-
erosive down-drains or other devices.

2. Building pads shall have a drainage gradient of two percent toward approved drainage
facilities unless waived by the building official. The gradient from the building pad may be one
percent if all of the following conditions exist throughout the permit area: (a) no proposed fills
are greater than 10 feet in maximum depth; (b) no proposed finish cut or fill slope faces a vertical
height in excess of 10 feet; and (c) no existing slope faces, which have a slope face steeper than
one unit vertical in 10 units horizontal, have a vertical height in excess of 10 feet.

Response: The proposed grading will drain in a similar pattern to existing conditions, generally toward
existing wetlands on the eastern portion of the property. Protection of an existing storm sewer outfall is
shown on the plans. Building pads will be built in conformance to the above requirements.

E. Interceptor Drains. Paved interceptor drains shall be installed along the top of all cut
slopes where the tributary drainage area above slopes toward the cut and has a drainage path
greater than 40 feet measure horizontally. Interceptor drains shall be paved with a minimum of
three inches of concrete or gunite and reinforced. They shall have a minimum depth of 12 inches
and a minimum paved width of 30 inches measured horizontally across the drain. The slope of
the drain shall be approved by the building official.

Response: No interceptor drains are proposed as they were not recommended in the geotechnical report.
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WMC 16.152.140 Erosion Control.

A. Slopes. The faces of cut and fill slopes shall be prepared and maintained to control
against erosion. This control may consist of effective planting. The protection of the slopes shall
be installed as soon as practicable and prior to calling for final approval. Where cut slopes are
not subject to erosion due to the erosion-resistant character of the material, such protection may
be omitted.

B. Other Devices. Where necessary, check dams, cribbing, riprap, or other devices or
methods shall be employed to control erosion and provide safety.

Suggested finding:  The applicant has secured a Department of Environmental Quality 1200C
permit for the preliminary grading and erosion control BUPs have been installed. These BMPs
will remain in place and repaired where necessary to control erosion from the final grading
activities. Once grading construction of the street and utilities is completed, construction of the
dwellings and landscaping will provide the final stabilization of the site.

WMC 16.152.150 Completion of Work.

Upon completion of the rough grading work and at the completion of the work, the following
reports and drawings and supplements thereto are required for engineered grading or when
professional inspection is performed for regular grading, as applicable:

A. An as-built grading plan prepared by the civil engineer retained to provide such services
in accordance with Section 16.152.070 showing original ground surface elevations, as-graded
ground surface elevations, lot drainage patterns, and the locations and elevations of surface
drainage facilities and of the outlets of subsurface drains. As-constructed locations, elevations,
and details of subsurface drains shall be shown as reported by the soils engineer.

Civil engineers shall state that to the best of their knowledge the work within the specified area
of responsibility was done in accordance with the final approved grading plan.

B. A report prepared by a soils engineer retained to provide such services in accordance with
Section 16.152.070, including locations and elevations of field density tests, summaries of field
and laboratory tests, other substantiating data, and comments on any changes made during
grading and their effect on recommendations made in the approved soils engineering
investigation report. Soils engineers shall submit a statement that, to the best of their knowledge,
the work within their area of responsibilities is in accordance with the approved soils engineering
report and applicable provisions of this chapter.

Suggested finding:  Acknowledged.
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WMC 16.156.030 Wetland Area Development Standards.

Wetland areas in the City of Warrenton are identified on the 1" equals 400’ feet maps entitled
City of Warrenton Wetland Conservation Plan Inventory dated October 17, 1997. These maps
show approximate wetland boundaries for wetland areas within the Warrenton Urban Growth
Boundary.

A. Applications to the City of Warrenton for subdivision, partition planned unit
development, conditional use, site design review, variance, or temporary building permits that
would lead to the disturbance of a wetland upon approval and issuance of grading or building
permits, shall include a delineation of the wetland boundary, approved by the Oregon
Department of State Lands.

B. Applications to the City of Warrenton for grading or building permits that would
authorize development within a jurisdictional wetland boundary approved by the Oregon
Department of State Lands shall contain the following:

1. A State of Oregon Wetland Removal-Fill Authorization.

2. Written verification from the Warrenton Community Development Director, or designee,
that the affected wetland area is classified as “non-significant” per the City of Warrenton Locally
Significant Wetland Map dated October 17, 1997. Alternatively, for development in a
“significant” wetland, a City of Warrenton Hardship Variance (see Section 16.156.080) must be
obtained instead of the Community Development Director’s written verification.

C. Applications to the City of Warrenton for subdivision, partition, planned unit
development, conditional use, site design review, variance, or temporary building permits that
include designs of altering land within 25 feet of a mapped wetland, or grading permits or
building permits that would alter land within 25 feet of a mapped wetland boundary, but not
within a mapped wetland area itself, shall contain the following:

1. A delineation of the wetland boundary, approved by the Oregon Division of State Lands.

2. A to-scale drawing that clearly delineates the wetland boundary, the proposed setback to
the wetland area (if any), and existing trees and vegetation in the mapped wetland area.

D. Applications to the City of Warrenton for subdivision, partition, planned unit
development, conditional use, site design review, variance, or temporary building permits, or
grading or building permits on parcels that contain mapped wetland areas but would not alter
land within 25 feet of a mapped wetland area, or portion thereof, shall present a to-scale drawing
that clearly depicts the wetland boundary (as mapped on the City of Warrenton Wetland
Conservation Plan Inventory) and the proposed setback to the wetland area for all new or
proposed development. A delineation of the wetland boundary, approved by the Oregon
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Department of State Lands, is not required by the City of Warrenton but may be submitted in lieu
of the wetland boundary on the wetland inventory.

E The City of Warrenton will notify the Oregon Department of State Lands of applications
for preliminary plat, partition, planned unit development, conditional use, site design review,
variance, or temporary building permits, and grading and building permits that appear to affect a
wetland on the City of Warrenton Wetland Conservation Plan Inventory (Local Wetland
Inventory) dated October 17, 1997 or other waters. (Ord. 1183-A § 1, 2013)

Suggested finding:  No work or disturbance of a wetland is proposed, although grading will
be conducted within 25 feet of the wetland on site. A copy of the wetland delineation map and
concurrence letter from the Department of State Lands is included in the application package.

WMC 16.184.030 Design Standards.

A. Building Mass Supplemental Standard. The maximum number and width of
consecutively attached townhomes (i.e., with attached walls at property lines) shall not exceed
eight units or 200 feet (from end-wall to end-wall) whichever is less.

B. Access Standards. Townhomes, duplexes and triplexes receiving access directly from a
public or private street (as opposed to alley access) shall comply with the following standards, in
order to minimize interruption of adjacent sidewalks by driveway entrances, slow traffic,
improve appearance of the streets, and minimize paved surfaces for better stormwater
management.

1. The maximum allowable driveway width facing the street is 10 to 24 feet per dwelling
unit. The maximum combined garage width per unit is 50% of the total building width. For
example, a 24-foot wide unit may have one 12-foot wide garage.

2. Two adjacent garages shall share one driveway when individual driveways would be
separated by less than 20 feet (i.c., the width of one on-street parking space). When a driveway
serves more than one lot, the developer shall record an access and maintenance
agreement/easement to benefit each lot, prior to building permit issuance.

C. Common Areas. Common areas (e.g., landscaping in private tracts, shared driveways,
private alleys, and similar uses) shall be maintained by a homeowners association or other legal
entity. A homeowners association may also be responsible for exterior building maintenance. A
copy of any applicable covenants, restrictions, and conditions shall be recorded and provided to
the City prior to building permit approval.

Suggested findings:  The block of 4 units making up the eastern building will be 110 feet long;
the remaining 2-unit structures will be 55 feet long. Both are well within the standard of
paragraph A above. Driveways for the 4-unit structure would each be 12-feet wide and abut
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each other, effectively creating a single drive for each 2 units. The garages would be 13 feet
wide, less than half of the total unit width. Driveways for the 2-unit structures would similarly
abut each other and combined would be 24 feet wide. The garages would be 14-feet wide, again

less than half of the individual dwelling total width of 30 feet. No common areas are
contemplated.
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- CITY OF WARRENTON
PLANNING AND BUILDING DEPARTMENT

OFFICE USE ONLY V3o

SUBDIVISION APPLICATION ; + 1110
(To be accompanied by a Tentative Map, and copy of FILE 4SHB - 20 "/( ree 4 /110
property deed, Letter of Authorization, if applicable.)

ZONING DISTRICT

RECEIPT # ?%) 5
DATE RECEIVED I/l / 50/ R0

Legal Description of the Subject Property:

Township Range Se?n Tax Lot
3 1% J 1§

Street address of the property:

I/WE, THE UNDERSIGNED APPLICANT(S) OR AUTHORIZED AGENT, AFFIRM BY MY/OUR
SIGNATURE(S) THAT THE INFORMATION CONTINED IN THE FOREGOING APPLICATION AND
ASSOCIATED SUBMISSIONS IS TRUE AND CORRECT.

APPLICANT:
Printed Name:él: ) Le/r G (R AU
Signature: g Date:
Address:_ | S~ p oy /‘7 th Waa Phone:
City'statelzZip:___ ) OLyz= ) Ton Fax:

PROPERTY OWNER (if different from Applicant)

Printed Name: @V\((M@b/)fj Gb"‘_{—‘/rt/\c . 'ral/t l\,[/‘ <

Signature: Date:
Address: ’g\élﬂmz/o Phone:
City/State/Zip: Fax:

Is this a Planned Unit Development (PUD)? No Yes

IS THIS A "PHASED DEVELOPMENT"? Yes No

Subdivision Application
October 2018
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Overall development plan, including phase or unit sequence.

Projected Timetable for sequence of development

Development plans for any common elements or facilities.

If the proposed subdivision has an unknown impact upon adjacent lands or land within the general vicinity,
the Planning Commission may require a potential street development pattern for adjoining lands to be
submitted together with the tentative plan as part of the phased development plan for the subject
subdivision.

Show compliance with the Comprehensive Plan and applicable sections of the Development Code.

Schedule of improvements and completion.

Overall transportation and traffic pattern.
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PRELIMINARY SUBDIVISION PLAT REQUIREMENTS
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A "preliminary subdivision plat" shall be submitted with the following information depicted:

1.

2.

10.

11.

12.

13.

14.

15.

16.

Proposed name of the subdivision;
Names, addresses, and phone numbers of property owner(s) (including mortgage holders if any), surveyor,
and applicant if different from property owner, and assumed business name(s) filed or to be filed with the

Corporation Commission by the applicant; :

Proposed subdivision showing the parcel boundaries and dimensions, the area of each parcel, location of
any and all easements (and what the easement is), right-of-way widths, existing roads;

Date of map preparation, north point, scale, property identification by township, range, section and tax lot
numbers;

Location of all existing buildings, creeks, canals, ditches, any topographical features (ie., canyons, bluffs,
wetlands, natural springs, floodplain);

Location, width, name, curve ratio, and approximate grade of all proposed right-of-ways;

Location of any existing features such as section lines, section corners, city and special district boundary
lines, and survey monuments;

Existing sewer lines, water mains, culverts, and other underground and overhead utilities within and
adjacent to the proposed subdivision together with pipe sizes, grades and locations;

Contour lines related to some established bench mark or other engineering acceptable datum;

Zoning of subject property, and adjacent tax lots to the proposed subdivision;

Location, names, width, typical improvements, cross sections, bridges, culverts, approximate grades, curve
radii and centerline lengths and reserve strips of all proposed streets, and the relationship to all existing and

projected streets;

Location, width and purpose of all proposed easements or right-of-ways, and relationship to all existing
easements and right-of-ways;

Location of at least one temporary bench mark within the proposed subdivision boundary;
Location, approximate area and dimensions of each lot, and proposed lot and block numbers;

Location, approximate area and dimensions of any lot or area proposed for public use, the type of use
proposed, and plans for improvements or development;

Proposed use, location, approximate area and dimensions of any lot intended for non-residential use;
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17.

18.

19.

20.

21.

22.

23.

Source, method, and preliminary plans for domestic and other water supplies, sewer lines, and all utilities;
Description and location of any proposed community facility;
Storm water and other drainage facility plans;

Proposed deed restrictions including access restrictions or protective covenants if such are proposed to be
utilized for the proposed subdivision;

ADDITIONAL SUBMITTALS

Statement from each utility company proposed to serve the proposed subdivision stating that each company
is able and willing to serve the proposed subdivision as set forth in the tentative plan, and the conditions
and estimated costs of each service;

Proposed Fire protection system for the proposed subdivision and written approval thereof by the fire chief.

Statement from School District.
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REQUIREMENTS
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A vicinity map must be submitted showing the proposed subdivision in relationship to the adjacent
properties, roadways, and ownership patterns. This map must include names of all existing roadways.

Who will supply the water?

Access will be taken from

What is the intended use of the parcels being created?

What is the current use of the parcel?

Proposal is in compliance with the City of Warrenton’s Comprehensive Plan and Development Code.
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7. Proposal does not conflict with acquired public access easements within or adjacent to the subdivision.

8. All required public services and facilities are available and adequate or are proposed to be provided by the
applicant.

9. The subdivision contributes to orderly development and land use patterns in the area, and provides for the
preservation of natural features and resources such as streams, lakes, natural vegetation, and special terrain
features.

10. The subdivision will not create an excessive demand on public facilities and services required to serve the
development.

11. The preliminary plat for the proposed subdivision meets the requirements of ORS 92.090.
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Return Application To: City of Warrenton
Planning and Building Department
PO Box 250
225 SW Main Street
Warrenton, Oregon 97146
Phone: 503-861-0920
Fax: 503-861-2351
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Firwood Design Group, LLC

SURVEYING ¢ ENGINEERING $ PLANNING

Juniper Avenue Subdivision
Impact Study

Introduction:

Per Warrenton Municipal Code, Section 16.208.050.B.2.¢ . requirements for all Type III
applications, the applicant has prepared this impact study. Many of these items are also
discussed in the project narrative responses also provided with this application.

The applicant is proposing to developed 12 attached single family lots accessed by the by
Juniper Ave. A preliminary plat, grading plan, and utility plans are included in this
application.

Transportation:

Due to the small number of proposed lots (12), this development should have no
significant impact on the City's transportation system. The total trips per day that will be
generated falls significantly below the amount that would trigger a traffic study. The
roadway right-of-way will be dedicated to the public. No bikeways are proposed.

Drainage System

Negligible impact to the areas drainage system are anticipated. This site is underlain by
pervious silty sand. A Preliminary Stormwater Report is included in this package. This
development will utilize an existing storm water pipe and outfall located on the north side
of the property. Existing and proposed surface run-off will continue similarly to the
wetland areas on the east of the development.

Parks:
The proposed development will have negligible impacts, positive or negative, to the
City's parks.

Water System:

Extension of the City water system is proposed to service the property. No concerns
about impacts to the water system have been raised by City staff. It is assumed that for a
small development such as this, that the existing system has the capacity needed in terms
of flows and storage needs. While not verified yet by the City's hydraulic modeling, it is
currently assumed that adequate fire flow is available.
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Sanitary Sewer System:

The minimal contribution of wastewater flows from the proposed additional 12-
residences to the City's sewer system is assumed to be insignificant. Extension of the
gravity sanitary sewer into the development is proposed.

Noise Impacts:
The noise impacts are assumed to be the same as for the adjoining single family
residences to the north.

(End Impact Study)
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