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Staff recommends the Planning Commission hold a public hearing to take public
testimony regarding the proposal. Staff recommends the Planning Commission
approve the subdivision application with modifications as recommended in this
report. The staff recommendation includes approval of the following three variances:
e Variance to Section 17.82.20 to have the front door for the houses along
Jacoby Road face the interior local street network instead of Jacoby Road,
which is designated as a transit street;
e Variance to Section 17.100.120(A) to provide a one-tiered lot configuration
rather than a two-tiered lot configuration along Jacoby Road;
e Variance to Section 17.100.120(B) to increase the maximum block length
beyond 400 feet for the north side of the proposed Woodstock Street
between Camden Court and the east property boundary.

Staff is also recommending that the FSH analysis area be a separate tract owned and
maintained by an HOA. This would result in Lots 19-21 being less than the minimum
7,500 square feet; thus, staff is recommending approval of a variance to allow Lots
19-21 to be less than the 7,500 square foot minimum and allowing the rear setback to
be reduced to 15 feet.
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Since the Planning Commission decided to interpret the code such that one specific
subsection of Chapter 17.92 does not apply to residential subdivisions, staff requests
that the Planning Commission provide a revised motion with a more clear basis for
the code interpretation decision.

18-025 SUB/VAR/FSH/TREE - Pdf

5. ITEMS FROM COMMISSION AND STAFF

6. ADJOURN
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Sandy Planning Commission
Regular Meeting
Monday, February 25 2019

Chairman Jerry Crosby called the meeting to order at 7:00 p.m.

1. ROLL CALL
Commissioner Carlton — Present
Commissioner Lesowski — Excused
Commissioner MacLean Wenzel — Present
Commissioner Logan — Present
Commissioner Mobley — Present
Chairman Crosby — Present

Others present: Planning & Building Director Kelly O’Neill Jr., Associate Planner Emily
Meharg, City Attorney David Doughman (via telephone), Planning Assistant Rebecca
Casey

2. REQUESTS FROM THE FLOOR - CITIZEN COMMUNICATION ON NON-AGENDA ITEMS
None

NEW BUSINESS

3. PUBLIC HEARING - Type lll Subdivision for Jacoby Heights Subdivision (18-025
SUB/VAR/TREE/FSH/INT) Chairman Crosby opened the public hearing on File No. 18-025
SUB/VAR/TREE/FSH/INT (Jacoby Heights Subdivision) at 7:01 p.m. Crosby noted that this is a
quasi-judicial public hearing. He called for any abstentions, conflicts of interest, ex-parte contact,
challenges to the jurisdiction of the Planning Commission, or any challenges to any individual
member of the Planning Commission.

Commissioner Mobley recused himself as he is the owner of Lancaster Engineering who
conducted the traffic impact study for the applicant.

Commissioner MacLean-Wenzel stated she came close to having ex-parte contact when she
attended the tree committee meeting last week. She explained that “luckily” she was stopped
before the conversation went further. Chairman Crosby asked the remaining Commissioners if
they had any issues over MacLean-Wenzel’s explanation and none did.

With declarations noted, Crosby went over the public hearing procedures for a quasi-judicial
public hearing and called for the staff report.

Staff Report:
Associate Planner Emily Meharg summarized the staff report and addressed the background,

factual information, public comments staff received, applicable criteria, and went over a brief slide
show. Meharg finished her report with the summary and conclusion and staff’'s recommendation.

City Attorney David Doughman explained to the Commission the Code Interpretation is part of the
application.

Commissioner Carlton asked Doughman if the definition of “all zones” includes zones such as R1,
R2, SFR, etc. Doughman said yes, the definition of “all zones” references every City zone.
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Applicant Presentation:

Tracy Brown, 17075 Fir Dr., Sandy, OR 97055

Mr. Brown gave his presentation on behalf of the applicant by starting with background
information and their response to the Code Interpretation regarding Chapter 17.92.10 (c)
(Landscaping & Screening). Brown requested and was approved to discuss the Code
Interpretation first as its outcome will have implications on staff’'s other recommended conditions
in the staff report.

Brown handed out a document to both staff and the Commission that included the applicant’s
response to staff's recommended conditions.

Brown said his main contention is that Chapter 17.92.10 (c) is intended for landscaping which is
also the title of the chapter. He said that staff is using this chapter to try to increase the number
of trees to retain and that staff is not applying this chapter correctly. Brown said that the Urban
Forestry Ordinance (Chapter 17.102) was the intended Ordinance to regulate tree harvesting in
the City. Brown continued to dissect Chapter 17.92. and Chapter 17.102 and what he believed
the intent of these chapters are.

Brown said that staff will “run-a-muck” if allowed in preserving trees by trying to “switch” the
language of “should be preserved” to “shall be preserved”.

Brown also stated, “I would wager that there’s nobody in the City that’s planted more trees than |
have or instituted more tree planting programs in this City”. He then finished by stating that in
regard to City staff “the left hand doesn’t know what the right is doing”.

Ray Moore, All County Surveyors and Planners, PO Box 955, Sandy, OR 97055

Mr. Moore also mentioned Brad Picking’s letter that was given to staff just prior to the meeting
and was handed out to the Commission. Mr. Moore said that Mr. Picking was part of the
committee that assisted in writing Chapter 17.102 (Urban Forestry) and said from what Mr.
Picking understood Chapter 17.92 was not applicable to residential subdivisions.

Mr. Moore requested that the Committee not “muddy” the waters at this time and wait until the
process of reviewing the codes is complete.

Chairman Crosby asked City Attorney David Doughman if the Commission could have a
discussion and make a decision based only on the Code Interpretation. Doughman said that
would be fine and encouraged the public to make comments during this time regarding just the
Code Interpretation.

Chairman Crosby followed up and clarified that at this time the Commission will move forward
with the Code Interpretation issue first which will allow for Proponent and Opponent Testimony.
The rest of the application will be discussed after a motion is made on the Code Interpretation.

Proponent Testimony: (In favor of staff’'s recommendation)
None

Opponent Testimony:

Mac Even, 5360 SE Chase Rd, Sandy, OR 97055

Mr. Even said he wanted to be on the record and is currently working with the applicant on the
Jacoby Heights Subdivision. Mr. Even explained that the decision will also affect other property
he is considering developing that is an overgrown Christmas tree farm. He said if this code is
applied to subdivisions then he will be stumped as to what he will be able to do with the property.

Mr. Even said he’s on the City’s Tree Code Committee to find a solution and because he sees the
2
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two different sides (staff and applicant). Until there are code changes, he would like to see staff
stay with what was established in the past.

Buzz Ortiz, 41525 SE Vista Loop, Sandy, OR 97055
Mr. Ortiz said he would like code clarification as he will be looking at possible development in the
near future.

Bonnie Drake, 19270 SE Jacoby Rd, Sandy, OR 97055
Mrs. Drake said she would like code clarification as her property was recently annexed. She also
stated that she is against the use of Chapter 17.92 for subdivisions.

Testimony:
Ryan Newman, Portland Tree Company, 4933 SE Henry St., Portland, OR 97206

Mr. Newman said he is the project Arborist hired by the applicant, but he does not want to be for
or against this application. In his opinion it should be a “hard rule” that states the limit of what
size trees need to be inventoried.

Tim Anders, 19098 SE Jacoby, Sandy, OR 97055
Mr. Anders said his property borders the applicant’s property on the north side. He said that over
10 years ago he had to inventory over 600 trees and removed 35 trees to build his house.

Planning & Building Director Kelly O’Neill Jr. said it sounds like the interpretation back then
required Mr. Anders to inventory a lot more trees than just 11-inch trees. Mr. Anders agreed and
said he did have to inventory hundreds of trees, but he didn’t know what interpretation was used
during that time.

Staff Recap:
Associate Planner Emily Meharg said that not all of the 60 + trees the applicant has proposed to

retain are in good condition and said the applicant is already going to remove over 450 trees.

Meharg explained that good standard practice is to have more than the absolute minimum of
three trees per acre as there are many times the retention trees get damaged or knocked down
by the wind. Meharg said that staff is not being unpractical or unrealistic by how they are
interpreting the code. She explained that staff is working with what was written in the code under
Chapter 17.92 and it never mentions “not applying to subdivisions” just as chapter 17.102 doesn’t
specifically say it does apply to subdivisions.

Planning and Building Director Kelly O’'Neill Jr. followed up and said the bottom line is that the
tree standards in Chapter 17.102 do not work at all for subdivisions and that is why Council
created the Tree Code Committee. He explained that applying Chapter 17.102 as the only
guiding code chapter would be a bad thing and said by also applying Chapter 17.92 it gives the
applicant more flexibility with trees that are smaller than 11 inches in diameter.

O’Neill also said that typically when you adopt code regulations and want to exempt a certain
chapter then somewhere in the Ordinance would state the exemption. There was nothing in the
adopted ordinance stating that Chapter 17.92 is not applicable to subdivisions.

O’Neill stated that after forming the new Tree Code Committee he hopes to make these chapters
much clearer.

Discussion:

Commissioner MacLean-Wenzel asked staff if they added the 8-inch trees in diameter to allow for
diversity if there are not enough 11-inch trees in diameter to choose from. Meharg said the Code
does not state that specifically, but it's how staff is applying the code to provide flexibility. Meharg
talked about the Marshall Ridge subdivision as an example. She said they had to apply for a tree

3
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variance, but they also had many 8-inch trees in good condition that staff allowed the applicant to
count to meet the retention requirement.

Applicant Recap:

Tracy Brown, 17075 Fir Dr., Sandy, OR 97055

Mr. Brown said that he did a very exhaustive look at Chapter 17.92 and did not find any language
that would be applicable to subdivisions since Chapter 17.100 addresses street trees. Brown
stated that since subdivisions don’t have landscape plans, Chapter 17.92 should not be
applicable.

Staff Response:

O’Neill responded to Brown and said that almost all subdivisions have landscape plans as they
have detention ponds, pedestrian tracts, and/or parking courts all within the subdivision. He
explained that there are several cases such as Pioneer Meadows who prior to final plat had to
have a landscape plan for their parking court and this was based on Chapter 17.92.

Doughman said it's good to recognize that Chapter 17.92 and Chapter 17.102 are not clear
regarding tree preservation.

O’Neill told the Commission that if they agree with the applicant’s Code Interpretation request
then it should be very clear. He explained that if the Commission takes away Chapter 17.92 for
staff to use in Subdivisions, then staff would have no way of enforcing or monitoring landscape
plans in tracts.

Discussion:

Commissioner Carlton said he is frustrated and would like to see these conflicts addressed in the
upcoming code changes and in a timely manner. He would like to see the code changes
complete and in front of Council within three months.

Commissioner Logan said Mr. Brown makes a compelling argument.

Commissioner MacLean-Wenzel stated that over the last 17 years the knowledge base has
changed as well as what people know about trees and tree retention.

Chairman Crosby said it would be difficult for him to say Chapter 17.92 does not apply to all
zones when it states “All Zones” in the Chapter title. Although, he said there is enough testimony
and evidence to show there is some confusion. While throwing out ideas, Crosby said in the
Motion they could state that Chapter 17.92.10 (c) does not apply to subdivisions but retain
everything else in the Chapter. Crosby said staff could then reference Chapter 17.102 for
subdivisions realizing that it wouldn’t solve the problem forever.

Motion: Code Interpretation - Although Chapter 17.92 clearly states in its title, "All Zones," the
chart in the chapter does not list all zones. Chapter 17.102 is to be applied to subdivisions, in
place of 17.92.10 (C), in regard to tree retention."

Moved by: Commissioner Carlton

Seconded by: Commissioner Logan

Yes votes: Commissioner Carlton, Maclean-Wenzel, Logan and Chairman Crosby

No votes: None

Abstentions: Commissioner Mobley

The motion Passed.

After a short break Chairman Crosby asked the applicant to continue with their presentation.

Mr. Brown stated that the applicant agrees with staff’'s recommendations on the variances, but
has concerns with some of the conditions. Before continuing his presentation, Mr. Brown handed

4
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out their response to the list of staff's recommended conditions.

Mr. Brown addressed the Flood Slope Hazard (FSH) overlay along with the trail conditions and
tree conditions. He then introduced Arborist Ryan Newman to again address the tree protection
fencing in the FSH overlay.

Mr. Newman explained how they will protect and preserve the trees in the FSH. He agreed with
staff’'s request to have protection on these trees 5 feet beyond the drip line and said in some
municipalities they require one foot per inch of trunk diameter. Mr. Newman said the trees should
be preserved in groups instead of individually as they would be more viable. Mr. Newman
believes that even though there is some decay in the trees in the FSH, saving these trees
preserves the characteristics of the site in the FSH Overlay.

Commissioner Maclean-Wenzel asked Mr. Newman about the type of tree protection fencing and
he explained to the Commission they will be using a 6-foot-high metal fence.

Mr. Brown addressed staff's recommendation to have the applicant dedicate all the FSH overlay
to the City. He considers that recommendation “a taking of the applicant’s property”.
Alternatively, he said the applicant would consider a conservation easement, or tree protection
easement.

Mr. Brown moved on to Lot 19 and again explained to the Commission that staff is requesting that
Lot 19 be saved for tree preservation. He believes that Lot 19 is worth roughly $130,000 and
would like to know if the applicant will be compensated for the taking of that lot. After stating this
to the Commission he asked to have this condition removed and said, “It constitutes a taking of
the applicant’s property without any compensation”.

Ray Moore, All County Surveyors and Planners, PO BOX 955, Sandy, OR 97055
Mr. Moore discussed future street plans, access to the FSH on the applicant’s property as well as
a possible future trail.

Mr. Brown continued his presentation and started addressing the 79 conditions in the staff report.
At condition #13, Commissioner Carlton suggested the applicant identify and address just the
“main issues” that are a “big deal” and work with staff on the remaining concerns. Staff and the
Commission both agreed that reading every staff condition along with the applicant’s response
will take at least another 2-3 hours. Mr. Brown said, “I don’t know how else to do it unless you
send staff back to the drawing board”. Following this statement Mr. Brown continued and jumped
to staff’'s condition #27 in the staff report addressing sidewalks and then said he was almost done
with his presentation. Mr. Brown then covered condition #32 regarding the right-of-way, condition
#35 and condition #78 regarding the fee-in-lieu.

Ray Moore, All County Surveyors and Planners, PO Box 955, Sandy, OR 97055

Mr. Moore covered condition #28 (shifting the street), #30 and #31 (extending the street to the
property line), #34 (cul-de-sac radius), #38 (ADA ramp), #40 (vehicle non-access reserve VNAR),
#48, #52 and #59 (Moore said its redundant as it's the same condition as #45 regarding sanitary
sewer lines and should be removed), #49 (sewer laterals), and finished with condition #67 (cut
and fill evaluation).

Planning and Building Director Kelly O’Neill Jr told the Commission that some of the conditions
addressed by the applicant will need to be discussed in further detail with the City Engineer and
City Attorney. O’Neill explained that staff just received the applicant’s response to the staff report
during the meeting when it was handed out, which allowed no time to review.

Commissioner Carlton suggested a continuance to the application and Chairman Crosby agreed.
O’Neill asked City Attorney David Doughman if staff could request the continuance as they were

5
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just presented with multiple documents from the applicant. Doughman explained that staff could
request the continuance, but the 120-day clock will continue to run where as if the applicant asks
for a continuance the clock will stop.

The Commission, the applicant and staff decided on a date certain of April 8, 2019 to continue the
hearing. The Applicant officially asked the Commission for a continuance in order to “toll the
clock” to the April 8, 2019 meeting date. The Commission asked the applicant to please provide
their presentation handouts before the meeting, as they have no time to review it at the meeting.

O’Neill asked the Commission how they would like to proceed in the next meeting for this
application if Commissioner Lesowski is present along with potentially a new planning
commissioner. Should or could they participate since they were not currently present. Doughman
explained that if the other commissioners review the material and this current meeting, they could
legally participate but asked if the applicant had any concerns over this. Mr. Brown said they are
fine with this,but would like to reserve the right to contest those individual members at the
meeting.

Motion: Move to continue the Public Hearing to Monday April 8, 2019 by request of the applicant.
Moved By: Commissioner Carlton

Yes votes: All Ayes

No votes: None

Abstentions: None

The motion passed

4. ITEMS FROM COMMISSION AND STAFF
None

5. ADJOURNMENT

Motion: To adjourn

Moved By: Commissioner Logan
Seconded By: Commissioner Mobley
Yes votes: All Ayes

No votes: None

Abstentions: None

The motion passed.

Chairman Crosby adjourned the meeting at 9:57 p.m.

Chairman Jerry Crosby

Attest:

Date signed:

Kelly O’'Neill Jr., Planning & Building
Director
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WHERE INNOVATION MEETS ELEVATION

Meeting Date: April 8, 2019

From Emily Meharg, Associate Planner
SUBJECT: 18-025 SUB/VAR/FSH/TREE
Background:

All County Surveyors & Planners submitted an application on behalf of Cory Knight to
subdivide 9.68 acres at 19124 Jacoby Road into a 32 lot subdivision. The 32 lots range in size
from 7,500 square feet to 21,183 square feet. The subdivision proposal includes the extension of
Newton Street into the site and three proposed local streets: Camden Court, Woodstock Street,
and Middlebury Avenue. The applicant is requesting three (3) variances: a variance to Section
17.82.20 to allow future homes to not orient to Jacoby Road, a variance to Section
17.100.120(A) to allow a one-tiered lot configuration between Jacoby Road and Camden Court,
and a variance to Section 17.100.120(B) to exceed a 400 foot block length on the north side of
Woodstock Street between Camden Court and the east property line. In addition, the applicant is
requesting a code interpretation related to the tree protection standards of Chapter 17.92,
Landscaping and Screening General Standards — All Zones, and Chapter 17.102, Urban Forestry.

Recommendation:

Staff recommends the Planning Commission hold a public hearing to take public
testimony regarding the proposal. Staff recommends the Planning Commission
approve the subdivision application with modifications as recommended in this report.
The staff recommendation includes approval of the following three variances:

e Variance to Section 17.82.20 to have the front door for the houses along Jacoby
Road face the interior local street network instead of Jacoby Road, which is
designated as a transit street;

e Variance to Section 17.100.120(A) to provide a one-tiered lot configuration rather
than a two-tiered lot configuration along Jacoby Road;

e Variance to Section 17.100.120(B) to increase the maximum block length beyond
400 feet for the north side of the proposed Woodstock Street between Camden
Court and the east property boundary.

Staff is also recommending that the FSH analysis area be a separate tract owned and
maintained by an HOA. This would result in Lots 19-21 being less than the minimum
7,500 square feet; thus, staff is recommending approval of a variance to allow Lots 19-
21 to be less than the 7,500 square foot minimum and allowing the rear setback to be
reduced to 15 feet.

Since the Planning Commission decided to interpret the code such that one specific
subsection of Chapter 17.92 does not apply to residential subdivisions, staff requests
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that the Planning Commission provide a revised motion with a more clear basis for the
code interpretation decision.

Code Analysis:
See attached
Exhibits A-Z

Budgetary Impact:
None
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SANDY

39250 Pioneer Blivd
Sandy, OR 97055
503-668-5533

WHERE INNOVATION MEETS ELEVATION

SUBJECT: File No. 18-025 SUB/VAR/FSH/TREE/INT Jacoby Heights Subdivision

Application Submitted: June 25, 2018

AGENDA DATE: April 8, 2019 Additional Submittal Items: December 5, 2018

Application Complete: December 27, 2018

DEPARTMENT: Planning Division PC Continued Hearing: April 8, 2019
120-Day Deadline: June 7, 2019

Planning Commission Hearing: February 25, 2019

STAFF CONTACT: Emily Meharg, Associate Planner

EXHIBITS:

Applicant’s Submittals

A. Land Use Application Form

B. Narrative

C. Project Plan Set

= Sheet 1: Cover Sheet and Preliminary Plat Map

Sheet 2: Existing Conditions and Tree Retention Inventory
Sheet 3: Existing Trees with Building Setbacks Map
Sheet 4: FSH and Slopes Map
Sheet 5: Preliminary Street and Utility Plan
Sheet 6: Preliminary Street Tree Plan
Sheet 7: Preliminary Parking Plan
Sheet 8: Future Street and Pedestrian Trail Plan
Sheet 9: Grading and Erosion Control Plan
Sheet 10: Cut and Fill Evaluation
Code Interpretation Request
Storm Drainage Design and Calculations for the Jacoby Heights Subdivision
Traffic Impact Analysis
Geotechnical Report
Wetland Determination
Easement between Cory Knight and lan Bird and Kelly Bird
Letter from Public Works Director Re: Pump Station Capacity
Arborist Report

ATTIGOMMO

Agency Comments

L. City Engineer (January 15, 2019)

M. Transportation Engineer (January 18, 2019)
N. PGE (January 23, 2019)

O. Public Works Director (January 26, 2019)
P. Transit Director (January 28, 2019)

Public Comments

Q. Annette Giltner, 35000 SE Colorado Road (February 6, 2019)

R. Shawn Lorenzen, 39343 Stratford Street (February 11, 2019)

S. Tim and Cherri Anders, 19098 Jacoby Road (February 12, 2019)

Additional Documents Submitted by Staff
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T. Chapter 17.102 of the City of Sandy Development Code
U. 18-025 SUB/VAR/FSH/TREE/INT Jacoby Heights Subdivision Staff Report from February 25,
2019 Planning Commission meeting

Documents Submitted at the February 25, 2019 Planning Commission Hearing
V. Arborist Notes for Jacoby Heights Subdivision

W. Review of Staff Recommended Conditions — File No. 18-025 SUB/VAR/FSH/TREE/INT
Jacoby Heights Subdivision memo by Tracy Brown

Additional Agency Comments after the February 25, 2019 PC Hearing
X. Public Works Director and City Engineer

Additional Documents Submitted by Staff after the February 25, 2019 PC Hearing
Y. Park Facilities Plan

Additional Comments Submitted the day of the February 25, 2019 PC Hearing
Z. Brad Picking

I. BACKGROUND
A. PROCEEDING
Type Il Subdivision, Type Il Code Interpretation, Type 111 FSH review, Type Il Variance for
not orienting towards a transit street, Type Il Variance for not providing two tiered lot
configuration, Type 111 Variance to Block Length, and Type Il Tree Removal Permit. Note: the

proposal includes a newly mapped FSH overlay area. The zone change associated with the new
FSH overlay will be processed separately by the City.

B. FACTUAL INFORMATION
1. APPLICANT/OWNER: Cory Knight
2. PROJECT NAME: Jacoby Heights Subdivision
3. LEGAL DESCRIPTION: T2S R4E Section 24A Tax Lot 2300
4. SITUS ADDRESS: 19124 Jacoby Road

5. PROPERTY LOCATION: East of Jacoby Road, west of Langensand Road, and south of
Cascadia Village Drive

6. PROPERTY SIZE: 9.68 acres

7. PROPOSAL.: All County Surveyors & Planners submitted an application on behalf of Cory
Knight to subdivide 9.68 acres at 19124 Jacoby Road into a 32 lot subdivision. The 32 lots
range in size from 7,500 square feet to 21,183 square feet. The subdivision proposal includes

W:\City Hall\Planning\REPORTS\2018\18-025 SUB_VAR_FSH_TREE_INT Jacoby Heights Subdivision PC continuance report.docx
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the extension of Newton Street into the site and three proposed local streets: Camden Court,
Woodstock Street, and Middlebury Avenue. The applicant is requesting three (3) variances: a
variance to Section 17.82.20 to allow future homes to not orient to Jacoby Road, a variance to
Section 17.100.120(A) to allow a one-tiered lot configuration between Jacoby Road and
Camden Court, and a variance to Section 17.100.120(B) to exceed a 400 foot block length on
the north side of Woodstock Street between Camden Court and the east property line. In
addition, the applicant is requesting a code interpretation related to the tree protection
standards of Chapter 17.92, Landscaping and Screening General Standards — All Zones, and
Chapter 17.102, Urban Forestry.

8. COMPREHENSIVE PLAN DESIGNATION: Low Density Residential
9. ZONING DISTRICT DESIGNATION: SFR, Single Family Residential

10. SERVICE CONSIDERATIONS: The applicant proposes to extend the existing sanitary sewer
in Jacoby Road to service the entire subdivision. Water service will be provided from a
connection to the existing 8-inch water main at the intersection of Cascadia Village Drive and
Jacoby Road. The stormwater for the subdivision would be collected and conveyed to a
proposed detention pond located in Tract A at the northwest corner of the site.

11. RESPONSE FROM GOVERNMENTAL AGENCIES, UTILITY PROVIDERS, AND CITY
DEPARTMENTS:

City Manager — No comments received

City Engineer— Exhibit L

Transportation Engineer — Exhibit M

Public Works Director — Exhibit O

Transit Director — Exhibit P

PGE — Exhibit N

ODOT — No comments received

SandyNet Manager — No comments received

Police Department — No comments received

Fire District No. 72 — No comments received

US Postal Service — No comments received

X Se@mho oo o

C. PUBLIC COMMENTS
Three written comments were received as follows:

= Annette Giltner at 35000 SE Colorado Road (Exhibit Q) does not want to see more
development in Sandy.

= Shawn Lorenzen at 39343 Stratford Street (Exhibit R) does not want to see more
residential units built in Sandy without first strengthening the City’s infrastructure to
support existing residents.

= Tim and Cherri Anders at 19098 Jacoby Road (Exhibit S) expressed concerns about the
effect of the proposed subdivision on their property, which is directly adjacent to the
north.

D. APPLICABLE CRITERIA:

W:\City Hall\Planning\REPORTS\2018\18-025 SUB_VAR_FSH_TREE_INT Jacoby Heights Subdivision PC continuance report.docx

Page 13 of 572



Sandy Municipal Code: 17.12 Procedures for Decision Making; 17.14 Request for Interpretation;
17.18 Processing Applications; 17.22 Notices; 17.30 Zoning Districts; 17.34 Single Family
Residential (SFR); 17.56 Hillside Development; 17.60 Flood and Slope Hazard Overlay District;
17.66 Adjustments and Variances; 17.80 Additional Setbacks on Collector and Arterial Streets;
17.82 Special Setbacks on Transit Streets; 17.84 Improvements Required with Development;
17.86 Parkland and Open Space; 17.92 Landscaping and Screening; 17.98 Parking, Loading, and
Access; 17.100 Land Division; 17.102 Urban Forestry; 15.30 Dark Sky Ordinance; and 15.44
Erosion Control.

E. BACKGROUND INFORMATION/HISTORY
There is one existing house at 19124 Jacoby Road. The applicant shall obtain a demolition
permit from the City of Sandy Building Department prior to demolition of the existing
structure(s) on-site. Per the City Engineer (Exhibit L), the preliminary plans don’t identify any
existing domestic or irrigation wells on site. Any existing domestic or irrigation wells on site
shall be located, identified, capped, disconnected or abandoned in conformance with OAR
690-220-0030. A copy of the Oregon Water Resources Department (OWRD) abandonment
certificate shall be submitted to the City Planning Division. Per the City Engineer (Exhibit L),
the preliminary plans don’t identify any septic tanks on site. Any on-site sewage disposal
system shall be abandoned in conformance with Clackamas County Water Environmental
Services (WES) regulations. A copy of the septic tank removal certificate shall be submitted
to the City Planning Division.

F. PROCEDURAL CONSIDERATIONS
This request is being processed as a Type Il Subdivision, Type Il FSH Review, three Type Il
Variances, Type Ill Code Interpretation, and Type Il Tree Removal Permit. Notification of the
proposal was mailed to property owners within 300 feet of the subject property and to affected
agencies on January 29, 2019. A legal notice was published in the Sandy Post on February 6,
2019.

The Planning Commission reviewed the subject subdivision request at a public hearing on
February 25, 2019. The meeting focused primarily on the applicant’s request for a code
interpretation. Due to inclement weather, staff suggested that the meeting be continued. The
continued meeting date was set for April 8, 2019. This staff report is an update to the staff report
that was presented at the February 25, 2019 Planning Commission meeting.

At the February 25, 2019 Planning Commission hearing, the applicant contested some of staff’s
proposed conditions. Due to inclement weather and the general consensus to continue the
hearing, staff did not have an opportunity to respond to various issues raised by the applicant.
Below is a partial list of some of the objections brought up by the applicant’s representatives,
followed by staff’s response.

e Applicant’s Representative: Subdivisions don’t include landscaping. Staff’s Response:
Many subdivisions include parking tracts, stormwater detention areas, and pedestrian
tracts that do have landscaping requirements. All subdivisions are required to install
street trees.

e Applicant’s Representative: The pre-application notes were not comprehensive. Staff’s
Response: Pre-application notes are never comprehensive. Every proposal is unique and
often issues are only discovered after a thorough review of the proposal. All pre-app

W:\City Hall\Planning\REPORTS\2018\18-025 SUB_VAR_FSH_TREE_INT Jacoby Heights Subdivision PC continuance report.docx
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notes include the following language: “This analysis includes a review of those code
sections that may conflict with the proposed design as submitted. This review is not
intended to be a comprehensive analysis of all applicable code sections. ”

e Applicant’s Arborist: Excavating within critical root zones could lead to tree failure.
Staff’s Response: We completely agree.

e Applicant’s Arborist: “I agree that the 10 feet from the trunk is not [couldn’t hear]
enough tree protection for a lot of trees. It needs to be at least the drippage [sic]. The
17.92 says the drippage [sic] plus 5 feet, which I think would be ample.” Locating tree
protective fencing 5 feet beyond the dripline is good. Staff’s Response: We completely
agree.

e Applicant’s Arborist: Recommends using a 6 foot metal fence. Staff’s Response: We
completely agree and that is what Section 17.102.50(B.2) of our code says.

e Applicant’s Representative: Lot 19 is worth $130,000. Staff’s Response: A majority of
Lot 19 contains slopes in excess of 25 percent. Staff is curious who appraised this lot to
be $130,000 as staff does not have evidence of that appraisal amount.

Prior to submitting construction plans or building permits, including grading and erosion

control permits, the applicant shall update the plan set and associated documents based on
the conditions of approval determined by the Planning Commission and shall submit a full
set of the updated plans to Planning Division staff for review and approval.

I1. ANALYSIS OF CODE COMPLIANCE

CHAPTER 17.14 - REQUEST FOR INTERPRETATION
Request: The applicant is requesting an interpretation regarding whether Chapter 17.92, Landscaping
and Screening, applies to subdivisions.

RESPONSE: Staff reviewed the Development Code and relevant ordinances and consulted with the City
Attorney and found nothing indicating that Chapter 17.92 does not apply to subdivisions. In fact, the full
title of Chapter 17.92 is Landscaping and Screening General Standards — All Zones. Staff interprets this
as meaning that Chapter 17.92 applies to all zones, including Single Family Residential. Chapter 17.92
includes standards related to required tree plantings (including street trees and parking court trees),
minimum sizes for trees and plants, and revegetation standards, all of which are highly applicable to
subdivision development. The specific general provision that the applicant is questioning (Section
17.92.10(C)) states that significant trees should be integrated into the design of a development and that
trees to be retained shall be protected from damage during construction. Staff finds that a subdivision
qualifies as a development and as construction. Furthermore, there is nothing contained in Chapter
17.92 or Chapter 17.102 that restricts using Chapter 17.92 during subdivision review. There is also
nothing in the ordinance (Ordinance No. 2002-10) that adopted Chapter 17.102 that speaks on this
matter. In addition, there are several Comprehensive Plan Goal 5 policies that support retaining
significant trees, most notably, the following:
= Policy 7: Employ development regulations to preserve and protect open space and

environmentally sensitive lands, integrate the natural environment of Sandy into project

designs, minimize the creation of impervious surface, and discourage the unnecessary

clearing of trees and other natural vegetation.
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= Policy 16: Require development and construction projects to minimize disturbance of
significant indigenous growth and to enhance the cohesive quality of tree stands through
sensitive site design and construction methods.

= Policy 17: Promote innovative site and building designs which reduce the adverse impacts of
development on native tree stands and other areas of significant vegetation.

= Policy 30: The City of Sandy shall consider incentives to encourage the preservation of
significant trees.

= Policy 31: The City of Sandy shall undertake a study to designate “significant/heritage”
trees or areas of second growth that exist within the City’s urban growth boundary.
Designated trees shall be protected and preserved where possible.

At the February 25, 2019 Planning Commission hearing, the City Attorney stated: “There’s really
nothing in 17.92 or 17.102 that indicates 17.92 would not be applicable during subdivision review.” The
City Attorney further stated: “When you have [a tension between two code sections] normally what you
would do, unless there’s an interpretation to the contrary, would be to try to harmonize both 17.102 and
17.92 when it comes to tree preservation.” Members of the Planning Commission reiterated that the
code clearly states that Chapter 17.92 applies to all zones. Commissioner Carlton got clarification from
the City Attorney that all zones means all zones, including SFR, R-1, R-2, etc. Commissioner Crosby
stated: “It would be hard to interpret something against what it says in the title ‘All Zones.’” After
further discussion, Commissioner Carlton made a motion to interpret Chapter 12.92 (sic) to apply to all
zones including subdivisions, but that Section 17.92.10(C) not apply to residential subdivisions. After
consultation with the City Attorney on the wording of the motion, Commissioner Carlton restated the
motion as “the tree retention standards in 17.102 are the standards to apply to subdivisions versus the
tree retention standards in 17.92.10(C) ” and Commissioner Logan seconded the motion. The Planning
Commissioners voted 4-0 to carry the motion. Staff was confused by the motion and unsure what the
basis was for rendering the interpretation that 17.92.10(C) does not apply to residential subdivisions,
but the remainder of Chapter 17.92 does apply to subdivisions since the motion contradicted the City
Attorney’s statement and did not seem to include an analysis or reason for the code interpretation. Staff
reached out to the Planning Commission chair for clarification and was provided the following
rationale:

“Here's what | recall was our thinking. There is a conflict between the tree retention standards
in 17.92.10 (C) and 17.102 in regards to their applicability to subdivisions, and it has produced
confusion for developers. (Although 17.92 clearly states in its title, "All Zones," oddly enough
the chart in it does not list all zones. That caused both John and | to cock our heads.) To resolve
the conflict and avoid confusion (to a point...there will always be confusion!), we simply pointed
to 102 and said, This is the code to be applied to subdivisions, in place of 17.92.10 (C), in
regards to tree retention. ™

Staff is still confused as the tree retention standards in 17.92.10(C) and 17.102 don 't conflict.
Furthermore, the landscaping chart in Section 17.92.20 that the Planning Commission referenced
simply lists zones that have minimum landscaping standards; the SFR, R-1, and R-2 zones do not have
minimum standards so do not appear in the chart. Staff is still not clear as to what section of the code
the Planning Commission is citing as the basis for their interpretation.

Recommendation: Since the Planning Commission decides to interpret the code such that one specific
subsection of Chapter 17.92 does not apply to residential subdivisions, staff requests that the
Planning Commission provide a revised motion with a more clear basis for the code interpretation
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decision.

CHAPTER 17.30 — ZONING DISTRICT

The Single Family Residential (SFR) zoning on the site allows a minimum of 3 units per acre and a
maximum of 5.8 units per acre. The number of dwelling units permitted on a parcel of land is calculated
after determining the amount of restricted development area in accordance with Section 17.60, the Flood
and Slope Hazard Overlay District. Density transfer is permitted from restricted development areas
consistent with the provisions of Section 17.60.90, although no density transfer is proposed.

RESPONSE: The total gross acreage for the entire property is 9.68 acres. The proposal contains 2.08
acres of area dedicated for public right-of-way and 0.47 acres dedicated for public tracts (Tract A).
After removal of the right-of-way and public tracts the net site area for the subject property is reduced
to 7.13 acres of net site area (NSA). The subject property also contains 1.20 acres of restricted
development area; therefore, the unrestricted site area (USA) is 5.93 acres. Based on required density,
the SFR land requires a minimum of 18 dwelling units (5.93 USA x 3). The maximum allowed dwelling
units is 41 (calculated as the lesser of (a) 7.13 NSA x 5.8 = 41 and (b) 5.93 USA x 5.8 x 1.5 = 52). The
proposed 32 dwelling units are within the allowable density range and therefore meet the density
requirement.

CHAPTER 17.34 - SINGLE FAMILY RESIDENTIAL (SER)

The applicant proposes 32 single family detached dwellings in conformance with minimum and
maximum density requirements, as detailed above in Chapter 17.30.

17.34.10 PERMITTED USES

RESPONSE: Section 17.34.10 lists single family detached dwellings as a permitted use. The proposed
subdivision includes 32 lots for single family detached dwellings. All homes shall provide building
design features in compliance with the standards in Section 17.90.150 and Chapter 17.54.

17.34.30 DEVELOPMENT STANDARDS

Type Standard
A. Minimum Lot Area - Single detached dwelling | 7,500 square ft.
- Other permitted uses No minimum
A. Minimum Average Lot Width
- Single detached dwelling 60 ft.
C. Minimum Lot Frontage 20 ft. except as allowed by Section
17.100.160
D. Minimum Average Lot Depth No minimum
E. Setbacks (Main Building)
Front yard 10 ft. minimum
Rear yard 20 ft. minimum
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Side yard (interior) 7.5 ft. minimum

Corner Lot 10 ft. minimum on side abutting the street *
F. Setbacks (Garage/Carport) 22 ft. minimum for front vehicle access
15 ft. minimum if entrance is perpendicular
to street (subject to Section 17.90.220)
5 ft. minimum for alley or rear access

G. Projections into Required Setbacks See Chapter 17.74
H. Accessory Structures in Required Setbacks See Chapter 17.74
I. Structure Height 35 ft. maximum

J. Building Site Coverage No minimum

K. Off-Street Parking See Chapter 17.98

RESPONSE: The proposed lots range in size from 7,500 square feet to 21,183 square feet. All homes
shall meet the development standards of Section 17.34.30.

17.34.40 MINIMUM REQUIREMENTS

A. Must connect to municipal water.

B. Must connect to municipal sewer if service is currently within 200 hundred feet of the site. Sites
more than 200 feet from municipal sewer, may be approved to connect to an alternative disposal
system provided all of the following are satisfied:

1. A county septic permit is to be secured and a copy is provided to the city.

2. The property owner executes a waiver of remonstrance to a local improvement district and/or
signs a deed restriction agreeing to complete improvements.

3. The minimum size of the property is one acre or is a pre-existing buildable lot, as determined by
the city.

4. Site consists of a buildable parcel(s) created through dividing property in the city, which is less
than five acres in size.

C. The location of any real improvements to the property must provide for a future street network to be
developed.

D. Must have frontage or approved access to public streets.

RESPONSE: All lots will be required to connect to City services. The applicant is also required to
extend utilities to the furthest extent of the subject property.

CHAPTER 17.56 — HILLSIDE DEVELOPMENT

17.56.10 APPLICABILITY

These regulations shall apply to any parcel with slopes greater than twenty-five percent (25%) as-shown
on the Hillside Development Overlay District Map or with slope hazards mapped by the Department of
Geology and Mineral Industries (DOGAMI). This chapter shall apply only to activities and uses that
require a building, grading, tree removal and/or land use permit.

1 Must comply with clear vision requirements of Chapter 17.74.
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A. General. No person shall develop property in areas designated by SDC 17.56.10, without first
demonstrating compliance with this chapter.
1. Asa condition of permit issuance or land use approval, the applicant shall agree to implement
the recommendations of approved studies and to allow all inspections to be conducted.
2. Where a bond, letter of credit or other guarantee is required, the permit shall not be issued until
the bond or guarantee has been obtained and approved.

B. Exemptions:
1. An activity or use that avoids slopes of 25% or greater, DOGAMI slope hazard areas, natural

drainageways and potentially hazardous analysis areas as defined in Section 17.56.30.A.
2. The following activities, regardless of location:

a. An excavation that is less than three feet in depth, or which involves less than fifty cubic
yards of volume;

b. A fill that does not exceed three feet in depth or 50 cubic yards of volume;

¢. New construction or expansion of a structure resulting in a net increase in ground floor area
of less than 1,000 square feet that does not involve grading;

d. Emergency actions required to prevent an imminent threat to public health or safety, or
prevent imminent danger to public or private property, as determined by the Director; or

e. Any land use or activity that does not require a building, grading permit, or land use
approval.

RESPONSE: The applicant submitted an FSH and Slopes Map (Exhibit C, Sheet 4) that shows areas of
land that exceed 25 percent slope. A majority of the 25 percent or greater slope areas are located in the
northeast corner of the property, adjacent to the Tickle Creek basin. The applicant submitted a
Geotechnical Report (Exhibit G) by Rapid Soil Solutions LLC that includes construction
recommendations related to site preparation, excavation, structural fills, and drainage considerations,
which was reviewed by the City Engineer. Per the City Engineer (Exhibit L), the applicant shall retain
appropriate professional geotechnical services for observation of construction of earthwork and
grading activities. The grading setbacks, drainage, and terracing shall comply with the Oregon
Structural Specialty Code (OSSC) requirements and the geotechnical report recommendations and
conclusions as indicated in the report. When the grading is completed, the applicant shall submit a
final report by the Geotechnical Engineer to the City stating that adequate inspections and testing
have been performed on all lots (Lots 1-32) and all of the work is in compliance with the above noted
report and OSSC. The submitted Cut and Fill Evaluation (Exhibit C, Sheet 10) shows proposed cut and
fill within the tree protection area south of Trees #419, #523, and #526. The applicant shall update the
cut and fill evaluation to include the location of the tree protection fencing as depicted on the existing
conditions and tree retention inventory (Exhibit C, Sheet 2). The applicant shall not cut or fill within
the proposed tree protection area.

17.56.30 REQUIRED MAP AND STUDIES

A. Topographic Map Required. To determine the location of potentially hazardous areas, the applicant
shall submit a scaled topographic map at two-foot contour intervals for the subject property (site)
and for land within 25 feet of the site perimeter. In addition to DOGAMI slide hazard areas and
slopes of 25% or greater, potentially hazardous “analysis areas” include land within 25 feet of the
top or toe of slopes of 25% or greater and the area 25 feet on either side of drainageways that drain
20 acres or more. This map shall be prepared by a registered engineer or land surveyor and shall
show:
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=

Slopes of 25-34%;
Slopes of 35% and greater;

r

3. The analysis that is within 25 of slopes that are 25% or greater parallel to and within 25 feet of

the top of the 25% slope break;
Mapped DOGAMI slide hazard areas;

4.
5. The analysis area within 25 feet of the centerline of drainageways that drain at least 20 acres; and
6

. The area (in square feet) for each category listed above for the subject property.

B. Types of Required Studies. There are three types of geological and engineering studies that may be

required by this chapter. See Table 1 under Section 17.56.40, below.

1. Geological Assessments are prepared and stamped by a Certified Engineering Geologist and
describe the surface and subsurface conditions of a site, delineate areas of a property that may be

subject to specific geologic hazards, and assess the suitability of the site for development.
Geotechnical Reports shall be conducted according to the requirements of Appendix A
(Geological Assessments), shall make recommendations as to whether further studies are

required, and may be incorporated into or included as an appendix to the geotechnical report.
2. Engineering Geology Reports are prepared and stamped by a Certified Engineering Geologist

and provide detailed descriptions of the geology of the site, professional conclusions and

recommendations regarding the effect of geological conditions on the proposed development,

and opinions and recommendations covering the adequacy of the site to be developed.
Engineering Geology Reports shall be prepared in accordance with the requirements of

Appendix B (Guidelines for Preparing Engineering Geology Reports in Oregon adopted by the
Oregon State Board of Geologist Examiners) and may be incorporated into or included as an

appendix to the geotechnical report.
3. Geotechnical Reports are prepared and stamped by a Geotechnical Engineer, evaluate site

conditions, and recommend design measures necessary to reduce the development risks and
facilitate safe and stable development. Geotechnical Reports shall be conducted according to the
requirements of Appendix C (Geotechnical Reports), and may be incorporated into or included

as an appendix to the Engineering Geology Report.

RESPONSE: Rapid Soil Solutions LLC completed a Geotechnical Report (Exhibit G) dated February

23, 2018 for the subject site. The applicant shall follow the recommendations outlined in the
Geotechnical Report.

17.56.40 WHERE STUDIES REQUIRED

Additional geological or engineering studies shall be required, or not required, under the following
circumstances:

TABLE 1: WHERE STUDIES ARE REQUIRED OR NOT REQUIRED

Type | Development NON-EXEMPT Grading;
Situation Applications; Single Family | Type Il or 111 Develop-
Homes, Duplexes and ment Applications

Accessory Uses
A. Proposed development | 1. No further requirements 2. No further requirements
avoids slopes of 25% or
greater, drainageways,
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DOGAMI slope hazard
areas and all analysis areas:

B. Development proposed | 1. Geological Assessment 2. Engineering Geology
on slopes of 25-35% or required; Engineering Report required;
analysis areas, but avoids Geology or Geotechnical Geotechnical Report may

drainageways, DOGAMI Reports may be required* be required*
hazard areas and slopes of
35% or greater:

C. Development proposed | 1. Engineering Geology 2. Engineering Geology
on DOGAMI hazard areas, | Report required; Report and Geotechnical
slopes of 35% or greater, Geotechnical Report may be | Report required

or drainageway areas: required*

* Whether additional studies are necessary depends on recommendations of base required study.

RESPONSE: The applicant shall submit a geological assessment specific to each lot proposed to be
developed with a single family house on 25 percent or greater slopes that fall outside the mapped FSH
overlay. This includes Lots 19, 20, 21, 27, 28, and 29. Additional reports may be required depending
on the recommendations of the geological assessment. Once the subdivision is platted and building
permits are filed for individual home construction the property owner/contractor shall submit Type |
Hillside applications with studies as detailed in Table 1 in Section 17.56.40.

17.56.50 COMPLIANCE WITH STUDY CONCLUSIONS AND RECOMMENDATIONS
REQUIRED

A. Professional Standards. The director shall determine whether Geological Assessments, Engineering
Geology Reports, or Geotechnical Reports have been prepared in accordance with Section 17.56.30.
The director may require additional information or analysis necessary to meet study requirements.

B. Peer Review. The director may require peer review of any required report, in which case regulated
activities and uses shall be reviewed and accepted through the peer review process before any
regulated activity will be allowed.

1. A professional or professional firm of the city’s choice that meets the qualifications listed in this
chapter shall perform the review.

2. The review shall be at the applicant's expense.

3. Review of report submittals shall determine whether required elements are completed, geologic
report procedures and assumptions are accepted, and all conclusions and recommendations are
supported and reasonable.

C. Review Criteria. The approval authority shall rely on the conclusions and recommendations of
required reports, as modified by peer review, to determine compliance with this chapter.

D. Conditions of Approval. Conclusions and recommendations stated in approved reports shall be
directly incorporated as permit conditions or provide the basis for conditions of approval for the
regulated activity or use.

E. Expiration. Where an approved assessment or report as defined and required by this chapter has been
prepared within the last five years for a specific site, and where the proposed land use activity and
surrounding site conditions are unchanged, that report may be utilized and a new report is not
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required. Should environmental conditions associated with the site or surrounding the site change, or
if the proposed land use activity or development has materially changed, the applicant shall submit
an amendment to the required assessment or report, which may be reviewed and approved through
the peer review process.

RESPONSE: The Geotechnical Report includes construction recommendations related to site
preparation, excavation, structural fills, and drainage considerations. The applicant shall retain
appropriate professional geotechnical services for observation of construction of earthwork and
grading activities. The grading setbacks, drainage, and terracing shall comply with the Oregon
Structural Specialty Code (OSSC) requirements and the geotechnical report recommendations and
conclusions as indicated in the report. When the grading is completed, the applicant shall submit a
final report by the Geotechnical Engineer to the City stating that adequate inspections and testing
have been performed on all lots (Lots 1-32) and all of the work is in compliance with the above noted
report and OSSC.

CHAPTER 17.60 - FLOOD AND SLOPE HAZARD OVERLAY DISTRICT

17.60.00 INTENT

This chapter is intended to promote the public health, safety and general welfare by minimizing public
and private adverse impacts from flooding, erosion, landslides or degradation of water quality consistent
with Statewide Planning Goals 6 (Air, Land and Water Resources Quality) and 7 (Areas Subject to
Natural Disasters and Hazards) and the Sandy Comprehensive Plan (SCP).

RESPONSE: The applicant is not proposing any development within the Flood and Slope Hazard
(FSH) overlay district. However, the proposal includes 6 lots that that are proposed to be platted within
the FSH overlay. Staff brought the subject subdivision proposal to the January 30, 2019 Parks and
Trails Advisory Board meeting. The Parks and Trails Advisory Board recommends that a tract is
created and dedicated to the City and cited three primary reasons that they would like to see the land
dedicated: 1) increased protection of the trees located within the FSH buffer area; 2) a larger area
through which a connector trail to Tickle Creek Trail could meander; and, 3) to provide a wider
riparian buffer that would not only better protect Tickle Creek, but would also enhance the natural
beauty along the future extension of the Tickle Creek Trail. The Public Works Director expressed some
maintenance concerns about the City taking on ownership of the FSH tract without knowing the existing
condition of that area and recommended that, prior to dedicating the FSH tract to the City, the
applicant would need to: 1) submit a Phase | environmental assessment and a native vegetation report
for the FSH area to be dedicated in the tract, 2) remove all invasive plants and re-plant any areas of
exposed soil with native plants, and 3) submit a maintenance bond for two full growing seasons (May 1
— October 31) to ensure 80 percent plant survival or replacement and that the tract remains in good
condition. Staff supported these recommendations in the February 25, 2019 staff report; however, the
applicant’s representative indicated that the applicant did not want to incur the expense of having to
restore the FSH tract and conduct a Phase | environmental assessment. If the FSH tract is not dedicated
to the City, it will not be necessary to perform a Phase | environmental assessment. The applicant shall
place the FSH analysis area in a separate tract, which shall be owned and maintained by a
Homeowner’s Association (HOA). The applicant shall place a blanket conservation easement and
pedestrian easement over the entirety of the FSH tract. The HOA shall be responsible for maintaining
the FSH tract in an ecologically functional state, including but not limited to removal of all invasive
plants and replanting any areas of exposed soil with native plants. Due to the site layout, Lots 19-21
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will end up less than 7,500 square feet once the FSH area is put into a separate tract. Staff recommends
supporting a variance to allow Lots 19-21 to be less than the 7,500 square foot minimum required lot
area and allowing the rear setback to be reduced to 15 feet. This will help avoid confusion over
property ownership, fence lines, and unnecessary or illegal removal of riparian vegetation or vegetation
on steep slopes.

The proposal also contains two trees that are proposed for removal and appear to be on the FSH
boundary line: Trees #510 and #516. The applicant shall update the plan set to retain Trees #510 and
#516 to avoid tree removal in the FSH overlay.

17.60.30 REQUIRED SETBACK AREAS

Setback areas shall be required to protect water quality and maintain slope stability near stream corridors
and locally significant wetlands. Setbacks are measured horizontally from, parallel to and upland from
the protected feature.

A. Required Setbacks. The required special setback(s) shall be:
1. 70 feet from the top of bank of Tickle Creek;
2. 50 feet from top of bank along other perennial streams, except for “No Name Creek” east of
Towle Drive, as provided in Section 17.60.30.C.2 below.
3. 25 feet around the edge of any mapped locally significant wetland; and
4. 25 feet from the top of any 25% slope break where the slope break occurs within the FSH
overlay district as mapped by the city.

RESPONSE: The applicant submitted a Wetland Determination (Exhibit H) by Environmental Science
& Assessment, LLC dated May 30, 2018. The wetland determination concluded there is no evidence of
intermittent or perennial flow on the site. Per the City Engineer (Exhibit L), a Wetlands Report outlining
the delineated wetlands/high water level appears to be necessary based on the National Wetland
Inventory (NWI) or the Local Wetland Inventory (LWI). Initially, the City Engineer required that the
wetland report/delineation shall be concurred with by the State of Oregon Division of State Lands
(ODSL) and the US Army Corps of Engineers (COE) and the Oregon Department of Fish and Wildlife.
In a subsequent email to the applicant’s representative, the City Engineer decided his original comment
had been met and there was no need to include concurrence as a condition of approval. The City
Engineer recommends that the City of Sandy Planning Division review the FSH Overlay District line at
the northeast corner of the site.

17.60.50 SPECIAL REPORTS

Where development is proposed on restricted development areas within the FSH overlay district as
defined in Section 17.60.20.A, the Director shall require submission of the following special reports.
These reports shall be in addition to other information required for specific types of development, and
shall be prepared by professionals in their respective fields.

The Director may require one of more of these reports where necessary to address potential adverse
impacts from development on buildable land within the FSH overlay district. The Director may exempt
Type Il permit applications from one or more of these reports where impacts are minimal and the
exemption is consistent with the purpose of the FSH overlay zone as stated in Section 17.60.00.
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A. Hydrology and Soils Report. This report shall include information on the hydrological conditions on
the site, the effect of hydrologic conditions on the proposed development, the proposed
development’s impact on surface and groundwater flows to wetlands and streams, and any
hydrological or erosion hazards. This report shall also include soils characteristics of the site, their
suitability for development, carrying capacity, and erosion or slumping characteristics that might
present a hazard to life and property, or adversely affect the use or stability of a public facility or
utility. Finally, this report shall include information on the nature, distribution and strength of
existing soils; the adequacy of the site for development purposes; and an assessment of grading
procedures required to impose the minimum disturbance to the natural state. A licensed professional
engineer registered in Oregon shall prepare the hydrology and soils report.

B. Grading Plan. The grading plan shall be specific to a proposed physical structure or use and shall
include information on terrain (two-foot intervals of property), drainage, direction of drainage flow,
location of proposed structures and existing structures which may be affected by the proposed
grading operations, water quality facilities, finished contours or elevations, including all cut and fill
slopes and proposed drainage channels. Project designs including but not limited to locations of
surface and subsurface devices, walls, dams, sediment basins, storage reservoirs, and other
protective devices shall form part of the submission. The grading plan shall also include: 1)
construction phase erosion control plan consistent with the provisions of Chapter 15.44; and 2)
schedule of operations. A licensed professional engineer registered in Oregon shall prepare the
grading and erosion control plan.

C. Native Vegetation Report. This report shall consist of a survey of existing vegetative cover, whether
it is native or introduced, and how it will be altered by the proposed development. Measures for re-
vegetation with native plant species will be clearly stated, as well as methods for immediate and
long-term stabilization of slopes and control of soil erosion. A landscape architect, landscape
designer, botanist or arborist with specific knowledge of native plant species, planting and
maintenance methods, survival rates, and their ability to control erosion and sedimentation shall
prepare the vegetation report. The applicant shall be responsible for replacing any native plant
species that do not survive the first two years after planting, and for ensuring the survival of any
replacement plants for an additional two years after their replacement.

RESPONSE: Per the City Engineer (Exhibit L), a Wetlands Report outlining the delineated
wetlands/high water level appears to be necessary based on the National Wetland Inventory (NWI) or
the Local Wetland Inventory (LWI). The applicant submitted a wetland determination (Exhibit H) that
the City Engineer determined satisfies the requirement.

17.60.80 WATER QUALITY TREATMENT FACILITIES

Tickle Creek, the Sandy River and associated natural drainage ways are vital to Sandy's recreationally
based economy and to the quality of life of Sandy residents. Placement of water quality facilities shall be
limited as follows:

A. The water quality facility shall not be constructed in restricted development areas, except where
necessary to serve approved development within restricted development areas (e.g., a road) and
where no reasonable alternative exists in buildable areas of the site.
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B. Where the approval authority determines that a more efficient and effective regional site exists
within the sub-basin, the water quality facility may be constructed off-site.

RESPONSE: The proposed detention pond (Tract A) is located in the northwest corner of the site and is
not within the mapped FSH overlay area.

17.60.90 DENSITY TRANSFER PROVISIONS

Residential density transfer may be approved subject to the following:

A. Required Setback Areas. Density may be transferred from restricted development areas (i.e., steep
slopes, protected water features and required setbacks) to buildable portions of the site.

B. Density Maximum. The maximum gross density for the buildable area of the site shall not exceed
150% of the maximum density allowed by the underlying zoning district for that buildable area.

C. Housing Types Not Permitted in Underlying Zoning District. Housing types not permitted in the
underlying zoning district may only be approved through the PD (planned development) or SAP
(specific area plan) process.

D. Transfer Area. Transfer of density may only occur within the same property and/or to properties
contiguous to the primary property. The terms “primary property” identify the legal lot from which
density is to be transferred to “secondary property(s)”. Further development or land use action on the
primary or secondary properties shall be reviewed together in the same application.

RESPONSE: Since no development is proposed within the FSH area, a density transfer per Section

17.60.90 is allowed for the buildable area of the site. There are 1.20 acres of restricted development
area. See Chapter 17.30 for density analysis.

CHAPTER 17.80 — ADDITIONAL SETBACKS ON COLLECTOR AND ARTERIAL STREETS

17.80.10 APPLICABILITY
Collector: Jacoby Road

RESPONSE: Four lots (Lots 9, 10, 30 and 32) are proposed to contain frontage on Jacoby Road, which
is classified as a collector street. All structures on lots along Jacoby Road shall be constructed to
comply with the standards of Section 17.80.20.

17.80.20 SPECIFIC SETBACKS
Any structure located on streets listed above or identified in the Transportation System Plan as arterials
or collectors shall have a minimum setback of 20 feet measured from the property line. This applies to
applicable front, rear and side yards.

RESPONSE: All structures shall maintain a minimum 20-foot setback from the Jacoby Road public

right-of-way. The Preliminary Plat (Exhibit C, Sheet 1) depicts building envelopes at 20 feet from the
Jacoby Road right-of-way.

CHAPTER 17.82 — SPECIAL SETBACKS ON TRANSIT STREETS
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17.82.20 BUILDING ORIENTATION

A. All buildings shall have their primary entrances oriented toward a transit street rather than a parking
area, or if not adjacent to a transit street, toward a public right-of-way or private walkway which
leads to a transit street.

B. Buildings shall have a primary entrance connecting directly between the street and building interior.
This entrance shall be open to the public during all business hours and shall comply with the
accessibility standards of the Uniform Building Code.

C. In lieu of a building entrance oriented to a transit street, a building’s entrance may be enhanced and
identified in the following manner:

1. Anentrance plaza of at least 150 square feet, at least 100 square feet of which shall be visible
from the transit street. The entrance plaza shall be at least 10 feet wide at the narrowest
dimension; and

2. A permanent building feature (e.g. a portico, porch or awning) shall be visible from the transit

street, signifying an entrance; and

Pedestrian-scale lighting shall be required at the entrance; and

4. A clearly marked, convenient, safe and lighted pedestrian route shall be provided to the entrance,
from the transit street.

w

D. Primary building entrances shall be architecturally emphasized and visible from the street. Building
entrances shall incorporate arcades, roofs, porches, alcoves, porticoes, and awnings that protect
pedestrians from the rain and sun. Continuous arcades are strongly encouraged.

E. All building entrances and exits shall be well lit. Lighting shall be a pedestrian scale (3°-12”) and the
source light shall be shielded to reduce glare.

F. For commercial buildings with facades over 300 feet in length on a transit street, two or more
building entrances on the street must be provided.

G. If the site has frontage on more than one transit street, the building shall provide one main entrance
oriented to a transit street or to a corner where two transit streets intersect.

RESPONSE: Jacoby Road is a designated transit street. Lots 9, 10, 30, and 32 have frontage on
Jacoby Road. As part of the Jacoby Heights subdivision proposal, the applicant has requested a
variance to the requirements of Section 17.82.20 to allow the front door for the houses on Lots 9, 10,
30, and 32 to face the internal street network instead of Jacoby Road, which is a designated transit
street. The variance request is discussed in detail in the analysis of Chapter 17.66 in this staff report.

CHAPTER 17.84 - IMPROVEMENTS REQUIRED WITH DEVELOPMENT

This chapter provides general information regarding improvements required in association with
development, and it clarifies the timing, extent, and standards for public and private improvements.

17.84.20 TIMING OF IMPROVEMENTS
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A. All improvements required by the standards in this chapter shall be installed concurrently with
development, as follows:

1. Where a land division is proposed, each proposed lot shall have required public and franchise
utility improvements installed or financially guaranteed in accordance with the provisions of
Chapter 17 prior to approval of the final plat.

2. Where a land division is not proposed, the site shall have required public and franchise utility
improvements installed or financially guaranteed in accordance with the provisions of Chapter
17 prior to temporary or final occupancy of structures.

RESPONSE: Submission of preliminary street and utility plans during the land use review process
is solely for compliance with the data requirements of Section 17.100.60 (D). Public improvement
plans are subject to a separate review and approval process. Preliminary plat approval does not
connote approval of public improvement construction plans.

B. Where specific approval for a phasing plan has been granted for a planned development and/or
subdivision, improvements may similarly be phased in accordance with that plan.

RESPONSE: The applicant did not propose a phasing plan with this application.
17.84.30 PEDESTRIAN AND BICYCLIST IMPROVEMENTS

A. Sidewalks shall be required along both sides of all arterial, collector, and local streets, as follows:

1. Sidewalks shall be a minimum of 5 ft. wide on local streets. The sidewalks shall be separated

from curbs by a tree planting area that provides separation between sidewalk and curb, unless
modified in accordance with Subsection 3 below.

2. Sidewalks along arterial and collector streets shall be separated from curbs with a planting area,
except as necessary to continue an existing curb-tight sidewalk. The planting area shall be
landscaped with trees and plant materials approved by the City. The sidewalks shall be a
minimum of 6 ft. wide.

3. Sidewalk improvements shall be made according to city standards, unless the city determines
that the public benefit in the particular case does not warrant imposing a severe adverse impact to
a natural or other significant feature such as requiring removal of a mature tree, requiring undue
grading, or requiring modification to an existing building. Any exceptions to the standards shall
generally be in the following order.

a) Narrow landscape strips

b) Narrow sidewalk or portion of sidewalk to no less than 4 feet in width
¢) Eliminate landscape strips

d) Narrow on-street improvements by eliminating on-street parking

e) Eliminate sidewalks

4. The timing of the installation of sidewalks shall be as follows:

a) Sidewalks and planted areas along arterial and collector streets shall be installed with street
improvements, or with development of the site if street improvements are deferred.

b) Sidewalks along local streets shall be installed in conjunction with development of the site,
generally with building permits, except as noted in (c) below.

c) Where sidewalks on local streets abut common areas, drainageways, or other publicly owned
or semi-publicly owned areas, the sidewalks and planted areas shall be installed with street
improvements.
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RESPONSE: The Preliminary Plat (Exhibit C, Sheet 1) depicts an 8-foot-wide public utility
easement along the frontage of all proposed lots to facilitate future installation of utilities. Sidewalks
abutting the proposed lots shall be constructed in association with development of the lots. The
applicant shall construct sidewalks along Tract A both on Jacoby Road and Camden Court, prior
to final plat approval. The sidewalks on Camden Court, Woodstock Street, Newton Street, and
Middlebury Avenue shall be five feet in width and separated by a five foot planter strip (or 6 foot
swale) in areas not transverse by driveways. The sidewalks on Jacoby Road shall be six feet in
width and separated by a five foot planter strip.

The submitted Street Tree Plan (Exhibit C, Sheet 6) identifies street trees along all streets. The
section of Newton Street on the east side of the property adjacent to Lots 1 and 2 is proposed to be
constructed with half street improvements. This proposed design places the utilities underneath the
planter strip; thus, the proposal does not show street trees in front of Lots 1 and 2. Per the Public
Works Director (Exhibit O), the applicant shall eliminate the proposed curve at the east end of
Newton and continue the three-quarter street improvement to the east boundary of the site. The
applicant shall provide the minimum three-quarter street improvements on Newton Street on the
subject property or shall acquire land on adjacent properties to accommodate a three-quarter
street. The applicant shall update the plan set to show street trees in the planter strip adjacent to
Lots 1 and 2. Street trees shall be installed approximately 30 feet on center in conjunction with
issuance of building permits. Street trees are required to be a minimum caliper of 1.5-inches
measured 6 inches from grade. Trees shall be planted and staked per the City of Sandy standard
planting detail; trees shall be tied to the stakes with loosely tied twine. The planter strip shall be
graded and backfilled as necessary, and bark mulch, vegetation, or other approved material
installed prior to occupancy. Tree ties shall be removed within one year of installation.

B. Safe and convenient pedestrian and bicyclist facilities that strive to minimize travel distance to the
extent practicable shall be provided in conjunction with new development within and between new
subdivisions, planned developments, commercial developments, industrial areas, residential areas,
public transit stops, school transit stops, and neighborhood activity centers such as schools and
parks, as follows:

1. For the purposes of this section, “safe and convenient” means pedestrian and bicyclist facilities
that: are reasonably free from hazards which would interfere with or discourage travel for short
trips; provide a direct route of travel between destinations; and meet the travel needs of
pedestrians and bicyclists considering destination and length of trip.

2. To meet the intent of “B” above, right-of-ways connecting cul-de-sacs or passing through
unusually long or oddly shaped blocks shall be a minimum of 15 ft. wide with 8 feet of
pavement.

3. 12 feet wide pathways shall be provided in areas with high bicycle volumes or multiple use by
bicyclists, pedestrians, and joggers.

4. Pathways and sidewalks shall be encouraged in new developments by clustering buildings or
constructing convenient pedestrian ways. Pedestrian walkways shall be provided in accordance
with the following standards:

a) The pedestrian circulation system shall be at least five feet in width and shall connect the
sidewalk on each abutting street to the main entrance of the primary structure on the site to
minimize out of direction pedestrian travel.

b) Walkways at least five feet in width shall be provided to connect the pedestrian circulation
system with existing or planned pedestrian facilities which abut the site but are not adjacent
to the streets abutting the site.
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c) Walkways shall be as direct as possible and avoid unnecessary meandering.

d) Walkway/driveway crossings shall be minimized. Internal parking lot design shall maintain
ease of access for pedestrians from abutting streets, pedestrian facilities, and transit stops.

e) With the exception of walkway/driveway crossings, walkways shall be separated from
vehicle parking or vehicle maneuvering areas by grade, different paving material, painted
crosshatching or landscaping. They shall be constructed in accordance with the sidewalk
standards adopted by the City. (This provision does not require a separated walkway system
to collect drivers and passengers from cars that have parked on site unless an unusual parking
lot hazard exists).

f) Pedestrian amenities such as covered walk-ways, awnings, visual corridors and benches will
be encouraged. For every two benches provided, the minimum parking requirements will be
reduced by one, up to a maximum of four benches per site. Benches shall have direct access
to the circulation system.

RESPONSE: Five foot wide sidewalks are proposed on local streets and six foot wide sidewalks are
proposed along Jacoby Road adjacent to the proposed subdivision. These sidewalks provide safe
and convenient pedestrian access within the subdivision and connect the site to neighboring
properties. To improve pedestrian connectivity, the applicant shall construct a mid-block ADA
ramp on the west side of Jacoby Road opposite Woodstock Street to provide ADA access to the
existing sidewalk on the west side of Jacoby Road and the neighborhood to the west. At the
February 25, 2019 Planning Commission hearing, the applicant’s engineer stated it would be
impossible to design an ADA ramp at that location on Jacoby Road due to the slope. The City
Engineer and Public Works Director stated that the mid-block ramp should be easily achievable if
the street grade is 7.5 percent and recommend the condition remain as written.

C. Where a development site is traversed by or adjacent to a future trail linkage identified within the
Transportation System Plan, improvement of the trail linkage shall occur concurrent with
development. Dedication of the trail to the City shall be provided in accordance with 17.84.80.

RESPONSE: The City’s current TSP maps were created with the former UGB boundaries (pre-June
2017) and did not include the subject property that was brought into the revised UGB boundaries.
Therefore, there are no trail linkages identified in the TSP for this property.

E. To ensure improved access between a development site and an existing developed facility such as a
commercial center, school, park, or trail system, the Planning Commission or Director may require
off-site pedestrian facility improvements concurrent with development.

RESPONSE: Tickle Creek crosses the northeast corner of the subject property and the future
extension of the Tickle Creek Trail is planned to extend along the length of Tickle Creek. At the pre-
application meeting, staff informed the applicant that staff would like to see a connection from the
proposed subdivision to the future Tickle Creek Trail. Staff recommended the trail connection extend
north from the intersection of Middlebury Avenue and Woodstock Street. The submitted Future
Street and Pedestrian Trail Plan (Exhibit C, Sheet 8) details the future pedestrian trail connection to
the future Tickle Creek Trail on the adjacent property to the east (tax lot 800). Staff brought this
proposal to the January 30, 2019 Parks and Trails Advisory Board meeting. The Parks and Trails
Advisory Board also recommends that the connector trail be constructed as part of this development.
While the Park Facilities Plan (Exhibit Y) depicts the future Tickle Creek Trail located along Tickle
Creek in the northeast corner of the subject property, the Park Facilities Plan doesn’t go as far as
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identifying specific trail connections to the proposed future Tickle Creek Trail alignment. Without
specific trail connectors identified explicitly on the plan, staff cannot compel the applicant to include
a trail connecting to the future Tickle Creek Trail. However, staff and the Parks & Trails Advisory
Board recommend the applicant include a connector trail on the subject property that provides
access to the future Tickle Creek Trail.

17.84.40 TRANSIT AND SCHOOL BUS TRANSIT REQUIREMENTS

A. Development sites located along existing or planned transit routes shall, where appropriate,
incorporate bus pull-outs and/or shelters into the site design. These improvements shall be installed
in accordance with the guidelines and standards of the transit agency. School bus pull-outs and/or
shelters may also be required, where appropriate, as a condition of approval for a residential
development of greater than 50 dwelling units where a school bus pick-up point is anticipated to
serve a large number of children.

B. New developments at or near existing or planned transit or school bus transit stops shall design
development sites to provide safe, convenient access to the transit system, as follows:

1. Commercial and civic use developments shall provide a prominent entrance oriented towards
arterial and collector streets, with front setbacks reduced as much as possible to provide access
for pedestrians, bicycles, and transit.

2. All developments shall provide safe, convenient pedestrian walkways between the buildings and
the transit stop, in accordance with the provisions of 17.84.30 B.

RESPONSE: The Transit Director (Exhibit P) states that the proposed development will require
construction of one transit amenity at the northwest corner of the subject property adjacent to Tract
A and as close to Cascadia Village Drive as possible. The amenity required is a 7 foot by 9.5 foot
concrete pad to accommodate a 5 foot by 7.5 foot bus shelter, equipped with one 6 foot long green
metal bench. The applicant shall install one bench (Fairweather model PL-3, powder-coated
RALG6028) with a concrete pad to City specifications. The applicant shall contact the Transit
Director for specific location, amenity information, and pad engineering specifications.

17.84.50 STREET REQUIREMENTS

A. Traffic evaluations may be required of all development proposals in accordance with the following:

1. A proposal establishing the scope of the traffic evaluation shall be submitted for review to the
City Engineer. The evaluation requirements shall reflect the magnitude of the project in
accordance with accepted traffic engineering practices. Large projects should assess all nearby
key intersections. Once the scope of the traffic evaluation has been approved, the applicant shall
present the results with and an overall site development proposal. If required by the City
Engineer, such evaluations shall be signed by a Licensed Professional Civil Engineer or Licensed
Professional Traffic Engineer licensed in the State of Oregon.

2. If the traffic evaluation identifies level-of-service conditions less than the minimum standard
established in the Transportation System Plan, improvements and funding strategies mitigating
the problem shall be considered concurrent with a development proposal.

RESPONSE: The submitted Traffic Impact Analysis (Exhibit F) was completed by Lancaster
Engineering and is dated June 15, 2018. The traffic assumptions are based on the 10" Edition Trip
Generation handbook. The analysis is based on the construction of 32 single-family homes and the
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removal of one existing house, for a net increase of 31 units. The trip rates indicate that upon full
occupancy the subdivision will generate about 23 trips during the morning peak hour and 31 trips
during the evening peak hour, with a weekday total of 292 trips. The study found that adequate sight
distances can be made available on Jacoby Road at the site access intersections of both Woodstock
Street and Newton Street. The study also found that all study intersections are operating acceptably
per City of Sandy and ODOT standards and are projected to continue to operate acceptably upon
build-out of the proposed development through year 2020. The Traffic Impact analysis concludes
that no operational mitigation is necessary or recommended, no safety mitigation is recommended,
no sight distance mitigations are necessary or recommended, and no turn lane or signal mitigations
are recommended as part of this development.

The City Engineer (Exhibit L) reviewed the Traffic Impact Analysis and noted the following: “There
are no reported crashes at the intersection of Jacoby [Road] and Dubarko Road, or at any of the
intersections adjacent to the development. However, the crash rate at the intersection of Dubarko
Road and Highway 211 exceeds the 90th percentile criteria and meets the warrants for the addition
of left turn lanes as identified in the TSP. This intersection should be addressed by ODOT as soon as
possible, but not as a component of this proposed development.”

The City Transportation Engineer (Exhibit M) reviewed the Traffic Impact Analysis and does not
recommend any modifications to the TIA as the analysis demonstrates that the development can be
accommodated without requiring mitigation to meet adopted operational standards. The City
Transportation Engineer states the following: “The intersections that will provide access from the
subdivision to Jacoby Road are appropriately located and provide adequate sight distance. The
existence of a higher than average crash rate at the intersection of OR 211 and Dubarko Road and
traffic volumes that suggest left-turn lanes are warranted on OR 211 at this location are indicators
that the city should continue to work with ODOT for implementation of enhancements at this
intersection. This analysis indicates that a traffic signal is not yet warranted but left-turn lanes on
both the northbound and southbound approaches on OR 211 are warranted. The need for these
improvements is justified based on regional growth of which this development is only a minor
component.”

B. Location of new arterial streets shall conform to the Transportation System Plan in accordance with
the following:
1. Arterial streets should generally be spaced in one-mile intervals.
2. Traffic signals should generally not be spaced closer than 1500 ft. for reasonable traffic
progression.

RESPONSE: The proposal does not include any new arterial or collector streets.

C. Local streets shall be designed to discourage through traffic. NOTE: for the purposes of this section,
“through traffic” means the traffic traveling through an area that does not have a local origination or
destination. To discourage through traffic and excessive vehicle speeds the following street design
characteristics shall be considered, as well as other designs intended to discourage traffic:

1. Straight segments of local streets should be kept to less than a quarter mile in length. As
practical, local streets should include traffic calming features, and design features such as curves
and “T” intersections while maintaining pedestrian connectivity.
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2. Local streets should typically intersect in “T” configurations rather than 4-way intersections to
minimize conflicts and discourage through traffic. Adjacent “T” intersections shall maintain a
minimum of 150 ft. between the nearest edges of the 2 rights-of-way.

3. Cul-de-sacs should generally not exceed 400 ft. in length nor serve more than 20 dwelling units,
except in cases where existing topography, wetlands, or drainage systems or other existing
features necessitate a longer cul-de-sac in order to provide adequate access to an area. Cul-de-
sacs longer than 400 feet or developments with only one access point may be required to provide
an alternative access for emergency vehicle use only, install fire prevention sprinklers, or provide
other mitigating measures, determined by the City.

RESPONSE: The proposal includes a cul-de-sac (Camden Court) that does not exceed 400 feet in
length. Five lots and Tract A are proposed to gain access from the cul-de-sac.

D. Development sites shall be provided with access from a public street improved to City standards in
accordance with the following:

1. Where a development site abuts an existing public street not improved to City standards, the
abutting street shall be improved to City standards along the full frontage of the property
concurrent with development.

2. Half-street improvements are considered the minimum required improvement. Three-quarter-
street or full-street improvements shall be required where traffic volumes generated by the
development are such that a half-street improvement would cause safety and/or capacity
problems. Such a determination shall be made by the City Engineer.

3. Toensure improved access to a development site consistent with policies on orderly urbanization
and extension of public facilities the Planning Commission or Director may require off-site
improvements concurrent with development. Off-site improvement requirements upon the site
developer shall be reasonably related to the anticipated impacts of the development.

4. Reimbursement agreements for ¥ street improvements (i.e., curb face to curb face) may be
requested by the developer per Chapter 12 of the SMC.

5. A street improvement includes curb and pavement 2 feet beyond the center line of the right-of-
way. A % street improvement includes curbs on both sides of the side and full pavement between
curb faces.

RESPONSE: The proposed street network and improvements generally comply with City standards,
with the exception of one block variance. There are five streets inside or adjacent to the proposed
subdivision requiring the following improvements:

Jacoby Road: Half-street construction of Jacoby Road is required within the subject property
boundary to collector street standards, including curb, 6-foot wide concrete sidewalks, street
lighting, landscaping strip, street trees, and public utilities. The site has approximately 600 linear
feet of frontage on Jacoby Road, a designated collector. The right-of-way width adjacent to the site
is 50 feet; the standard for collector streets is 60 feet. Per the City Engineer (Exhibit L) and Public
Works Director (Exhibit O), the applicant shall dedicate 10 feet of right-of-way along the Jacoby
Road frontage of the site.

Woodstock Street: Woodstock Street requires full-street construction to local street standards
including concrete curbs, 5-foot wide concrete sidewalks, street lighting, 5-foot wide planter strip,
street trees, ADA ramps, and public utilities. The applicant has applied for one variance to exceed
the maximum block length for the north side of Woodstock Street from Camden Court to the east
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property boundary. The Preliminary Street and Utility Plan (Exhibit C, Sheet 5) shows the street
improvements on Woodstock Street ending approximately 7 feet from the development site boundary.
Section 17.84.50(E) requires extension of street improvements “to the edge of adjacent properties.”
The applicant shall extend the street improvements on Woodstock Street to the east line of the
development site and obtain slope easements or construct retaining walls as necessary to comply
with this section of the development code. At the February 25, 2019 Planning Commission hearing,
the applicant’s representative indicated the applicant doesn’t have an easement from the neighbor
and obtaining one could be burdensome. In response, the Public Works Director and City Engineer
note: “The condition gives the applicant the option of a retaining wall or an easement to allow
extension of the street. The condition doesn’t require neighbor participation nor is it contingent on
same. Based on the grading plan the wall would be a fill wall, less about 2 feet in height. This is
neither problematic or [sic] expensive. The bottom of the wall would be above any required utilities
(which are shown extending all the way to the property line. The typical method when extending a
street with a fill wall is to remove the top course or two and leave the rest of the wall in place and
bury it when the street is extended, no removal required. Even if removal would be required it would
be no more expensive than removing the soil (whether fill or cut) at the end of the street when
extended.” The Public Works Director and City Engineer recommend the condition remain as
written.

Middlebury Avenue: Middlebury Avenue requires full-street improvements to local street standards
including concrete curbs, 5-foot wide concrete sidewalks, street lighting, 5-foot wide planter strip,
street trees, ADA ramps, and public utilities.

Newton Street: Newton Street is proposed to align with the existing alignment of Newton Street west
of Jacoby Road and to then shift to the south such that it aligns with the southern property boundary.
The extension of Newton Street requires full-street improvements to local standards including
concrete curbs, 5-foot wide concrete sidewalks, street lighting, street trees, ADA ramps, and public
utilities adjacent to Lot 9, tapering to three-quarter street improvements adjacent to the remaining
lots along Newton Street. The applicant is proposing a three-quarter street improvement for Newton
Street through the site transitioning to a half-street section at the west line of proposed Lot 2. Per
the Public Works Director (Exhibit O), the proposed Newton Street alignment coincides with an
existing access easement serving at least two and possibly as many as four existing dwellings to the
east. No more than two dwellings may be served by a half-street improvement. As proposed this
narrowed section of Newton Street would serve at least four dwellings and perhaps as many as six.
The applicant shall eliminate the proposed curve at the east end of Newton and continue the
three-quarter street improvement to the east boundary of the site. Per the City Engineer (Exhibit
L), the three-quarter street improvements on Newton Street shall include a 28-foot wide paved
surface, curbs on both sides, 5-foot planter strips and 5-foot sidewalks on the north side of the
roadway. At the February 25, 2019 Planning Commission hearing, the applicant’s representative’s
memo (Exhibit W) indicated the applicant’s “proposal to narrow this street was intended to allow
the home on the adjacent property to the East to the saved.” The Public Works Director and City
Engineer (Exhibit X) provided the following response: “All the City has is the application before it.
The City shouldn’t speculate on what may or may not happen on the adjacent property. The adjacent
property owner has been noticed and if they have a better idea of what the future holds for their
property or the existing dwelling than [sic] they should submit testimony or comments reflecting
this. A 40 ft. right-of-way dedication and a %s-street improvement should be required to serve more
than two single-family dwellings. If the applicant wants to accommodate future development of the
parcel to the east then the applicant needs to figure out how to do this and still provide the minimum
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Ya-street section on the development site or acquire land to accommodate it on adjacent properties. ”
The applicant shall provide the minimum three-quarter street improvements on Newton Street on
the subject property or shall acquire land on adjacent properties to accommodate a three-quarter
street.

The preliminary street and utility plan (Exhibit C, Sheet 5) shows the sidewalk and planter strip
improvements on the south side of Newton Street across from Lot 9 ending before the development
site boundary. Section 17.84.50(E) requires extension of street improvements “to the edge of
adjacent properties.” The applicant shall extend the street improvements on Newton Street across
from Lot 9 to the south line of the development site and obtain slope easements or construct
retaining walls as necessary to comply with this section of the development code. Improvements
shall include extension of the Newton Street sidewalk and planter strip, one additional street tree,
and landscaping the additional 17.70 feet of right-of-way dedication at the southeast corner of
Newton Street and Jacoby Road. The applicant shall submit a landscaping plan for the 17.70 feet
of ROW dedication for staff review and approval.

Camden Court: Camden Court requires full-street improvements to local street standards including
concrete curbs, 5-foot wide concrete sidewalks, street lighting, 5-foot wide planter strip, street trees,
ADA ramps, and public utilities.

E. As necessary to provide for orderly development of adjacent properties, public streets installed
concurrent with development of a site shall be extended through the site to the edge of the adjacent
property(ies) in accordance with the following:

1. Temporary dead-ends created by this requirement to extend street improvements to the edge of
adjacent properties may be installed without turn-arounds, subject to the approval of the Fire
Marshal.

2. Inorder to assure the eventual continuation or completion of the street, reserve strips may be
required.

RESPONSE: The applicant is not proposing any permanent dead-end streets. The applicant
proposes that Newton Street, Woodstock Street, and Middlebury Avenue be temporary dead-end
streets with construction of this subdivision until such a time as these streets are extended onto the
adjoining properties to the east and south. The applicant shall plat a vehicle non-access reserve
(VNAR) strip at the east end of Woodstock Street and along the south side of the right-of-way of
Newton Street, with the exception of the easternmost end of the south side of Newton Street to
allow access to the newly constructed street from the existing gravel drive; the length of the VNAR
for the south side of Newton Street shall be determined during Construction Plan review. The
dead-ends on Woodstock Street and Newton Street would be approximately 190 feet. The applicant
shall work with the Fire Marshall to determine if a temporary turn-around is needed on
Woodstock Street and/or Newton Street, or if houses on particular lots need to be sprinkled. The
Preliminary Street and Utility Plan (Exhibit C, Sheet 5) shows the street improvements on
Woodstock Street ending approximately 7 feet from the development site boundary. Section
17.84.50(E) requires extension of street improvements “to the edge of adjacent properties.” The
applicant shall extend the street improvements on Woodstock Street to the east line of the
development site and obtain slope easements or construct retaining walls as necessary to comply
with this section of the development code.
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F. Where required by the Planning Commission or Director, public street improvements may be
required through a development site to provide for the logical extension of an existing street network
or to connect a site with a nearby neighborhood activity center, such as a school or park. Where this
creates a land division incidental to the development, a land partition shall be completed concurrent
with the development.

RESPONSE: The proposal includes the extension of Newton Street from the Cascadia Village
subdivision.

G. Except for extensions of existing streets, no street names shall be used that will duplicate or be
confused with names of existing streets. Street names and numbers shall conform to the established
pattern in the surrounding area and be subject to approval of the Director.

RESPONSE: The applicant is proposing the following new street names: Camden Court,
Woodstock Street, and Middlebury Avenue. The City of Sandy reserves the right to name streets.

H. Location, grades, alignment, and widths for all public streets shall be considered in relation to
existing and planned streets, topographical conditions, public convenience and safety, and proposed
land use. Where topographical conditions present special circumstances, exceptions to these
standards may be granted by the City Engineer provided the safety and capacity of the street network
is not adversely affected. The following standards shall apply:

1. Location of streets in a development shall not preclude development of adjacent properties.
Streets shall conform to planned street extensions identified in the Transportation Plan and/or
provide for continuation of the existing street network in the surrounding area.

2. Grades shall not exceed 6 percent on arterial streets, 10 percent on collector streets, and 15
percent on local streets.

3. As far as practical, arterial streets and collector streets shall be extended in alignment with
existing streets by continuation of the street centerline. When staggered street alignments
resulting in “T” intersections are unavoidable, they shall leave a minimum of 150 ft. between the
nearest edges of the two rights-of-way.

4. Centerline radii of curves shall not be less than 500 ft. on arterial streets, 300 ft. on collector
streets, and 100 ft. on local streets.

5. Streets shall be designed to intersect at angles as near as practicable to right angles and shall
comply with the following:

a) The intersection of an arterial or collector street with another arterial or collector street shall
have a minimum of 100 ft. of straight (tangent) alignment perpendicular to the intersection.

b) The intersection of a local street with another street shall have a minimum of 50 ft. of straight
(tangent) alignment perpendicular to the intersection.

¢) Where right angle intersections are not possible, exceptions can be granted by the City
Engineer provided that intersections not at right angles have a minimum corner radius of 20
ft. along the right-of-way lines of the acute angle.

d) Intersections with arterial streets shall have a minimum curb corner radius of 20 ft. All other
intersections shall have a minimum curb corner radius of 10 ft.

6. Right-of-way and improvement widths shall be as specified by the Transportation System Plan.
Exceptions to those specifications may be approved by the City Engineer to deal with specific
unique physical constraints of the site.
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RESPONSE: The Preliminary Plat (Exhibit C, Sheet 1) does not show the correct measurement of
50 feet of tangent alignment at the intersection of Jacoby Road and Newton Street as required by
17.84.50(H.5.b). The applicant measured the 50 feet of tangent alignment from the centerline of
Jacoby Road rather than from the curb line extended. The applicant shall revise the alignment of
Newton Street to conform to the 50 feet of tangent alignment standard.

17.84.60 PUBLIC UTILITY EXTENSIONS
. All development sites shall be provided with public water, sanitary sewer, and storm drainage.

Where necessary to serve property as specified in “A” above, required public utility installations
shall be constructed concurrent with development.

w >

C. Off-site public utility extensions necessary to fully serve a development site and adjacent properties
shall be constructed concurrent with development.

D. As necessary to provide for orderly development of adjacent properties, public utilities installed
concurrent with development of a site shall be extended through the site to the edge of adjacent
property(ies).

E. All public utility installations required with development shall conform to the City’s facilities master
plans.

F. Private on-site sanitary sewer and storm drainage facilities may be considered provided all the

following conditions exist:

1. Extension of a public facility through the site is not necessary for the future orderly development
of adjacent properties;

2. The development site remains in one ownership and land division does not occur (with the
exception of land divisions that may occur under the provisions of 17.84.50 F above);

3. The facilities are designed and constructed in accordance with the Uniform Plumbing Code and
other applicable codes, and permits and/or authorization to proceed with construction is issued
prior to commencement of work.

RESPONSE: The applicant’s Preliminary Street and Utility Plan (Exhibit C, Sheet 5) depicts the
location and type of proposed public utilities including water, sanitary sewer and stormwater. All
public utility installations shall conform to the City’s facilities master plans. Staff recommends the
applicant revise the utility plan to include broadband fiber locations as detailed by the SandyNet
Manager. Per the City Engineer (Exhibit L), all public sanitary sewer and waterline mains shall be
a minimum of 8 inches in diameter and all stormwater drains shall be a minimum of 12 inches in
diameter and shall be extended to the plat boundaries where practical to provide future
connections to adjoining properties. No building permits will be issued until all public utilities
including sanitary sewer are available to serve the development. The applicant shall pay plan
review, inspection, and permit fees as determined by the Public Works Director. The utility
improvements proposal and requirements for the Jacoby Heights subdivision are further detailed in
Sections 17.100.230, 17.100.240, and 17.100.250 below.

17.84.80 FRANCHISE UTILITY INSTALLATIONS
These standards are intended to supplement, not replace or supersede, requirements contained within

individual franchise agreements the City has with providers of electrical power, telephone, cable
television, and natural gas services (hereinafter referred to as “franchise utilities”).
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RESPONSE: Private utility services will be submitted for review and approval by service providers
and City staff in association with construction plans, and all utility lines will be extended to the
perimeter of the site. All franchise utilities shall be installed underground and in conformance
with City standards. PGE submitted a comment (Exhibit N) stating they did not find any conflicts
related to the project. Per PGE'’s request, the applicant shall call the PGE Service Coordinators at
503-323-6700 when the developer is ready to start the project.

17.84.90 LAND FOR PUBLIC PURPOSES

A. Easements for public sanitary sewer, water, storm drain, pedestrian and bicycle facilities shall be
provided whenever these facilities are located outside a public right-of-way in accordance with the
following:

1. When located between adjacent lots, easements shall be provided on one side of a lot line.

2. The minimum easement width for a single utility is 15 ft. The minimum easement width for two
adjacent utilities is 20 ft. The easement width shall be centered on the utility to the greatest
extent practicable. Wider easements may be required for unusually deep facilities.

B. Public utility easements with a minimum width of 5 feet shall be provided adjacent to all street
rights-of-way for franchise utility installations.

C. Where a development site is traversed by a drainageway or water course, a drainage way dedication
shall be provided to the City.

D. Where a development is traversed by, or adjacent to, a future trail linkage identified within the
Transportation System Plan, dedications of suitable width to accommodate the trail linkage shall be
provided. This width shall be determined by the City Engineer, considering the type of trail facility
involved.

E. Where existing rights-of-way and/or easements within or adjacent to development sites are
nonexistent or of insufficient width, dedications may be required. The need for and widths of those
dedications shall be determined by the City Engineer.

F. Where easement or dedications are required in conjunction with land divisions, they shall be
recorded on the plat. Where a development does not include a land division, easements and/or
dedications shall be recorded on standard document forms provided by the City Engineer.

G. If the City has an interest in acquiring any portion of a proposed subdivision or planned development
site for a public purpose, other than for those purposes listed above, or if the City has been advised
of such interest by a school district or other public agency, and there is a reasonable assurance that
steps will be taken to acquire the land, the Planning Commission may require those portions of the
land be reserved for public acquisition for a period not to exceed 1 year.

H. Environmental assessments for all lands to be dedicated to the public or City may be required to be
provided by the developer. An environmental assessment shall include information necessary for the
City to evaluate potential liability for environmental hazards, contamination, or required waste
cleanups related to the dedicated land. An environmental assessment shall be completed prior to the
acceptance of dedicated lands in accordance with the following:

1. The initial environmental assessment shall detail the history of ownership and general use of the
land by past owners. Upon review of the information provided by the grantor, as well as any site
investigation by the City, the Director will determine if the risks of potential contamination
warrant further investigation. When further site investigation is warranted, a Level |
Environmental Assessment shall be provided by the grantor.
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RESPONSE: The applicant proposes a 20,283 square foot public stormwater detention pond (Tract
A). Rather than include the FSH overlay area as part of Lots 19, 20, 21, 26, 27, and 28, the
applicant shall designate the FSH area as a separate tract on the plat, which shall be owned and
maintained by an HOA.

The Plat shall detail the following easements:
= An eight-foot wide public utility easement (PUE) along the frontage of all proposed lots;

= Crossover easements along the common parcel line recorded between pairs of lots that share
driveways (Lots 26 and 27, and Lots 28 and 29);

= 20 foot easement along the west boundary of Lots 9 and 10 for public sanitary sewer and
public storm line. Per the Public Works Director (Exhibit O), the City reserves the right to
widen this easement depending on the final design depth of the sanitary sewer and storm
lines per Section 17.84.90(A.2);

= A 15 foot easement between Lot 30 and Tract A for public sanitary sewer;

= A 10 foot private storm drain easement at the rear of Lots 1-18, 22-25, 28, 29, 31, and 32 and
a 10 foot private storm drain easement across Lots 19-21 just south of the FSH boundary;

= A blanket conservation easement and pedestrian easement over the entirety of the FSH tract;

= An 8 foot wide pedestrian maintenance access easement to the FSH tract (could be located
on the east edge of Lot 19 or elsewhere); and

= A vehicle non-access reserve (VNAR) strip in the following locations:

e Jacoby Road frontage of Lots 9, 10, 30 and 32 and Tract A; and,

e South side of the right-of-way of Newton Street, with the exception of the easternmost
section as determined necessary to allow access to the newly constructed Newton Street
from the existing gravel driveway during Construction Plan review; and,

e East end of the right-of-way of Woodstock Street.

17.84.100 MAIL DELIVERY FACILITIES

RESPONSE: The applicant will need to coordinate with the United States Postal Service (USPS) to
locate mail facilities and these will be approved by the City and USPS. Mail delivery facilities shall be
provided by the applicant in conformance with Section 17.84.100 and the standards of the USPS. The
applicant shall submit a mail delivery plan, featuring grouped lockable mail facilities, to the City and
USPS for review and approval prior to installation of mailboxes.

CHAPTER 17.86 — PARKLAND AND OPEN SPACE

17.86.10 MINIMUM PARKLAND DEDICATION REQUIREMENTS

Parkland Dedication: New residential subdivisions, planned developments, multi-family or

manufactured home park developments shall be required to provide parkland to serve existing and future

residents of those developments. Multi-family developments which provide some "congregate™ services
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and/or facilities, such as group transportation, dining halls, emergency monitoring systems, etc., but
which have individual dwelling units rather than sleeping quarters only, are considered to be multi-
family developments for the purpose of parkland dedication. Licensed adult congregate living facilities,
nursing homes, and all other similar facilities which provide their clients with individual beds and
sleeping quarters, but in which all other care and services are communal and provided by facility
employees, are specifically exempt from parkland dedication and system development fee requirements.

1. The required parkland shall be dedicated as a condition of approval for the following:
a. Tentative plat for a subdivision or partition;
b. Planned Development conceptual or detailed development plan;
c. Design review for a multi-family development or manufactured home park; and
d. Replat or amendment of any site plan for multi-family development or manufactured home park
where dedication has not previously been made or where the density of the development

involved will be increased.

2. Calculation of Required Dedication: The required parkland acreage to be dedicated is based on a
calculation of the following formula rounded to the nearest 1/100 (0.00) of an acre:

Required parkland dedication (acres) = (proposed units) x (persons/unit) x 0.0043 (per person park
land dedication factor)

a. Population Formula: The following table shall be used to determine the number of persons per
unit to be used in calculating required parkland dedication:

Type of Unit Total Persons Per Unit
Single family residential 3.0
Standard multi-family unit 2.0
Manufactured dwelling park 2.0
Congregate multi-family unit 1.5

Persons per unit, age distribution, and local conditions change with time. The specific formula
for the dedication of land will, therefore, be subject to periodic review and amendment.

b. Per Person Parkland Dedication Factor: The total parkland dedication requirement shall be
0.0043 of an acre per person based on the adopted standard of 4.3 acres of land per one thousand
of ultimate population per the Parks Master Plan. This standard represents the citywide land-to-

! parks Master Plan, Implementation Plan section, Pages 4 and 5 indicate a required park acreage total of 64.5 acres. This
number, divided by population (2015) of 15,000 equates to 4.3 acres per 1000 population or 0.0043 per person.
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population ratio for city parks, and may be adjusted periodically through amendments to the
Parks Master Plan.

RESPONSE: The applicant proposes 32 single-family detached dwellings with this subdivision

request. Based upon the calculations adopted by the City and specified within Section 17.86.10,

the required dedication area is 0.41 acres of public parkland (32 proposed units x 3 persons per
unit x .0043=0.4128 rounded to the nearest 1/100 of an acre = 0.41 acres to be dedicated).

17.86.40 CASH IN LIEU OF DEDICATION

At the city’s discretion only, the city may accept payment of a fee in lieu of land dedication. The city
may require payment in lieu of land when the park land to be dedicated is less than 3 acres. A payment
in lieu of land dedication is separate from Park Systems Development Charges, and is not eligible for a
credit of Park Systems Development Charges. The amount of the fee in lieu of land dedication (in
dollars per acre) shall be set by City Council Resolution, and it shall be based on the typical market
value of developed property (finished lots) in Sandy net of related development costs.

1. The following factors shall be used in the choice of whether to accept land or cash in lieu:

a. The topography, geology, access to, parcel size, and location of land in the development
available for dedication;

b. Potential adverse/beneficial effects on environmentally sensitive areas;

c. Compatibility with the Parks Master Plan, Public Facilities element of the Comprehensive Plan,
and the City of Sandy Capital Improvements Program in effect at the time of dedication;

d. Awvailability of previously acquired property; and
e. The feasibility of dedication.

2. A. Cash in lieu of parkland dedication shall be paid prior to approval of the final plat or as specified
below:

a. 50 percent of the payment shall be paid prior to final plat approval, and

b. The remaining 50 percent of the payment pro-rated equally among the lots, plus an
administrative surcharge, shall be paid as specified by City Council Resolution.

RESPONSE: Based on the calculations specified in Section 17.86.10, the applicant is responsible for
dedicating 0.41 acres of public parkland based on 32 dwelling units. No parkland is identified on the
subject property in the Parks Master Plan. For these reasons, the applicant shall pay a fee in lieu for
the required parkland dedication per the adopted Fee Resolution. Per Resolution 2013-14, the
required fee in lieu amount is $241,000 per acre if the entire amount is paid prior to final plat approval.
Therefore, based on the current Fee Resolution, the applicant would be required to pay a fee in lieu of
dedication for a total of $98,810 (0.41 acres of land to be dedicated x $241,000). Alternatively,
Ordinance 2013-03 allows the applicant to pay a minimum of 50 percent of the fee to receive final plat
approval with the remaining balance to be paid as a proportionate amount with each building permit. If
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a portion of the fee is deferred, Resolution 2013-14 specifies a per acre fee of $265,000. Currently, the
Fee Resolution requires payment of $108,650 if a portion of the fee is deferred, a minimum of 50
percent ($54,325) paid prior to final plat approval and the remaining 50 percent ($54,325) divided
between the 32 lots ($1,697.66/lot). If the number of lots is modified from 32, the parks fee in lieu will
need to be recalculated.

17.86.50 MINIMUM STANDARDS FOR OPEN SPACE DEDICATION

The applicant through a subdivision or design review process may propose the designation and
protection of open space areas as part of that process. This open space will not, however, be counted
toward the parkland dedication requirement of Sections 17.86.10 through 17.86.40.

4. Open space areas shall be maintained so that the use and enjoyment thereof is not diminished or
destroyed. Open space areas may be owned, preserved, and maintained by any of the following
mechanisms or combinations thereof:

a. Dedication to the City of Sandy or an appropriate public agency approved by the City, if there is a
public agency willing to accept the dedication. Prior to acceptance of proposed open space, the City
may require the developer to submit a Phase | Environmental Site Assessment completed by a
qualified professional according to American Society of Testing and Materials (ASTM) standards
(ASTM E 1527). The results of this study shall indicate a clean environmental record.

b. Common ownership by a homeowner's association that assumes full responsibility for its
maintenance;

c. Dedication of development rights to an appropriate public agency with ownership remaining with
the developer or homeowner's association. Maintenance responsibility will remain with the property
owner; and/or

d. Deed-restricted private ownership preventing development and/or subsequent subdivision and
providing for maintenance responsibilities.

RESPONSE: The applicant is not proposing any dedication of open space. However, the Parks Board
recommends that the FSH analysis tract be dedicated to the City. The Public Works Director expressed
some maintenance concerns about the City taking on ownership of the tract without knowing the
condition that it is in and recommended that, prior to dedicating the FSH tract to the City, the applicant
would need to: 1) submit a Phase | environmental assessment and a native vegetation report for the
FSH area to be dedicated in the tract, 2) remove all invasive plants and re-plant any areas of exposed
soil with native plants, and 3) submit a maintenance bond for two full growing seasons (May 1 —
October 31) to ensure 80 percent plant survival or replacement and that the tract remains in good
condition. Staff supported these recommendations in the February 25, 2019 staff report; however, the
applicant’s representative indicated that the applicant did not want to incur the expense of having to
restore the FSH tract and conduct a Phase | environmental assessment. If the FSH tract is not dedicated
to the City, it will not be necessary to perform a Phase | environmental assessment. The applicant shall
place the FSH analysis area in a separate tract, which shall be owned and maintained by a
Homeowner’s Association (HOA). The applicant shall place a blanket conservation easement and
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pedestrian easement over the entirety of the FSH tract. Due to the site layout, Lots 19-21 will end up
less than 7,500 square feet once the FSH area is put into a separate tract. Staff recommends supporting
a variance to allow Lots 19-21 to be less than the 7,500 square foot minimum required lot area and
allowing the rear setback to be reduced to 15 feet. This will help avoid confusion over property
ownership, fence lines, and unnecessary or illegal removal of riparian vegetation and vegetation on
steep slopes.

5. In the event that any private owner of open space fails to maintain it according to the standards of this
Code, the City of Sandy, following reasonable notice, may demand that the deficiency of maintenance
be corrected, and may enter the open space for maintenance purposes. All costs thereby incurred by the
City shall be charged to those persons having the primary responsibility for maintenance of the open
space.

RESPONSE: The applicant shall place the FSH analysis area in a separate tract, which shall be
owned and maintained by a Homeowner’s Association (HOA). The applicant shall place a blanket
conservation easement and pedestrian easement over the entirety of the FSH tract. The HOA shall be
responsible for maintaining the FSH tract in an ecologically functional state, including but not
limited to removal of all invasive plants and replanting any areas of exposed soil with native plants.
In the event that the HOA fails to maintain the FSH tract according to the standards of the Sandy
Municipal Code, the City of Sandy, following reasonable notice, may demand that the deficiency of
maintenance be corrected, and may enter the FSH tract area for maintenance purposes. All costs
thereby incurred by the City shall be charged to the HOA.

CHAPTER 17.92 - LANDSCAPING AND SCREENING

17.92.10 GENERAL PROVISIONS

C. Significant plant and tree specimens should be preserved to the greatest extent practicable and
integrated into the design of a development. Trees of 25-inches or greater circumference measured at
a height of 4-1% ft. above grade are considered significant. Plants to be saved and methods of
protection shall be indicated on the detailed planting plan submitted for approval. Existing trees may
be considered preserved if no cutting, filling, or compaction of the soil takes place between the trunk
of the tree and the area 5-ft. outside the tree’s drip line. Trees to be retained shall be protected from
damage during construction by a construction fence located 5 ft. outside the dripline.

L. All landscaping shall be continually maintained, including necessary watering, weeding, pruning and
replacing.

RESPONSE: Per Section 17.92.10 (C), trees over 25-inches circumference measured at a height of 4-%2
feet above grade are considered significant and should be preserved to the greatest extent practicable
and integrated into the design of a development. A 25-inch circumference tree measured at 4-'% feet
above grade has roughly an eight-inch diameter at breast height (DBH). Based on the Planning
Commission interpretation from February 25, 2019, Subsection 17.92.10(C) does not apply to
subdivisions. Tree protection fencing and tree retention will be discussed in more detail under Chapter
17.102 in this document. Per Section 17.92.10(L), all landscaping shall be continually maintained,
including necessary watering, weeding, pruning, and replacing.
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Note: the applicant is requesting a code interpretation to determine if Section 17.92.10(C) applies to
subdivisions.

17.92.30 REQUIRED TREE PLANTINGS

Planting of trees is required for all parking lots with 4 or more parking spaces, public street frontages,
and along private drives more than 150 feet long. Trees shall be planted outside the street right-of-way
except where there is a designated planting strip or City adopted street tree plan.

The City maintains a list of appropriate trees for street tree and parking lot planting situations. Selection
of species should be made from the city-approved list. Alternate selections may be approved by the
Director following written request. The type of tree used shall determine frequency of trees in planting
areas. Trees in parking areas shall be dispersed throughout the lot to provide a canopy for shade and
visual relief.

Area/Type of Planting Canopy Spacing
Street Tree Medium 30 ft. on center
Street Tree Large 50 ft. on center

Trees may not be planted:

o Within 5 ft. of permanent hard surface paving or walkways, unless specific species, special
planting techniques and specifications approved by the Director are used.
e Unless approved otherwise by the City Engineer:
*  Within 10 ft. of fire hydrants and utility poles
*  Within 20 ft. of street light standards
*  Within 5 ft. from an existing curb face
*  Within 10 ft. of a public sanitary sewer, storm drainage or water line
Where the Director determines the trees may be a hazard to the public interest or general welfare.
e Trees shall be pruned to provide a minimum clearance of 8 ft. above sidewalks and 12 ft. above
street and roadway surfaces.

RESPONSE: As required by Section 17.92.30, the development of the subdivision requires trees
spaced 30 feet on center along street frontages. The submitted Street Tree Plan (Exhibit C, Sheet 6)
identifies street trees along all of the proposed streets. The proposed plan details 84 street trees.
Two (2) of the street trees are proposed to be located in driveways in front of Lots 31 and 32;
however, there appears to be sufficient space to relocate at least one of the trees outside of the
driveway area. The applicant shall update the plan set to remove street trees from the driveways in
front of Lots 31 and 32; at least one of the street trees shall be relocated outside of the driveway
area.

The applicant is proposing to mass grade the buildable portion of the site. This will remove top soil
and heavily compact the soil. In order to maximize the success of the required street trees, the
applicant shall aerate the planter strips to a depth of 3 feet prior to planting street trees. The
applicant shall either aerate the planter strip soil at the subdivision stage and install fencing
around the planter strips to protect the soil from compaction or shall aerate the soil at the
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individual home construction phase. The applicant shall call for an inspection with the City after
aerating the soil and before planting the street trees.

The Preliminary Street and Utility Plan (Exhibit C, Sheet 5) shows the sidewalk and planter strip
improvements on the south side of Newton Street across from Lot 9 ending before the development
site boundary. Section 17.84.50(E) requires extension of street improvements ‘“to the edge of
adjacent properties.” With extension of the sidewalk and planter strip to the southern property
boundary, the proposal could accommodate a third street tree on the south side of Newton Street.
The applicant shall extend the street improvements on Newton Street across from Lot 9 to the
south line of the development site and obtain slope easements or construct retaining walls as
necessary to comply with this section of the development code. Improvements shall include
extension of the Newton Street sidewalk and planter strip, one additional street tree, and
landscaping the additional 17.70 feet of right-of-way dedication at the southeast corner of Newton
Street and Jacoby Road. The applicant shall submit a landscaping plan for the 17.70 feet of ROW
dedication for staff review and approval. The proposed layout would likely accommodate an
additional two (2) street trees on the east end of Newton Street. Per the Public Works Director
(Exhibit O), the applicant shall eliminate the proposed curve at the east end of Newton and
continue the three-quarter street improvement to the east boundary of the site. The applicant shall
update the plan set to show street trees in the planter strip adjacent to Lots 1 and 2. If the plans
change in a way that affects the number of street trees (e.g., driveway locations), the applicant
shall submit an updated street tree plan for staff review and approval. Street trees are required to
be a minimum caliper of 1.5-inches measured 6 inches from grade. Trees shall be planted, staked,
and the planter strip shall be graded and backfilled as necessary, and bark mulch, vegetation, or
other approved material installed prior to occupancy. Tree ties shall be removed after one growing
season (or a maximum of 1 year).

17.92.40 IRRIGATION
Landscaping shall be irrigated, either with a manual or automatic system, to sustain viable plant life.

RESPONSE: Section 17.92.40 requires that all landscaping shall be irrigated, either with a manual or
automatic system. As required by Section 17.92.140, the developer and lot owners shall be required to
maintain all vegetation planted in the development for two years from the date of completion, and
shall replace any dead or dying plants during that period.

17.92.50 TYPES AND SIZES OF PLANT MATERIALS

A. At least 75% of the required landscaping area shall be planted with a suitable combination of trees,
shrubs, or evergreen ground cover except as otherwise authorized by Chapter 17.92.10 F.

B. Plant Materials. Use of native plant materials or plants acclimatized to the Pacific Northwest is
encouraged where possible.

C. Trees shall be species having an average mature spread of crown greater than 15 feet and having
trunks which can be maintained in a clear condition with over 5 feet of clear wood (without
branches). Trees having a mature spread of crown less than 15 feet may be substituted by grouping
the same so as to create the equivalent of a 15-foot crown spread.

D. Deciduous trees shall be balled and burlapped, be a minimum of 7 feet in overall height or 1 %
inches in caliper measured 6 inches above the ground, immediately after planting. Bare root trees
will be acceptable to plant during their dormant season.
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E. Coniferous trees shall be a minimum five feet in height above ground at time of planting.

F. Shrubs shall be a minimum of 1 gallon in size or 2 feet in height when measured immediately after
planting.

G. Hedges, where required to screen and buffer off-street parking from adjoining properties shall be
planted with an evergreen species maintained so as to form a continuous, solid visual screen within 2
years after planting.

H. Vines for screening purposes shall be a minimum of 1 gallon in size or 30 inches in height
immediate after planting and may be used in conjunction with fences, screens, or walls to meet
physical barrier requirements as specified.

I.  Groundcovers shall be fully rooted and shall be well branched or leafed. If used in lieu of turf in
whole or in part, ground covers shall be planted in such a manner as to provide complete coverage in
one year.

J. Turf areas shall be planted in species normally grown as permanent lawns in western Oregon. Either
sod or seed are acceptable. Acceptable varieties include improved perennial ryes and fescues used
within the local landscape industry.

K. Landscaped areas may include architectural features or artificial ground covers such as sculptures,
benches, masonry or stone walls, fences, rock groupings, bark dust, decorative hard paving and
gravel areas, interspersed with planted areas. The exposed area developed with such features shall
not exceed 25% of the required landscaped area. Artificial plants are prohibited in any required
landscape area.

RESPONSE: Street trees are typically required to be a minimum caliper of 1.5-inches measured 6
inches from grade. In the past, staff has recommended a larger caliper street tree (2-inches) for
subdivision proposals where a substantial number of existing trees were proposed for removal.
However, staff has received feedback that fewer species are available at the 2-inch caliper size. To
provide species diversity, staff recommends requiring 1.5-inch caliper street trees. All street trees
shall be a minimum of 1.5-inches in caliper measured 6 inches above the ground and shall be
planted per the City of Sandy standard planting detail. The applicant proposes six distinct street
tree species with one tree species per block face. Staff would like to see more diversity in street tree
species in general and within each block. The applicant shall update the plan set to detail a
minimum of two (2) different tree species per block face for staff review and approval. The
proposed street tree list includes paperbark maple and Patmore ash. Due to concerns with Asian
Longhorn Beetle and Emerald Ash Borer, staff do not recommend planting new maples or ashes at
this time. The applicant shall update the proposed street tree list with at least two additional
species from the City of Sandy Street Tree List that aren’t maples or ashes. Staff recommends two
(or more) species from the following list: cascara (Rhamnus purshiana), kobus magnolia (Magnolia
kobus), Skyrocket oak (Quercus robur ‘Skyrocket’), Japanese stewartia (Stewartia pseudocamellia),
Japanese snowbell (Styrax japonica), or eastern redbud (Cercis canadensis). Providing species
diversity adds visual interest and provides additional resistance against disease in conformance with
City of Sandy Comprehensive Goal 5 Policy 28. The applicant also proposed Halka ginkgo.
Technically, the only ginkgo on the City of Sandy street tree list is Saratoga ginkgo (Ginkgo biloba
‘Saratoga’); however, staff recommends that Halka ginkgo be approved as a street tree with this
application.

17.92.60 REVEGETATION IN UNLANDSCAPED OR NATURAL AREAS
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A. Areas where natural vegetation has been removed or damaged through grading or construction
activity in areas not affected by the landscaping requirements and that are not to be occupied by
structures or other improvements shall be replanted.

B. Plant material shall be watered at intervals sufficient to assure survival and growth.

C. The use of native plant materials or plants acclimatized to the Pacific Northwest is encouraged to
reduce irrigation and maintenance demands.

RESPONSE: The applicant did not submit any plans for re-vegetation of areas damaged through
grading/construction, although most of the areas affected by grading will be improved. The
applicant shall maintain all unlandscaped and/or revegetated areas for a period of two years
following the date of recording of the final plat associated with those improvements.

17.92.130 PERFORMNCE BOND

If weather conditions or other circumstances beyond the control of the developer or owner make
completion of the landscaping impossible prior to desired occupancy, an extension of up to 6 months
may be applied for by posting “security” equal to 120% of the cost of the landscaping, assuring
installation within 6 months. “Security” may consist of a performance bond payable to the city, cash,
certified check, time certificates of deposit, assignment of a saving account, letter of credit, or other such
assurance of access to funds necessary for completion as shall meet the approval of the City Attorney.
Upon acceptance of the security, the developer or owner may be allowed occupancy for a period of up to
180 days. If the installation of the landscaping improvement is not completed within 180 days, the City
shall have access to the security to complete the installation and/or revoke occupancy. Upon completion
of the installation by the city, any portion of the remaining security minus administrative charges of 30%
shall be returned to the owner. Costs in excess of the posted security shall be assessed against the
property and the City shall thereupon have a valid lien against the property, which will come due, and
payable.

RESPONSE: The applicant has the option to defer the installation of street trees and/or landscaping for
weather-related reasons. Staff recommends the applicant utilize this option rather than install trees and
landscaping during the dry summer months. If the applicant chooses to postpone street tree and/or
landscaping installation, the applicant shall post a performance bond equal to 120 percent of the cost
of the street trees/landscaping, assuring installation within 6 months. The cost of street trees shall be
based on the street tree plan and at least $500 per tree fee, including a three-year maintenance and
warranty period. The cost of landscaping shall be based on the average of three estimates from three
landscaping contractors; the estimates shall include as separate items all materials, labor, and other
costs of the required action, including a two-year maintenance and warranty period.

CHAPTER 17.98 — PARKING, LOADING, AND ACCESS REQUIREMENTS

17.98.20 OFF-STREET PARKING REQUIREMENTS

RESPONSE: Section 17.98.20 requires two off-street parking spaces per single family detached
dwelling unit. The 32 dwelling units proposed in this subdivision requires 64 off-street parking spaces.
Each lot will have a driveway and the ability to construct a double car garage.

17.98.50 SETBACKS
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A. Parking areas, which abut a residential zoning district, shall meet the setback of the most restrictive
adjoining residential zoning district.

B. Required parking shall not be located in a required front or side yard setback area abutting a public
street except in industrial districts. For single family and two-family dwellings, required off-street
parking may be located in a driveway.

C. Parking areas shall be setback from a lot line adjoining a street the same distance as the required
building setbacks. Regardless of other provisions, a minimum setback of 5 feet shall be provided
along the property fronting on a public street. The setback area shall be landscaped as provided in
this code.

RESPONSE: Garages are required to be at least 22 feet setback from the front property line to meet
setback requirements in the SFR zoning district. The Preliminary Plat (Exhibit C, Sheet 1) details a
typical 22 foot garage setback.

17.98.60 DESIGN, SIZE AND ACCESS

All off-street parking facilities, vehicular maneuvering areas, driveways, loading facilities, accessways,
and private streets shall conform to the standards set forth in this section.

A. Parking Lot Design. All areas for required parking and maneuvering of vehicles shall have a durable
hard surface such as concrete or asphalt.

B. Size of Space.

1. A standard parking space shall be 9 feet by 18 feet.

2. A compact parking space shall be 8 feet by 16 feet.

3. Handicapped parking spaces shall be 13 feet by 18 feet. Accessible parking shall be provided for
all uses in compliance with the requirements of the State of Oregon (ORS 447.233) and the
Americans with Disabilities Act.

4. Parallel parking spaces shall be a length of 22 feet.

No more than 35 percent of the parking stalls shall be compact spaces

RESPONSE: The applicant shall comply with the parking standards in Section 17.98.60. The
parking areas in front of the proposed garages for all lots need to be at least 10 feet in width by 20
feet in length. Driveways for single family homes are required to be at least 10 feet wide as detailed
in Section 17.98.100 below. The garages shall be adequate depth to park a vehicle and the on-street
parking spaces shall be at least 22 feet in length.

17.98.80 ACCESS TO ARTERIAL AND COLLECTOR STREETS

A. Location and design of all accesses to and/or from arterials and collectors (as designated in the
Transportation System Plan) are subject to review and approval by the City Engineer. Where
practical, access from a lower functional order street may be required. Accesses to arterials or
collectors shall be located a minimum of 150 ft. from any other access or street intersection.
Exceptions may be granted by the City Engineer. Evaluations of exceptions shall consider posted
speed of the street on which access is proposed, constraints due to lot patterns, and effects on safety
and capacity of the adjacent public street, bicycle and pedestrian facilities.
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B. No development site shall be allowed more than one access point to any arterial or collector street
(as designated in the Transportation System Plan) except as approved by the City Engineer.
Evaluations of exceptions shall consider posted speed of street on which access is proposed,
constraints due to lot patterns, and effects on safety and capacity of the adjacent public street, bicycle
and pedestrian facilities.

C. When developed property is to be expanded or altered in a manner that significantly affects on-site
parking or circulation, both existing and proposed accesses shall be reviewed under the standards in
A and B above. As a part of an expansion or alteration approval, the City may require relocation
and/or reconstruction of existing accesses not meeting those standards.

RESPONSE: Jacoby Heights Subdivision is proposed to create two intersections with Jacoby Road,
a designated collector street: Woodstock Street and Newton Street. All lots are required to have
driveway access from the internal local street network with a vehicle non-access reserve strip
(VNAR) detailed on the face of plat along Jacoby Road.

17.98.100 DRIVEWAYS

A. A driveway to an off-street parking area shall be improved from the public roadway to the parking
area a minimum width of 20 feet for a two-way drive or 12 feet for a one-way drive but in either
case not less than the full width of the standard approach for the first 20 feet of the driveway.

B. A driveway for a single-family dwelling shall have a minimum width of 10 feet.

C. Adriveway for a two-family dwelling shall have a minimum width of 20 feet. A driveway approach
must be constructed in accordance with applicable city standards and the entire driveway must be
paved with asphalt or concrete.

D. Driveways, aisles, turnaround areas and ramps shall have a minimum vertical clearance of twelve
feet for their entire length and width but such clearance may be reduced in parking structures.

E. No driveway shall traverse a slope in excess of 15 percent at any point along the driveway length.

F. The location and design of the driveway shall provide for unobstructed sight per the vision clearance
requirements. Requests for exceptions to these requirements will be evaluated by the City Engineer
considering the physical limitations of the lot and safety impacts to vehicular, bicycle, and pedestrian
traffic.

RESPONSE: The minimum driveway width for a single-family dwelling is 10 feet. The Public Works
driveway approach standard detail specifies a maximum of 24 feet wide for a residential driveway
approach. The Preliminary Parking Plan (Exhibit C, Sheet 7) details driveway curb cuts for all lots.
With the exception of a few lots on the cul-de-sac, all driveways are detailed at approximately 20
feet. The applicant is proposing a shared driveway between Lot 29 and Tract A at approximately 36
feet and a shared driveway between Lot 27 and 28 at approximately 26 feet. In order to maximize
street tree planting areas and prevent conflicts with streetlights, water meters and dry utility
facilities, shared driveway approaches may be required in cul-de-sac bulbs. Per the Public Works
Director (Exhibit O), Lot 28 and 29 shall share a driveway approach maximum 24 feet in width.
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Lot 26 and 27 shall share a driveway approach maximum 24 feet in width. The applicant shall
grant crossover easements along the common parcel line to lots with shared driveway approaches.
The applicant shall realign the access drive proposed to serve the stormwater facility in Tract A or
revise the west line of Lot 29 to eliminate remnant of Tract A between the access drive and Lot 29.
The driveway approach for Tract A shall be a maximum of 12 feet in width. Per the City Engineer
(Exhibit L), the access to the detention pond shall be paved or all-weather surface.

17.98.130 PAVING

A. Parking areas, driveways, aisles and turnarounds shall be paved with concrete, asphalt or comparable
surfacing, constructed to city standards for off-street vehicle areas.

B. Gravel surfacing shall be permitted only for areas designated for non-motorized trailer or equipment
storage, propane or electrically powered vehicles, or storage of tracked vehicles.

RESPONSE: As required by Section 17.98.130, all parking, driveway and maneuvering areas
shall be constructed of asphalt, concrete, or other approved material.

17.98.140 DRAINAGE

Parking areas, aisles and turnarounds shall have adequate provisions made for the on-site collection of
drainage waters to eliminate sheet flow of such waters onto sidewalks, public rights-of-way and abutting
private property.

RESPONSE: Section 17.98.140 contains requirements for drainage. Other sections of this order detail
the stormwater requirements.

17.98.200 RESIDENTIAL ON-STREET PARKING REQUIREMENTS

A. Residential On-Street Parking Requirements. Residential on-street parking shall conform to the
following standards:

1. In addition to required off-street parking, all new residential planned developments, subdivisions
and partitions shall provide one (1) on-street parking space within 200 feet of each dwelling except
as provided in Section 17.98.200(A)(6) below.

2. The location of residential on-street parking shall be reviewed for compliance with this section
through submittal of a Residential Parking Analysis Plan as required in Section 17.98.10(M).

3. Residential on-street parking shall not obstruct required clear vision areas and shall not violate any
local or state laws.

Parallel residential on-street parking spaces shall be 22 feet minimum in length.

Residential on-street parking shall be measured along the curb from the outside edge of a driveway
wing or curb cut. Parking spaces must be set back a minimum of 15 feet from an intersection and
may not be located within 10 feet of a fire hydrant.

6. Portions of residential on-street parking required by this section may be provided in parking courts
that are interspersed throughout a development when the following standards are met:

a. No more than eight (8) parking spaces shall be provided in a parking court;
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b. Parking spaces within a parking court shall be nine (9) feet wide and 18 feet in depth;

c. Notwithstanding Section 17.98.70, vehicles parked in a parking court are permitted to back

onto the public right-of-way from the parking court;

d. A parking court shall be located within 200 feet of the dwellings requiring parking in

accordance with the requirements of Section 17.98.10(M);

e. No more than two (2) parking courts shall be provided within a block, with only one (1) parking

court provided along a block face;

f. A parking court shall be paved in compliance with the standards of this chapter and the latest

adopted grading and drainage standards;

g. If a parking court is adjacent to a public right-of-way, it shall be publicly owned and

maintained;

h. If a parking court is adjacent to a private drive, it shall be privately owned and maintained.
each parking court there shall be a legal recorded document which includes:

i. A legal description of the parking court;
ii.  Ownership of the parking court;
iii.  Use rights; and

iv. A maintenance agreement and the allocation and/or method of determining liability for

maintenance of the parking court;
i. A parking court shall be used solely for the parking of operable passenger vehicles.

RESPONSE: The Preliminary Parking Plan (Exhibit C, Sheet 7) identifies a total of 62 on-street

parking spaces with at least one (1) on-street parking space within 200 feet of each of the 32
lots. The proposed parking plan shows 21 parking spaces on the south side of Newton Street,
including parking spaces for Lots 1-4. These on-street parking spaces should not be counted
toward meeting the on-street parking requirement since the south side of the street will

eventually develop with driveways and/or streets that will eliminate these spaces or prevent the

developer of the site to the south from counting these spaces toward their on-street parking

requirement. Per the Public Works Director (Exhibit O), the applicant shall revise and resubmit

the on-street parking plan for staff review and approval prior to final plat approval. No
parking courts are proposed. The location of fire hydrants will be reviewed by the Sandy Fire
Department in more detail with Construction Plans. The applicant shall revise the Parking
Analysis if required fire hydrants affect on-street parking spaces.

CHAPTER 17.100 — LAND DIVISION

Chapter 17.100 presents review procedures, design standards, and improvement requirements for land
division. Section 17.100.60 is the subsection relevant to the division of subdivisions.

17.100.60 SUBDIVISIONS
Approval of a subdivision is required for a land division of 4 or more parcels in a calendar year. A two-
step procedure is required for subdivision approval: (1) tentative plat review and approval; and (2) final
plat review and approval.
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RESPONSE: Submittal of preliminary utility plans is solely to satisfy the requirements of Section
17.100.60. Preliminary plat approval does not connote utility or public improvement plan approval
which will be reviewed and approved separately upon submittal of public improvement construction
plans.

E. Approval Criteria. The Director or Planning Commission shall review the tentative plat for the
subdivision based on the classification procedure (Type Il or I11) set forth in Section 17.12 and the
following approval criteria:

1. The proposed subdivision is consistent with the density, setback and dimensional standards of
the base zoning district, unless modified by a Planned Development approval.
RESPONSE: The applicant requests subdivision approval for a subdivision that is in
compliance with most of the applicable development standards. The applicant requests one
variance to increase block length beyond the maximum block length standard, one variance to
allow houses to not face a transit street, and one variance to allow single-tiered lots. As a result,
the application for the subdivision and variances is being processed concurrently through a Type
111 procedure. The proposal is consistent with density and other dimensional standards of the
base zoning district.

2. The proposed subdivision is consistent with the design standards set forth in this chapter.
RESPONSE: Consistency with design standards in this chapter are discussed under each
subsection below. Conditions of approval can be adopted where necessary to bring the proposal
into compliance with applicable standards.

3. The proposed street pattern is connected and consistent with the Comprehensive Plan or official
street plan for the City of Sandy.
RESPONSE: The proposed subdivision includes the extension of Newton Street to the east of
Jacoby Road and three new proposed local streets, including one cul-de-sac. The subject
property was not included in the City’s current Transportation System Plan (TSP) because it was
outside of the Urban Growth Boundary (UGB) when the TSP was adopted in 2011.

4. Adequate public facilities are available or can be provided to serve the proposed subdivision.
RESPONSE: All public facilities including water, sanitary sewer and stormwater are available
or will be constructed by the applicant to serve the Jacoby Heights Subdivision.

5. All proposed improvements meet City standards.
RESPONSE: The detailed review of proposed improvements is contained in this report. Staff
has identified a few aspects of the proposed subdivision improvements requiring additional
information or modification by the applicant, but conditions of approval can be adopted to bring
the proposal into compliance with all standards.

6. The phasing plan, if requested, can be carried out in a manner that meets the objectives of the
above criteria and provides necessary public improvements for each phase as it develops.
RESPONSE: The applicant did not submit a phasing plan. This subdivision request is for a 32
lot subdivision in one development phase.

17.100.70 LAND DIVISION DESIGN STANDARDS
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All land divisions shall be in conformance with the requirements of the applicable base zoning district
and this chapter, as well as with other applicable provisions of this Code. Modifications to these
requirements may be accomplished through a Planned Development. The design standards in this
section shall be used in conjunction with street design standards included in the City of Sandy
Transportation System Plan and standards and construction specifications for public improvements as
set forth in adopted Public Facilities Plans and the Sandy Municipal Code.

RESPONSE: The applicant requested the following three Type Il variances:

= Variance to Section 17.82.20 to have the front door for the houses along Jacoby Road face the
interior local street network instead of Jacoby Road, which is designated as a transit street;

= Variance to Section 17.100.120(A) to provide a one-tiered lot configuration rather than a two-
tiered lot configuration along Jacoby Road;

= Variance to Section 17.100.120(B) to increase the maximum block length beyond 400 feet for the
north side of the proposed Woodstock Street between Camden Court and the east property
boundary.

Staff supports the variance to front door orientation, the variance to allow a single-tiered lot
configuration along Jacoby Road, and the variance to allow the block length to exceed 400 feet on the
north side of Woodstock Street between Camden Court and the east property boundary. The tentative
plat shall otherwise be designed to comply with all standards of the City of Sandy Development Code,
Transportation System Plan, Facilities Master Plans and Sandy Municipal Code.

17.100.100 STREETS GENERALLY

No subdivision or partition shall be approved unless the development has frontage or approved access to
an existing public street. In addition, all streets shall be graded and improved in conformance with the
City's construction standards, approved by the City Engineer, in accordance with the construction plans.

A. Street Connectivity Principle. The pattern of streets established through land divisions should be
connected to: (a) provide safe and convenient options for cars, bikes and pedestrians; (b) create a
logical, recognizable pattern of circulation; and (c) spread traffic over many streets so that key
streets (particularly U.S. 26) are not overburdened.

RESPONSE: The proposed development is moderately conducive to walking and biking while
accommodating motor vehicles. Due to topography and the location of Tickle Creek, it does not
make sense to extend the north-south streets (Camden Court and Middlebury Avenue) to the north.

B. Transportation Impact Studies. Transportation impact studies may be required by the city engineer to
assist the city to evaluate the impact of development proposals, determine reasonable and prudent
transportation facility improvements and justify modifications to the design standards. Such studies
will be prepared in accordance with the following:

1. A proposal established with the scope of the transportation impact study shall be coordinated
with, and agreed to, by the city engineer. The study requirements shall reflect the magnitude of
the project in accordance with accepted transportation planning and engineering practices. A
professional civil or traffic engineer registered in the State of Oregon shall prepare such studies.

2. If the study identifies level-of-service conditions less than the minimum standards established in
the Sandy Transportation System Plan, improvements and funding strategies mitigating the
problem shall be considered as part of the land use decision for the proposal.
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RESPONSE: The submitted Transportation Impact Analysis (Exhibit F) was completed by
Lancaster Engineering and is dated June 15, 2018. The traffic assumptions are based on the 10™"
Edition Trip Generation handbook. The analysis is based on the construction of 32 single-family
homes and the removal of one existing house, for a net increase of 31 units. The trip rates indicate
that upon full occupancy the subdivision will generate about 23 trips during the morning peak hour
and 31 trips during the evening peak hour, with a weekday total of 292 trips. The study found that
adequate sight distances can be made available on Jacoby Road at the site access intersections of
both Woodstock Street and Newton Street. The study also found that all study intersections are
operating acceptably per City of Sandy and ODOT standards and are projected to continue to
operate acceptably upon build-out of the proposed development through year 2020. The Traffic
Impact analysis concludes that no operational mitigation is necessary or recommended, no safety
mitigation is recommended, no sight distance mitigations are necessary or recommended, and no
turn lane or signal mitigations are recommended as part of this development. The City
Transportation Engineer (Exhibit M) reviewed the Traffic Impact Analysis and concurred that the
analysis demonstrates that the development can be accommodated without requiring mitigation to
meet adopted operational standards.

C. Topography and Arrangement. All streets shall be properly related to special traffic generators such
as industries, business districts, schools, and shopping centers and to the pattern of existing and
proposed land uses.

RESPONSE: Considering the site’s topography, the proposed street layout is acceptable given the
topography and residential use of this site, and the topography and use of adjacent properties.

D. Street Spacing. Street layout shall generally use a rectangular grid pattern with modifications as
appropriate to adapt to topography or natural conditions.

RESPONSE: The applicant proposes a rectangular pattern of streets with an offset grid. Due to
topography and the location of Tickle Creek, it does not make sense to extend the north-south streets
(Camden Court and Middlebury Avenue) to the north. However, future development to the south will
be required to align with the proposed intersections in order to maintain a rectangular grid pattern
and maximize pedestrian, bicycle, and vehicular connectivity. An offset grid with “T” intersections
is not warranted due to the lack of through traffic.

E. Future Street Plan. Future street plans are conceptual plans, street extensions and connections on
acreage adjacent to land divisions. They assure access for future development and promote a logical,
connected pattern of streets. It is in the interest of the city to promote a logical, connected pattern of
streets. All applications for land divisions shall provide a future street plan that shows the pattern of
existing and proposed future streets within the boundaries of the proposed land divisions, proposed
connections to abutting properties, and extension of streets to adjacent parcels within a 400 foot
radius of the study area where development may practically occur.

RESPONSE: The proposed local street plan has been designed to facilitate the traffic needs of this
development while ensuring there are no intersection conflicts with future development. Per the City
Engineer (Exhibit L), the applicant shall provide a profile design for a minimum of 200 feet for all
future street extensions beyond the project boundary to ensure future street grades can be met.
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F. Connections. Except as permitted under Exemptions, all streets, alleys and pedestrian walkways
shall connect to other streets within the development and to existing and planned streets outside the
development and to undeveloped properties which have no future street plan. Streets shall terminate
at other streets or at parks, schools or other public land within a neighborhood.

1. Where practicable, local roads shall align and connect with other roads when crossing collectors
and arterials.

2. Proposed streets or street extensions shall be located to provide direct access to existing or
planned transit stops, and existing or planned neighborhood activity centers, such as schools,
shopping areas and parks.

3. Exemptions.

a. A future street plan is not required for partitions of residentially zoned land when none of the
parcels may be redivided under existing minimum density standards.

b. Standards for street connections do not apply to freeways and other highways with full access
control.

c. When street connection standards are inconsistent with an adopted street spacing standard for
arterials or collectors, a right turn in/right turn out only design including median control may
be approved. Where compliance with the standards would result in unacceptable sight
distances, an accessway may be approved in place of a street connection.

RESPONSE: The proposed design extends Newton Street east across Jacoby Road into the site. All
proposed streets will allow connection with future development to the south and east, with the
exception of Camden Court, which is a cul-de-sac. Due to topography and the location of Tickle
Creek, it is not practicable to connect Camden Court to the north.

17.100.110 STREET STANDARDS AND CLASSIFICATION

Street standards are illustrated in the figures included at the end of this chapter. Functional definitions of
each street type are described in the Transportation System Plan as summarized below.

A. Major arterials are designed to carry high volumes of through traffic, mixed with some unavoidable
local traffic, through or around the city. Major arterials should generally be spaced at 1-mile
intervals.

B. Minor arterials are designed to collect and distribute traffic from major and minor arterials to
neighborhood collectors and local streets, or directly to traffic destinations. Minor arterials should
generally be spaced at 1-mile intervals.

C. Residential minor arterials are a hybrid between minor arterial and collector type streets that allow
for moderate to high traffic volumes on streets where over 90% of the fronting lots are residential.

D. Collector streets are designed to collect and distribute traffic from higher type arterial streets to local
streets or directly to traffic destinations. Collector streets should generally be spaced at 1/2-mile
intervals.

E. Local streets are designed to provide direct access to abutting property and connect to collector
streets. A general spacing of 8-10 local streets per mile is recommended.

F. Cul-de-sacs and dead end streets are discouraged. If deemed necessary, cul-de-sacs shall be as short
as possible and shall not exceed 400 feet in length.

G. Public access lanes are designed to provide primary access to a limited number of dwellings when
the construction of a local street is unnecessary.

H. Alleys are designed to provide access to multiple dwellings in areas where lot frontages are narrow
and driveway spacing requirements cannot be met.
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RESPONSE: Jacoby Road is an existing collector street. All proposed streets in the subdivision are
local streets, including the extension of the existing Newton Street, which is proposed to extend east
of Jacoby Road into the site. Camden Court is a proposed cul-de-sac and does not exceed 400 feet.
Per the City Engineer (Exhibit L), the plans don’t clearly indicate the radius for the proposed cul-
de-sac. In the February 25, 2019 staff report, the City Engineer and Public Works Director
recommended that the minimum paved cul-de-sac radius be 48 feet as per the Oregon Fire Code and
Metro Code Committee. The applicant’s representative (Exhibit W) indicated the applicant wants to
provide a smaller cul-de-sac and cited the cul-de-sac requirements for manufactured home parks as
a basis for allowing a smaller cul-de-sac radius. They also citied other cul-de-sacs in Sandy that
don’t meet the minimum radius requirement. The City Engineer and Public Works Director (Exhibit
X) stated: “The fact that a cul-de-sac of this size was approved on another development does not
allow staff to ignore the Fire Code standard on this site. The cul-de-sac bulb dimensions are not
solely for emergency vehicle access. The larger radius allows enough room for on-street parking,
garbage pickup, street sweeping and snow plowing. Even if lots 26-30 were constructed with
residential fire protection systems | would not recommend reducing the cul-de-sac bulb radius.”
After further discussion, the Public Works Director determined that a minimum 42 foot paved cul-
de-sac radius would suffice if the Fire Department is willing to sign off on a 42 foot radius cul-de-
sac. The minimum paved cul-de-sac radius shall be 42 feet; a review by the Fire Department to
confirm cul-de-sac size compliance shall be required prior to approval of the construction plans.

17.100.120 BLOCKS AND ACCESSWAYS
A. Blocks. Blocks shall have sufficient width to provide for two tiers of lots at appropriate depths.

However, exceptions to the block width shall be allowed for blocks that are adjacent to arterial
streets or natural features.

B. Residential Blocks. Blocks fronting local streets shall not exceed 400 feet in length, unless
topographic, natural resource, or other similar physical conditions justify longer blocks. Blocks may
exceed 400 feet if approved as part of a Planned Development, Specific Area Plan, adjustment or
variance.

RESPONSE: The applicant is requesting variances to Sections 17.100.120(A) and (B). The
proposal includes one lot (Lot 30) that will be a single-tiered lot and one block (north side of
Woodstock Street between Camden Court and the eastern property boundary) that exceeds 400 feet.

D. Pedestrian and Bicycle Access Way Requirements. In any block in a residential or commercial
district over 600 feet in length, a pedestrian and bicycle accessway with a minimum improved
surface of 10 feet within a 15-foot right-of-way or tract shall be provided through the middle of the
block. To enhance public convenience and mobility, such accessways may be required to connect to
cul-de-sacs, or between streets and other public or semipublic lands or through greenway systems.

RESPONSE: None of the proposed blocks exceed 600 feet in length. At the pre-application meeting,
staff informed the applicant that staff would like to see a connection from the proposed subdivision
to the future Tickle Creek Trail. Staff recommended the trail connection extend north from the
intersection of Middlebury Avenue and Woodstock Street. The submitted Future Street and
Pedestrian Trail Plan (Exhibit C, Sheet 8) details the future pedestrian trail connection to the future
Tickle Creek Trail on the adjacent property to the east (tax lot 800). Staff brought this proposal to
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the January 30, 2019 Parks and Trails Advisory Board meeting. The Parks and Trails Advisory
Board also recommends that the connector trail be constructed as part of this development. While
the Park Facilities Plan (Exhibit Y) depicts the future Tickle Creek Trail located along Tickle Creek
in the northeast corner of the subject property, the Park Facilities Plan doesn’t go as far as
identifying specific trail connections to the proposed future Tickle Creek Trail alignment. Without
specific trail connectors identified explicitly on the plan, staff cannot compel the applicant to include
a trail connecting to the future Tickle Creek Trail. However, staff and the Parks & Trails Advisory
Board recommend the applicant include a connector trail on the subject property that provides
access to the future Tickle Creek Trail.

17.100.130 EASEMENTS

A minimum eight (8) foot public utility easement shall be required along property lines abutting a right-
of-way for all lots within a partition or subdivision. Where a partition or subdivision is traversed by a
watercourse, drainage way, channel or stream, the land division shall provide a stormwater easement or
drainage right-of-way conforming substantially with the lines of such watercourse, and such further width
as determined needed for water quality and quantity protection.

RESPONSE: The Preliminary Plat (Exhibit C, Sheet 1) details an 8 foot wide public utility easement
along all street frontages. The plat shall detail all proposed easements as detailed in Section 17.84.90
above.

17.100.180 INTERSECTIONS

A. Intersections. Streets shall be laid out so as to intersect as nearly as possible at right angles. A
proposed intersection of two new streets at an angle of less than 75 degrees shall not be
acceptable. No more than two streets shall intersect at any one point unless specifically approved
by the City Engineer. The city engineer may require left turn lanes, signals, special crosswalks,
curb extensions and other intersection design elements justified by a traffic study or necessary to
comply with the Development Code.

B. Curve Radius. All local and neighborhood collector streets shall have a minimum curve radius
(at intersections of rights-of-way) of 20 feet, unless otherwise approved by the City Engineer.
When a local or neighborhood collector enters on to a collector or arterial street, the curve radius
shall be a minimum of 30 feet, unless otherwise approved by the City Engineer.

RESPONSE: The proposed intersections are all right angles and meet the required minimum
spacing standard of 150 feet as required in Section 17.84.50(C)(2).

17.100.190 STREET SIGNS

RESPONSE: The applicant will be required to pay for the cost of all street signs and the City will
install the street signs.

17.100.210 STREET LIGHTING

RESPONSE: Chapter 15.30 contains the City of Sandy’s Dark Sky Ordinance. The applicant will
need to install street lights along all street frontages wherever street lighting is determined
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insufficient. The locations of street light fixtures shall be reviewed in detail with construction
plans.

17.100.220 LOT DESIGN

A. The lot arrangement shall be such that there will be no foreseeable difficulties, for reason of
topography or other conditions, in securing building permits to build on all lots in compliance with
the Development Code.

B. The lot dimensions shall comply with the minimum standards of the Development Code. When lots
are more than double the minimum lot size required for the zoning district, the subdivider may be
required to arrange such lots to allow further subdivision and the opening of future streets to serve
such potential lots.

C. The lot or parcel width at the front building line shall meet the requirements of the Development
Code and shall abut a public street other than an alley for a width of at least 20 feet. A street frontage
of not less than 15 feet is acceptable in the case of a flag lot division resulting from the division of an
unusually deep land parcel which is of a size to warrant division into not more than two parcels.

D. Double frontage lots shall be avoided except where necessary to provide separation of residential
developments from arterial streets or to overcome specific disadvantages of topography or
orientation.

E. Lots shall avoid deriving access from major or minor arterials. When driveway access from major or
minor arterials may be necessary for several adjoining lots, the Director or the Planning Commission
may require that such lots be served by a common access drive in order to limit possible traffic
hazards on such streets. Where possible, driveways should be designed and arranged to avoid
requiring vehicles to back into traffic on minor or major arterials.

RESPONSE: The Single Family Residential (SFR) zoning district requires lots at least 7,500 square
feet in area. The proposed lots range in size from 7,500 square feet to 21,183 square feet. All homes
are required to comply with setback standards and maximum building height limitations as required
in Chapter 17.34. Lot 30 is a double frontage lots that will take access from Camden Court but also
abut Jacoby Road. Lots 19-21 and 27 contain more than double the minimum lot size; however, a
large portion of each lot’s area is within the FSH and, therefore, cannot be divided into a separate
buildable lot. To avoid potential conflict between private property owners and the FSH overlay area
in the future, the applicant shall designate the FSH analysis area as a separate tract, which shall
be owned and maintained by an HOA. No lots are proposed to be accessed from a major or minor
arterial. All lots are required to comply with clear vision requirements at all intersections.

17.100.230 WATER FACILITIES

Water lines and fire hydrants serving the subdivision or partition, and connecting the development to
City mains, shall be installed to provide adequate water pressure to serve present and future consumer
demand. The materials, sizes, and locations of water mains, valves, service laterals, meter boxes and
other required appurtenances shall be in accordance with the standards of the Fire District, the City, and
the State.

If the city requires the subdivider to install water lines in excess of eight inches, the city may participate
in the oversizing costs. Any oversizing agreements shall be approved by the city manager based upon
council policy and dependent on budget constraints. If required water mains will directly serve property
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outside the subdivision, the city may enter into an agreement with the subdivider setting forth methods
for reimbursement for the proportionate share of the cost.

RESPONSE: City facilities have adequate capacity to serve the proposed development. The specific
details of water facilities will be reviewed with construction plans. Water service will be provided from
a connection to the existing 8-inch water main at the intersection of Cascadia Village Drive and Jacoby
Road. There is no other proposed connection to the water distribution system. Per the Public Works
Director (Exhibit O), the applicant shall demonstrate that adequate fire and domestic flow will be
available with a single point of connection to the water distribution system or connect to the existing
8-inch water line at the intersection of Newton Street and Amherst Street. Per the City Engineer
(Exhibit L), all new waterline mains shall be a minimum of 8-inches in diameter and shall be
extended to the plat boundaries where practical to provide future connections to adjoining properties.
The applicant’s proposed Utility Plan (Exhibit C, Sheet 5) depicts new hydrants. The location of fire
hydrants will be reviewed by the Sandy Fire Department in more detail with construction plans.

17.100.240 SANITARY SEWERS

Sanitary sewers shall be installed to serve the subdivision and to connect the subdivision to existing
mains. Design of sanitary sewers shall take into account the capacity and grade to allow for desirable
extension beyond the subdivision.

If required sewer facilities will directly serve property outside the subdivision, the city may enter into an
agreement with the subdivider setting forth methods for reimbursement by nonparticipating landowners
for the proportionate share of the cost of construction.

RESPONSE: City facilities have adequate capacity to serve the proposed development. The specific
details of sanitary sewer facilities will be reviewed with construction plans. Per the City Engineer
(Exhibit L), all new public sanitary sewer lines shall be a minimum of 8-inches in diameter and shall
be extended to the plat boundaries where practical to provide future connections to adjoining
properties. The proposed utility plan shows an 8-inch sanitary sewer line extended south from the
existing sewer line in Jacoby Road approximately 490 feet to the site. The site will drain to the existing
SE sewer pump station located on Jacoby Road south of Trillium Avenue. Per the Public Works Director
(Exhibit O), the applicant shall provide a sanitary sewer lateral serving Tax Lot 6100 (located directly
north of the subject property) with the sanitary sewer main line extension. At the February 25, 2019
Planning Commission hearing, the applicant’s representative (Exhibit W) requested that the City
reimburse the developer for the cost of the lateral. The Public Works Director and City Engineer
(Exhibit X) stated “The City will not reimburse the developer for the cost of the lateral. The applicant
may apply for an Advanced Financed Public Improvement reimbursement from the benefitting property
owner(s) per section 12.14 of the Municipal Code.”

17.100.250 SURFACE DRAINAGE AND STORM SEWER SYSTEM

A. Drainage facilities shall be provided within the subdivision and to connect with off-site drainage
ways or storm sewers. Capacity, grade and materials shall be by a design approved by the city
engineer. Design of drainage within the subdivision shall take into account the location, capacity and
grade necessary to maintain unrestricted flow from areas draining through the subdivision and to
allow extension of the system to serve such areas.
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B. In addition to normal drainage design and construction, provisions shall be taken to handle any
drainage from preexisting subsurface drain tile. It shall be the design engineer's duty to investigate
the location of drain tile and its relation to public improvements and building construction.

C. The roof and site drainage from each lot shall be discharged to either curb face outlets (if minor
quantity), to a public storm drain or to a natural acceptable drainage way if adjacent to the lot.

RESPONSE: The applicant proposes a 20,283 square foot public stormwater detention pond (Tract A)
to be dedicated to the City of Sandy. Detained and treated discharge from the detention pond is
proposed to be discharged to the adjacent property to the north. Per the Public Works Director(Exhibit
0), the applicant shall demonstrate that the proposed subdivision does not exceed pre-development
site runoff discharges to this same point and provide information on the dimensions and slope of the
existing drainage way. Per the City Engineer (Exhibit L), the detention pond shall meet the
requirements of the 2016 City of Portland Stormwater Management Manual (SWMM) for
landscaping, Section 2.4.1, and escape route, Section 2.30. All new public storm drains shall be a
minimum of 12-inches in diameter and shall be extended to the plat boundaries where practical to
provide future connections to adjoining properties. The City Engineer (Exhibit L) states the submitted
preliminary stormwater calculations meet the water quality and water quantity criteria as stated in the
City of Sandy Municipal Code Chapter 13.18 Standards and the City of Portland current Stormwater
Management Manual (SWMM) Standards that were adopted by reference into the Sandy Development
Code. Per the City Engineer, the applicant shall submit a detailed final stormwater report stamped by
a licensed professional to the City for review and approval with the final construction plans.

17.100.260 UNDERGROUND UTILITIES

All subdivisions or major partitions shall be required to install underground utilities (including, but not
limited to, electrical and telephone wiring). The utilities shall be installed pursuant to the requirements
of the utility company.

RESPONSE: All utilities shall be placed underground.

17.100.270 SIDEWALKS

Sidewalks shall be installed on both sides of a public street and in any special pedestrian way within the
subdivision.

RESPONSE: The applicant proposes constructing sidewalks along all public street frontages, with the
exception of the proposed three-quarter street section and one-half street section of Newton Street.

17.100.290 STREET TREES

Where planting strips are provided in the public right-of-way, a master street tree plan shall be submitted
and approved by the Director. The street tree plan shall provide street trees approximately every 30° on
center for all lots.

RESPONSE: As required by Section 17.92.30, the development of the subdivision requires installation
of trees along all street frontages. Street trees are discussed in Section 17.92.30 of this staff report.
17.100.300 EROSION CONTROL
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Grass seed planting shall take place prior to September 30th on all lots upon which a dwelling has not
been started but the ground cover has been disturbed. The seeds shall be of an annual rye grass variety
and shall be sown at not less than four pounds to each 1000 square feet of land area.

RESPONSE: The applicant shall submit a grading and erosion control permit and request an
inspection of installed devices prior to any additional grading onsite. The grading and erosion control
plan shall include a re-vegetation plan for all areas disturbed during construction of the subdivision.
All erosion control and grading shall comply with Section 15.44 of the Municipal Code and as
detailed below. The proposed subdivision is greater than one acre which typically requires approval of
a DEQ 1200-C Permit. The applicant shall submit confirmation from DEQ if a 1200-C Permit will
not be required.

17.100.310 REQUIRED IMPROVEMENTS

The following improvements shall be installed at no expense to the city, consistent with the design
standards of Chapter 17.84, except as otherwise provided in relation to oversizing.

Drainage facilities

Lot, street and perimeter monumentation

Mailbox delivery units

Sanitary sewers

Sidewalks

Street lights

Street name signs

Street trees

Streets

Traffic signs

Underground communication lines, including broadband (fiber), telephone, and cable. Franchise
agreements will dictate whether telephone and cable lines are required.

L. Underground power lines

M. Water distribution lines and fire hydrants

ACTIOMMOO®DR

RESPONSE: The applicant shall be responsible for the installation of all improvements detailed in
Section 17.100.310, including fiber facilities. SandyNet requires the developer to work with the City
to ensure that broadband infrastructure meets the design standards and adopted procedures as
described in Section 17.84.70. Entry monument signs shall be located entirely outside the public right-
of-way and clear vision areas as required by Section 17.74.30. If entry signs are desired, staff
recommends the applicant submit a detailed plan showing the location of such signage.

CHAPTER 17.102 - URBAN FORESTRY

17.102.20 APPLICABILITY

This chapter applies only to properties within the Sandy Urban Growth Boundary that are greater than
one acre including contiguous parcels under the same ownership.
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A. General: No person shall cut, harvest, or remove trees 11 inches DBH or greater without first
obtaining a permit and demonstrating compliance with this chapter.
1. Asa condition of permit issuance, the applicant shall agree to implement required provisions of
this chapter and to allow all inspections to be conducted.
2. Tree removal is subject to the provisions of Chapter 15.44, Erosion Control, Chapter 17.56,
Hillside Development, and Chapter 17.60 Flood and Slope Hazard.

B. Exceptions: The following tree removals are exempt from the requirements of this chapter.

1. Tree removal as required by the city or public utility for the installation or maintenance or repair
of roads, utilities, or other structures.

2. Tree removal to prevent an imminent threat to public health or safety, or prevent imminent threat
to public or private property, or prevent an imminent threat of serious environmental
degradation. In these circumstances, a Type | tree removal permit shall be applied for within
seven days following the date of tree removal.

RESPONSE: Section 17.00.10 states the overall purpose of the Development Code, which is to
ensure that development is consistent with the goals and policies of the Sandy Comprehensive Plan.
Goal 5 of the Comprehensive Plan addresses natural resources, with a stated intention of
establishing policies for conservation of open space and protection of natural and scenic resources
in compliance with Statewide Planning Goal 5. The Comprehensive Plan states, “In keeping with the
mandate of Statewide Planning Goal 5, Oregon communities are required to provide programs that
will ‘conserve open space and protect natural and scenic resources.” Additionally, the City of Sandy
has the goal of providing parks, open space, and recreational opportunities for its citizens, as well
as promoting healthy and visually attractive environments that are in harmony with the natural
landscape character of the area.” Goal 5 of the Comprehensive Plan includes policies related to
natural resources, open space, stream corridor protection, indigenous growth protection, historic
and cultural resource protection, and environmental and cultural resource protection. The most
relevant policies related to tree retention and mitigation include the following:
= Policy 4: The City promotes development practices which maintain or enhance the
environmental quality enjoyed by the residents of the community.
= Policy 7: Employ development regulations to preserve and protect open space and
environmentally sensitive lands, integrate the natural environment of Sandy into project
designs, minimize the creation of impervious surface, and discourage the unnecessary
clearing of trees and other natural vegetation.
= Policy 16: Require development and construction projects to minimize disturbance of
significant indigenous growth and to enhance the cohesive quality of tree stands through
sensitive site design and construction methods.
= Policy 17: Promote innovative site and building designs which reduce the adverse impacts of
development on native tree stands and other areas of significant vegetation.
= Policy 18: Where feasible, preserve natural vegetation resource sites through public
acquisition, conservation easements or other available methods to permanently limit
development.
= Policy 19: Encourage and, if necessary, require reforestation in open space areas to help
mitigate the adverse impacts of development.
= Policy 27: The City of Sandy shall promote the planting of trees throughout the community
on both public and private properties.
= Policy 28: The City of Sandy shall consider the establishment of a street tree plan that
identifies particular trees within different areas of the City but that provide species diversity
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to add visual interest throughout the community, create individual neighborhood identity,
and provide additional resistance through species diversity against disease.
= Policy 29: The City of Sandy shall review existing development standards, including street
standards, to assure that the standards support and encourage the maintenance of a
sustainable urban forest.
= Policy 30: The City of Sandy shall consider incentives to encourage the preservation of
significant trees.
As discussed in further detail below, the 9.68 acre site requires retention of a minimum of 29 trees
that are in good condition and are 11-inches DBH or greater. Of the 521 trees inventoried on the
site, the applicant is proposing to remove 457. Per Section 17.92.10(C), significant trees (8-inches
or greater DBH) should be preserved to the greatest extent practicable. In addition, the City of
Sandy Comprehensive Plan encourages development that minimizes disturbance of native tree
stands, preserves natural open space, and promotes innovative site and building design to minimize
the adverse impacts of development on native tree stands.

17.102.50 TREE RETENTION AND PROTECTION REQUIREMENTS

A. Tree Retention: The landowner is responsible for retention and protection of trees required to be

retained as specified below:

1. At least three trees 11 inches DBH or greater are to be retained for every one-acre of contiguous
ownership.

2. Retained trees can be located anywhere on the site at the landowner's discretion before the
harvest begins. Clusters of trees are encouraged.

3. Trees proposed for retention shall be healthy and likely to grow to maturity, and be located to
minimize the potential for blow-down following the harvest.

4. If possible, at least two of the required trees per acre must be of conifer species.

5. Trees within the required protected setback areas may be counted towards the tree retention
standard if they meet these requirements.

B. Tree Protection Area: Except as otherwise determined by the Planning Director, all tree protection
measures set forth in this section shall be instituted prior to any development activities and removed
only after completion of all construction activity. Tree protection measures are required for land
disturbing activities including but not limited to tree removal, clearing, grading, excavation, or
demolition work.

1. Trees identified for retention shall be marked with yellow flagging tape and protected by
protective barrier fencing placed no less than 10 horizontal feet from the outside edge of the
trunk.

2. Required fencing shall be a minimum of six feet tall supported with metal posts placed no
farther than ten feet apart installed flush with the initial undisturbed grade.

3. No construction activity shall occur within the tree protection zone, including, but not limited
to dumping or storage of materials such as building supplies, soil, waste items, equipment, or
parked vehicles.

C. Inspection. The applicant shall not proceed with any tree removal or construction activity, except
erosion control measures, until the City has inspected and approved the installation of tree protection
measures. Within 15 days of the date of accepting an application for a Type | permit, the city shall
complete an onsite inspection of proposed activities and issue or deny the permit. Within 15 days of
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issuing a Type Il or Type 11l permit, the city shall complete an onsite inspection of proposed
activities.

For ongoing forest operations, the permit holder shall notify the city by phone or in writing 24 hours
prior to subsequent tree removal. The city may conduct an onsite re-inspection of permit conditions
at this time.

RESPONSE: The subject property is 9.68 acres, which requires a minimum of 29 retention trees
that are 11-inches or greater DBH and in good health. Per the submitted Tree Retention Inventory
(Exhibit C, Sheet 2), the applicant proposes to retain all trees within the FSH overlay (64 total),
including 33 trees that are viable and 11-inches or greater DBH. Of the 33 viable trees identified for
retention, six (6) appear to be on or very close to the eastern property boundary (Trees # 527, 528,
530, 549, 550, and 3006). The applicant’s representative submitted a memo (Exhibit W) at the
February 25, 2019 Planning Commission hearing that confirmed Tree #3006 is on the property line
and Trees # 527, 528, 530, 549, and 550 are all within 5 feet of the property line. However, the roots
and canopies of these trees clearly cross the property boundary; thus, staff is concerned that these
trees could be impacted by actions occurring on the neighboring property to the east, which is not in
City limits. The applicant shall either identify an additional six (6) retention trees on the subject
property, or shall obtain a recorded tree conservation easement on the neighboring property to the
east for Trees # 527, 528, 530, 549, 550, and 3006. The tree conservation easement shall include
the area under the dripline of the tree plus an additional 5 feet beyond the dripline. If the applicant
chooses to retain additional trees, staff recommends retaining all trees on Lot 19 and including the
area as part of the FSH tract to be owned and maintained by the HOA. Alternatively, staff
recommends the applicant consider directional boring in the utility easements to retain Trees #109,
110, 120, 122, 336, 340, 366, 380, 383 and 392, and/or reducing the square footage of Lots 9 and 10
and creating an approximately 20 foot wide tree preservation buffer tract along Jacoby Road, which
would also be placed in a conservation easement. A tree buffer along Jacoby Road would also
support the applicant’s request to have the houses on Lots 9 and 10 face the internal street network
rather than Jacoby Road.

Of the 33 viable trees, an additional four (4) include notes such as “poor trunk taper,” “windthrow
potential,” “wound on trunk,” or “some trunk decay” (Trees # 520, 531, 534, and 560). At the
February 25, 2019 Planning Commission hearing, the applicant’s arborist submitted Arborist Notes
for Jacoby Heights subdivision (Exhibit V). The notes state that “‘minor defects noted about viable’
trees that do not necessarily affect survivability or lead to tree mortality are considered if proximity
to construction will lead to additional stress that will affect the tree’s ability to compartmentalize or
outgrow the defect. The mention of these defects does not mean the trees are hazardous or declining.
As trees being preserved are largely part of, and adjacent to, a mature stand of native trees they
have a strong likelihood of survival and reduced risk of windthrow.” Staff recommends obtaining a
second opinion on the health of these four (4) trees and their likelihood of growing to maturity. The
applicant shall obtain a third-party arborist opinion to evaluate Trees # 520, 531, 534, and 560,
and shall pay the third-party arborist fee.

It appears that there are two trees that are proposed for removal located on the FSH boundary line:
Tree #510 and Tree #516. The applicant shall update the plan set to retain Trees #510 and #516 to
avoid tree removal in the FSH overlay. Both Tree #510 and Tree #516 are viable per the arborist
report.
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Section 17.102.50(B.1) requires tree protection fencing be placed no less than 10 horizontal feet
from the outside edge of the trunk. Per the Pacific Northwest International Society of Arboriculture
(ISA), the ISA defines the critical root zone (CRZ) as “an area equal to a 1-foot radius from the base
of the tree’s trunk for each 1 inch of the tree’s diameter at 4.5 feet above grade (referred to as
diameter at breast height). ” Often the drip-line is used to estimate a tree’s CRZ,; however, it should
be noted that a tree’s roots typically extend well beyond its drip-line. In addition, trees continue to
grow, and roots continue to extend. Thus, a proactive approach to tree protection would take into
consideration the fact that the tree and its root zone will continue to grow. The arborist notes for
Jacoby Heights Subdivision submitted by the applicant’s arborist at the February 25, 2019 Planning
Commission hearing (Exhibit V) state: “The TPF [tree protection fence] will be installed 5 feet
beyond the drip-lines of trees being preserved that border the TPF. Trees being preserved within the
core of the FSH will have ample protection.” With regards to Trees # 510 and 516, the arborist’s
notes state: “T510 (Tree 510) and T516 (Tree 516) will be added to the preservation plan. These two
trees are at the edge of the FSH. A grading cut will be made to the southwest of these two trees.
Grading may encroach into the root protection zones (RPZs) of the two trees but will be no closer
than 10 ft. from either tree. Grading will slope away from the trees which preserves more of the root
crown than a vertical cut. The project arborist will be onsite to supervise grading that occurs within
the RPZs of these trees and to prune roots if needed. ” As stated by the applicant’s arborist, tree
protection fencing shall be located at least 5 feet beyond the dripline of all retention trees, with the
exception of Trees #510 and #516. For Trees #510 and #5186, tree protection fencing shall be
placed as close as possible to 5 feet beyond the dripline but may encroach in the critical root zone
under supervision of the arborist, who shall be on site to supervise grading that occurs within the
critical root zones of Trees # 510 and #516. In no case shall grading or other construction activity
occur within 10 feet from the trunk of Tree #510 or Tree #516. Tree protection fencing shall be a
minimum of six feet tall supported with metal posts placed no farther than ten feet apart installed
flush with the initial undisturbed grade. Staff recommends 6 foot tall no-jump horse fencing. Staff
also recommends the applicant affix a laminated sign (minimum 8.5 inches by 11 inches) to the
tree protection fencing indicating that the area behind the fence is a tree retention area and that
the fence shall not be removed or relocated. No construction activity shall occur within the tree
protection zone, including, but not limited to, dumping or storage of materials such as building
supplies, soil, waste items, equipment, or parked vehicles. The applicant shall request an
inspection of tree protection measures prior to any tree removal, grading, or other construction
activity on the site.

OTHER CONSIDERATIONS FOR TREES:

To ensure protection of the required retention trees, the applicant shall record a tree protection
covenant specifying protection of these trees and limiting removal without submittal of an
Arborist’s Report and City approval. This document shall include a sketch identifying the
required retention trees. All trees marked for retention shall be retained and protected during
construction regardless of desired or proposed building plans; plans for future houses on the
proposed lots within the subdivision shall be modified to not encroach on retention trees and
associated tree protection fencing.

The properties directly north and east of the subject site (tax lots 6100 and 800) contain a humber of
existing trees, some of which are located close to the shared property line and have canopies that
extend onto the subject property. The applicant shall update the plan set to detail tree protection
fencing on the subject property located 5 feet beyond the dripline of all trees located on the
properties to the north and east.
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CHAPTER 17.66 — ADJUSTMENTS AND VARIANCES

17.66.60 VARIANCES

Variances are a means of requesting a complete waiver or major adjustment to certain development
standards. They may be requested for a specific lot or as part of a land division application. The Type Il
variance process is generally reserved for major adjustments on individual lots, while variances to
development standards proposed as part of a land division are processed as a Type Il application
(requiring a public hearing).

RESPONSE: The applicant proposes the following three Type 11 variances:

= Variance to Section 17.82.20 to have the front door for the houses along Jacoby Road face the
interior local street network instead of Jacoby Road, which is designated as a transit street;

= Variance to Section 17.100.120(A) to provide a one-tiered lot configuration rather than a two-
tiered lot configuration along Jacoby Road;

= Variance to Section 17.100.120(B) to increase the maximum block length beyond 400 feet for the
north side of the proposed Woodstock Street between Camden Court and the east property
boundary.

17.66.70 TYPE Il AND TYPE |11l VARIANCE CRITERIA

The authority to grant a variance does not include authority to approve a development that is designed,
arranged or intended for a use not otherwise approvable in the location. The criteria are as follows:

A. The circumstances necessitating the variance are not of the applicant’s making.

B. The hardship does not arise from a violation of this Code, and approval will not allow otherwise
prohibited uses in the district in which the property is located.

C. Granting of the variance will not adversely affect implementation of the Comprehensive Plan.

D. The variance authorized will not be materially detrimental to the public welfare or materially
injurious to other property in the vicinity.

E. The development will be the same as development permitted under this code and City standards to
the greatest extent that is reasonably possible while permitting some economic use of the land.

F. Special circumstances or conditions apply to the property which do not apply generally to other
properties in the same zone or vicinity, and result from lot size or shape (legally existing prior to the
effective date of this Code), topography, or other circumstances over which the applicant has no
control.

BLOCK LENGTH VARIANCE
17.100.120 (B) Residential Blocks. “Blocks fronting local streets shall not exceed 400 feet in length,
unless topographic, natural resource, or other similar physical conditions justify longer blocks. Blocks
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may exceed 400 feet if approved as part of a Planned Development, Specific Area Plan, adjustment or
variance.”

Request: The applicant requests approval to exceed the 400 foot block length standard for the north side
of Woodstock Street between Camden Court and the eastern property boundary (approximately 426
feet).

Criteria A. of Section 17.66.70 states “The circumstances necessitating the variance are not of the
applicant’s making.” RESPONSE: The topography of the site is such that there cannot be a north-south
street north of Woodstock Street without encroaching in the FSH. By not creating an intersection along
the north side of Woodstock Street, the design better protects the FSH area and Tickle Creek basin. The
City Engineer reviewed the future street plan (Exhibit C, Sheet 8) and states “given the wetlands/Tickle
Creek is [sic] located to the north, a stubbed street is not feasible. Extending the block length for
approximately 100 feet appears to be reasonable and is compatible with the location of the existing
house on the adjacent property to the east.”

Criteria B. of Section 17.66.70 states “The hardship does not arise from a violation of this Code, and
approval will not allow otherwise prohibited uses in the district in which the property is located.”
RESPONSE: The applicant has not violated the Development Code and the uses allowed on the lots
will be the same with or without approval of this variance. Granting a block length variance will better
protect the natural resources on the site.

Criteria C. of Section 17.66.70 states “Granting of the variance will not adversely affect implementation
of the Comprehensive Plan.” RESPONSE: Approval of the variance will not have an impact on any of
the policies or goals of the Comprehensive Plan or any other applicable policies and standards adopted
by the City. The applicant’s narrative (Exhibit B) states: “‘Granting this variance will further the
City’[s] goal of protecting natural resources and will not adversely affect implementation of the
Comprehensive Plan.”

Criteria D. of Section 17.66.70 states “The variance authorized will not be materially detrimental to the
public welfare or materially injurious to other property in the vicinity.” RESPONSE: Approval of the
variance will not be materially detrimental or injurious to other property owners in the vicinity.

Criteria E. of Section 17.66.70 states “The development will be the same as development permitted
under this code and City standards to the greatest extent that is reasonably possible while permitting
some economic use of the land.” RESPONSE: The proposed development will not be significantly
different than if Woodstock Street was limited to 400 feet in length. Inclusion of a connector trail to the
future Tickle Creek Trail on the subject property north of Woodstock Street will break up the block
length and provide additional pedestrian connectivity.

Criteria F. of Section 17.66.70 states “Special circumstances or conditions apply to the property which
do not apply generally to other properties in the same zone or vicinity, and result from lot size or shape
(legally existing prior to the effective date of this Code), topography, or other circumstances over which
the applicant has no control.” RESPONSE: The topography of the site is such that there cannot be a
north-south street north of Woodstock Street without encroaching in the FSH. By not creating an
intersection along the north side of Woodstock Street, the design better protects the FSH area and Tickle
Creek basin.
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Recommendation: Staff recommends the Planning Commission approve a variance to allow the north
side of Woodstock Street between Camden Court and the eastern property boundary to exceed 400
feet as proposed in the submitted plan set.

BUILDING ORIENTATION VARIANCES

The requirement of building entrances oriented to transit streets, such as Jacoby Road, is to provide a
pleasant and enjoyable pedestrian experience by connecting activities within a structure to the
adjacent sidewalk where transit amenities are located.

Request: The applicant requests a Type |11 variance to Chapter 17.82.20 to allow the front door of the
future homes constructed on Lots 9, 10, 30 and 32 to face the internal local street network instead of
Jacoby Road, a designated transit street.

Criteria A. of Section 17.66.70 states “The circumstances necessitating the variance are not of the
applicant’s making.” RESPONSE: The Development Code does not allow driveway access to higher
classification streets such as Jacoby Road, a collector street. The front door could be oriented to Jacoby
Road with a rear or side loaded garage oriented to the internal street network; however, staff
recognizes that the front doors on Jacoby Road would essentially be false front doors, which is not the
intent of the code.

Criteria B. of Section 17.66.70 states “The hardship does not arise from a violation of this Code, and
approval will not allow otherwise prohibited uses in the district in which the property is located.”
RESPONSE: The applicant has not violated the Development Code and the uses allowed on the lots
will be the same with or without approval of this variance.

Criteria C. of Section 17.66.70 states “Granting of the variance will not adversely affect implementation
of the Comprehensive Plan.” RESPONSE: The variance will not have an impact on any of the policies
or goals of the Comprehensive Plan.

Criteria D. of Section 17.66.70 states “The variance authorized will not be materially detrimental to the
public welfare or materially injurious to other property in the vicinity.” RESPONSE: Approval of the
variance will not be materially detrimental or injurious to other property owners in the vicinity.
Orientation of the houses on Lots 9, 10, 30, and 32 to the internal street network will have no negative
effect on surrounding properties. Per the applicant’s narrative (Exhibit B), “Homes directly across
Jacoby Road from the subject property have a similar configuration to what is being proposed. ”

Criteria E. of Section 17.66.70 states “The development will be the same as development permitted
under this code and City standards to the greatest extent that is reasonably possible while permitting
some economic use of the land.” RESPONSE: Orienting the houses on Lots 9, 10, 30, and 32 to the
local street will allow construction of a traditional structure containing a garage and front door on
the same street elevation, which will create a consistent look in the neighborhood. However, the
requirement of building entrances oriented to transit streets, such as Jacoby Road, is to provide a
pleasant and enjoyable pedestrian experience by connecting activities within a structure to the
adjacent sidewalk where transit amenities are located. If Planning Commission approves this
variance, staff recommends the applicant add additional design elements and decorative fencing
along the Jacoby Road facing sides of Lots 9, 10, 30 and 32 per the following:
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= Builders of individual lots shall construct a decorative fence on the Jacoby Road facing side of
Lots 9, 10, 30, and 32 to enhance the visual appeal of these lots from Jacoby Road. The fence
shall include the following design details:
o Constructed of vertical black metal or faux metal fencing material.
o No greater than 3-inch gap between vertical pickets.
o 4-feet to 6-feet in height.

= The rear elevations of Lot 30 and the side elevation of Lots 9, 10, and 32 shall incorporate all
of the following design details where applicable:
o Decorative gables — including two or more of the following:
* A window with grids.
+ Atrimmed vent. The trim must match the trim on the windows and the vent
must be at least 4 square feet in area.
« Cross or diagonal bracing, shingles, trim, corbels, exposed rafter ends, or
brackets.
» Decorative ‘belly-band’ with an alternative paint color to the siding color,
between building floors.
o Mixture of siding materials, including shake or horizontal lap siding with an
alternative paint color to the primary siding color.
o Recessed or covered rear entries (rear elevation only).
» The covered area must be at least 48 square feet and a minimum of 8 feet
wide.
« The recessed entry must feature vertical support posts.
o Minimum four-inch wide trim or 12-inch wide shutters around all windows.

Builders shall submit proposed decorative fence and elevation designs for staff review and approval.

Criteria F. of Section 17.66.70 states “Special circumstances or conditions apply to the property which
do not apply generally to other properties in the same zone or vicinity, and result from lot size or shape
(legally existing prior to the effective date of this Code), topography, or other circumstances over which
the applicant has no control.” RESPONSE: It would create an unconventional design to have the rear of
the houses on Lots 30 and 32 facing the proposed Camden Court cul-de-sac. While the front doors of the
houses on Lots 9 and 10 could face Jacoby Road, the garages would not be able to gain access from
Jacoby Road. A more traditional orientation would be to have both the front door and garage face the
local street as requested by the applicant.

Recommendation: Staff recommends the Planning Commission approve a variance to allow the front
door of the future homes constructed on Lots 9, 10, 30, and 32 to not face Jacoby Road. Staff further
recommends the applicant add additional design elements and decorative fencing along the Jacoby
Road facing sides of Lots 9, 10, 30, and 32.

TWO-TIERED LOT VARIANCE

17.100.120 (A) Blocks. “Blocks shall have sufficient width to provide for two tiers of lots at appropriate
depths. However, exceptions to the block width shall be allowed for blocks that are adjacent to arterial
streets or natural features.”

Request: The applicant requests approval to provide a one-tier lot configuration for Lot 30 between
Jacoby Road and Camden Court, instead of the required two-tier configuration.
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Criteria A. of Section 17.66.70 states “The circumstances necessitating the variance are not of the
applicant’s making.” RESPONSE: The applicant’s narrative (Exhibit B) states that the design of the
proposed subdivision, including the single-tiered lot on the cul-de-sac, is due to “topographic and
natural resource constraints of the property associated with the location of Tickle Creek and steep
slopes.” The proposal only includes one single-tiered lot. In addition, the Development Code allows an
exception for blocks that are adjacent to arterial streets or natural features. Though Jacoby Road is a
collector street, staff believes approving the applicant’s request to allow one-tiered lot configuration
would be in line with the intent of Section 17.100.120(A), which states: “Blocks shall have sufficient
width to provide for two tiers of lots at appropriate depths. However, exceptions to the block width shall
be allowed for blocks that are adjacent to arterial streets or natural features.”

Criteria B. of Section 17.66.70 states ““The hardship does not arise from a violation of this Code, and
approval will not allow otherwise prohibited uses in the district in which the property is located.”
RESPONSE: The applicant has not violated the Development Code and the uses allowed on the lots
will be the same with or without approval of this variance.

Criteria C. of Section 17.66.70 states “Granting of the variance will not adversely affect implementation
of the Comprehensive Plan.” RESPONSE: The variance will not have an impact on any of the policies
or goals of the Comprehensive Plan.

Criteria D. of Section 17.66.70 states “The variance authorized will not be materially detrimental to the
public welfare or materially injurious to other property in the vicinity.” RESPONSE: Approval of the
variance will not be materially detrimental or injurious to other property owners in the vicinity.

Criteria E. of Section 17.66.70 states “The development will be the same as development permitted
under this code and City standards to the greatest extent that is reasonably possible while permitting
some economic use of the land.” RESPONSE: The proposal contains one single-tiered lot (Lot 30) and
the proposed development will not be significantly different than if the applicant proposed a two-tiered
lot configuration so that Lot 30 was somehow not oriented as a single tiered lot.

Criteria F. of Section 17.66.70 states “Special circumstances or conditions apply to the property which
do not apply generally to other properties in the same zone or vicinity, and result from lot size or shape
(legally existing prior to the effective date of this Code), topography, or other circumstances over which
the applicant has no control.” RESPONSE: The applicant’s narrative states “the subject property
contains unique circumstances (collector street, steep slopes, and creek) that warrant approval of an
alternative design.” The Code allows an exception for blocks that are adjacent to arterial streets or
natural features. Though Jacoby Road is a collector street, staff believes approving the applicant’s
request to allow one-tiered lot configuration would be in line with the intent of Section 17.100.120(A) as
explained in Criteria A.

Recommendation: Staff recommends the Planning Commission approve the applicant’s request to
allow one-tiered lot configuration for Lot 30 between Jacoby Road and Camden Court.

CHAPTER 15.30 — DARK SKY ORDINANCE

All exterior lighting is required to conform to the requirements of this chapter.
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RESPONSE: Chapter 15.30 contains the City of Sandy’s Dark Sky Ordinance. The applicant will need
to install street lights along all street frontages wherever street lighting is determined insufficient. The
locations of these fixtures shall be reviewed in detail with construction plans. Full cut-off lighting
shall be required.

CHAPTER 15.44 — EROSION CONTROL

15.44.20 AREA OF APPLICATION

This chapter applies to all ground disturbing activities within the city limits whether or not a permit is
required, unless such activities are otherwise exempted by the Sandy Development Code. All non-
permitted ground disturbing activities that are permanent or temporary in nature shall comply with this
chapter unless otherwise noted.

RESPONSE: All on-site earthwork activities including any retaining wall construction should follow
the requirements of the current edition of the Oregon Structural Specialty Code (OSSC). If the
proposal includes a retaining wall, the applicant shall submit additional details on the proposed
retaining wall for staff review and approval. All on-site earthwork activities should follow the
Geotechnical Report (Exhibit G) prepared by Rapid Soil Solutions LLC, dated February 23, 2018. Any
deviations from the initial design parameters shall be reviewed by Rapid Soil Solutions for applicability.
The City Engineer (Exhibit L) reviewed the Geotechnical Report and recommends that the applicant
shall retain appropriate professional geotechnical services for observation of construction of
earthwork and grading activities. The grading setbacks, drainage, and terracing shall comply with the
Oregon Structural Specialty Code (OSSC) requirements and the geotechnical report
recommendations and conclusions as indicated in the report. When the grading is completed, the
applicant shall submit a final report by the Geotechnical Engineer to the City stating that adequate
inspections and testing have been performed on the lots and all of the work is in compliance with the
above noted report and OSSC. Site grading should not in any way impede, impound or inundate the
adjoining properties. All the work within the public right-of-way and within the paved area should
comply with American Public Works Association (APWA) and City requirements as amended. The
applicant shall submit a grading and erosion control permit and request an inspection of installed
devices prior to any additional grading onsite. The grading and erosion control plan shall include a re-
vegetation plan for all areas disturbed during construction of the subdivision. All erosion control and
grading shall comply with Section 15.44 of the Municipal Code. The proposed subdivision is greater
than one acre which typically requires approval of a DEQ 1200-C Permit. The applicant shall submit
confirmation from DEQ if a 1200-C Permit will not be required.

15.4450 APPLICANT’S RESPONSIBILITY

The developer, subsequent developers or property owners shall bear responsibility for the installation,
construction, protection of all stockpiles on the site, materials transported from the site, maintenance
including re-vegetation of all graded areas, inspection and disposition of erosion control measures. In
order to meet the purpose of this chapter, the developer shall:

C. Apply permanent or temporary soil stabilization to denuded development site areas in
conformance with the following schedule:
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1. Between October 1 and April 30, all denuded sites shall immediately be provided with either
temporary or permanent soil stabilization.

2. Between May 1 and September 30, temporary erosion and sediment control measures to
reduce dust and sediment transport shall be applied as soon as practicable, but in no case
more than seven days after ground disturbing activity occurs.

3. Ground cover shall be installed on any portion of a site that is denuded for more than six

months. Sports fields or playgrounds surrounded by vegetative cover or permanently

installed curbing are exempt from this requirement.

Temporary measures shall be maintained until permanent measures are established.

Plant replacement vegetative cover that does not include plants listed as nuisance or

prohibited plants on the City of Portland Plant List (available in the Planning & Development

office) or the City’s Native Plant List. Agriculture, timber production or residential crop
growing activities are exempted from this requirement.

6. Secure or protect soil stockpiles throughout the project with temporary or permanent soil
stabilization measures. Depositions of soil may be subject to additional regulations requiring
permit, review or erosion and sediment control.

7. Select BMPs from the Erosion Control Manual.

o s

RESPONSE: Section 15.44.50 contains requirements for maintenance of a site including re-
vegetation of all graded areas. The applicant’s Erosion Control Plan shall be designed in
accordance with the standards of Section 15.44.50.

I11. SUMMARY AND CONCLUSION

All County Surveyors & Planners submitted an application on behalf of Cory Knight to subdivide 9.68
acres at 19124 Jacoby Road into a 32 lot subdivision. The 32 lots range in size from 7,500 square feet to
21,183 square feet. The subdivision proposal includes the extension of Newton Street into the site and
three proposed local streets: Camden Court, Woodstock Street, and Middlebury Avenue. The applicant
is requesting three (3) variances: a variance to Section 17.82.20 to allow future homes to not orient to
Jacoby Road, a variance to Section 17.100.120(A) to allow a one-tiered lot configuration between
Jacoby Road and Camden Court, and a variance to Section 17.100.120(B) to exceed a 400 foot block
length on the north side of Woodstock Street between Camden Court and the east property line. In
addition, the applicant is requesting a code interpretation related to the tree protection standards of
Chapter 17.92, Landscaping and Screening General Standards — All Zones, and Chapter 17.102, Urban
Forestry.

As detailed in this report, the proposed subdivision generally complies with most Development Code
requirements.

Biggest Issues/Staff Recommendations:
= Create a separate FSH tract, which will be owned and maintained by an HOA. Approve variance
to allow Lots 19-21 to be less than 7,500 square feet and allow rear setback to be reduced to 15
feet.
= Add additional decorative fence and building features on Jacoby Road for Lots 9, 10, 30, and 32.
= Provide a geological assessment specific to each lot proposed to be developed with a single
family house on 25 percent or greater slopes that fall outside the mapped FSH overlay.
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= Design Newton Street with a three-quarter street section to the eastern property boundary.
Provide the minimum three-quarter street improvements on Newton Street on the subject
property or acquire land on adjacent properties to accommodate a three-quarter street.

= Identify an additional six (6) retention trees on the subject property, or obtain a recorded tree
conservation easement on the neighboring property to the east for Trees # 527, 528, 530, 549,
550, and 3006. The tree conservation easement shall include the area under the dripline of the
tree plus an additional 5 feet beyond the dripline.

= Obtain a second opinion from the third-party arborist to evaluate Trees # 520, 531, 534, and 560,
and pay the third-party arborist fee.

1IV. RECOMMENDATION
Staff recommends the Planning Commission hold a public hearing to take public testimony regarding
the proposal. Staff recommends the Planning Commission approve the subdivision application with
modifications as recommended in this report. The staff recommendation includes approval of the
following three variances:
= Variance to Section 17.82.20 to have the front door for the houses along Jacoby Road face the
interior local street network instead of Jacoby Road, which is designated as a transit street;
= Variance to Section 17.100.120(A) to provide a one-tiered lot configuration rather than a two-
tiered lot configuration along Jacoby Road;
= Variance to Section 17.100.120(B) to increase the maximum block length beyond 400 feet for
the north side of the proposed Woodstock Street between Camden Court and the east property
boundary.

Staff is also recommending that the FSH analysis area be a separate tract owned and maintained by an
HOA. This would result in Lots 19-21 being less than the minimum 7,500 square feet; thus, staff is
recommending approval of a variance to allow Lots 19-21 to be less than the 7,500 square foot
minimum and allowing the rear setback to be reduced to 15 feet.

Since the Planning Commission decided to interpret the code such that one specific subsection of
Chapter 17.92 does not apply to residential subdivisions, staff requests that the Planning Commission
provide a revised motion with a more clear basis for the code interpretation decision.
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EXHIBIT A

LAND USE APPLICATION FORM

2

CITY OF SANDY, OREGON

(Please print or type the information b-low)

Planning Department
39250 Pioneer Blvd.
Sandy OR 97055
503-668-4886

Name of Project Jacoby Heights Subdivision

Location or Address 19124 SE Jacoby Road, Sandy, OR

Map & Tax Lot Number T 25 | R4E

, Section 24A_: Tax Lot(s) 2300

Plan Designation SFR

Request:

Zoning Designation LDR

Acres 964

Type Il Tree Removal Permit.

Type lll, 31 lot residential subdivision]including two Type lll Variances and a

I am the (check onc) ) owner 3 lessce of the property listed above and the statements and
information contained hercin are in all respects true, complete and correct to the best of my

knowledge and belicf.
Applicant Cory Knight Owner Cory Knight
UL EE 16513 SE Orchard View Lane —
- F T 7
City/State/Zip Damascus, OR 97089 City/State/Zip
Phone Phone
503-481-7789
Email Email
cory@taylorgrouprealty.com
Signature Signature
If signed'by Agept, owner’s written authorization must be attached.
i
File No./g.ozqéu Date (,([‘{h 2 Rec. No. Fee § i
Type of Review (circle one): Typt.:l Type 1l Type 111(/17&’10
\‘——______4)
G 'Farms All Departments' Planning\Form Updates 2014'Applications'General Land Use Applicatton .doc Page 1 of 1

296 Y402300
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PROJECT NARRATIVE
FOR

JACOBY ESTATES SUBDIVISION
19124 SE JACOBY ROAD
SANDY, OREGON 97055

Revised
December 2018

EXHIBIT B

Page 74 of 572



Project Details

Project Location: 19124 SE Jacoby Road, East side of Jacoby Road; south
and east of Cascadia Village Drive

Legal Description: Map 24E 24A, Tax Lot 2300

Zoning District SFR, Single Family Residential

Site Size: 9.68 ac. {421,661 sf)

Owner / Applicant
Cory Knight
16513 SE Orchard View Lane
Damascus, Or 97089
cory@taylorgrouprealty.com
503-481-7789

Representative:

Civil Engineer / Surveyor
All County Surveyors & Planners, Inc.

Ray Moore, P.E., PL.S.
P.0. Box 955
Sandy, OR 97055
Phone: 503-668-3151
Fax: 503-668-4730
Email: ray@allcountysurveyors.com
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Consultant Team:

Planning
Tracy Brown

Tracy Brown Planning Consultants, LLC
17075 Fir Drive
Sandy, OR 97055
Phone: 503-781-0453
thrownplan@gmail.com

Geotechnical Engineer
Mia Mahedy-Sexton, PE, GE

Rapid Seil Solutions
3915 SW Plum Street
Portland, Or 97219
Mia@rapidsoilsolutions.com
503-816-3689

Traffic Engineer
William Farley
Lancaster Engineering
321 SW 4th Ave., Suite 400
Portland, OR 97204
Phone: 503-248-0313
todd@lancasterengineering.com

Wetland Consultant
Jack Dalton
Environmental Science & Assessment LLC
107 SE Washington Street Suite 24%

Portland, Or 97214
Jack@esapdx.com

Office: 503-478-0424
Cell: 971-413-6738

Arborist
Peter Torres
Multnomah Tree Experts, Ltd
8325 SW 42nd Ave
Portland, Or 97219
Peter@multnomahtree.com
503-452-8160

Jacoby Heights Subdivision Revised Narrative

Page 2 of 49

Page 76 of 572



I. General Project Description

The project site consists of one parcel located at Township 2 South, Range 4 East,
Section 24A, tax lot 2300 of the Willamette Meridian. The property contains
approximately 9.64 acres and an existing single family dwelling. A tributary of
Tickle Creek flows through the northeast corner of the property.

The site is zoned SFR, Single Family Residential. The applicant proposes
constructing a 32 lot subdivision in a single phase and intends to remove the
existing residence with construction of the subdivision. All of the lots are
proposed to be accessed by a new street system constructed off Jacoby Road that
can be extended to adjacent parcels in the future. The subject property gradually
slopes to the west and north with the northeast corner of the property containing
steeper slopes sloping to the northeast. This area of the property contains a small
stretch of Tickle Creek.

The applicant proposes platting lots within the FSH Overlay identified on the
property but no development is proposed within this area. A 20,283 square foot
tract (Tract A) is also proposed to be dedicated to the city of Sandy to be used for
stormwater detention and water quality purposes.

A pre-application conference was held with the City to review the project on
January 3, 2018. Based on input received at this meeting modifications were
made to the subdivision layout. Application materials were initially submitted to
the City on June 25, 2018. On July 12, 2018, the City sent the applicant a letter
deeming the application incomplete. The revised narrative addresses the items in
this letter.

With this application the applicant is requesting a Code Interpretation per the
requirements of Chapter 17.14. The applicant requests the Planning Commission
make a determination regarding pertinent regulations applicable to retaining trees
within the proposed subdivision, Staff has recently been applying the language in
Section 17.92.10(C) in addition to Chapter 17.102 to regulating trees. The
applicant believes only the requirements of Chapter 17.102 are applicable for this
purpose.

Il. Application Approval Requests
The applicant requests the following approvals with this application:

« Type lll Code Interpretation regarding tree protection regulations
applicable to the proposed subdivision;

» Type Il Subdivision including a Type ll Tree Removal Permit;

« Type lli, Variance to Section 17.82.20 to allow all homes adjacent to Jacoby
Road to be constructed with their front doors facing the internal local
street rather than Jacoby Road;

« Type lll Variance to Section 17.100.120¢A) to allow creation of a single tier
of lots (Lot 30) adjacent to Jacoby Road, a collector street; and
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o Type lll Variance to Section 17.100.120(B) to exceed the 400 foot block
length maximum for the north side of Woodstock St., from Camden Ct, to
the eastern property line.

lll. items Submitted With This Application
Land Use Application

Notification List and Mailing Labels

Exhibit A - Project Narrative (revised)
Exhibit B - Code Interpretation Request
Exhibit C - Civil Plans

Sheet 1 - Cover Sheet and Preliminary Plat Map
Sheet 2 - Existing Conditions and Tree Inventory
Sheet 3 - Existing Trees with Building Setbacks
Sheet 4 - FSH and Slopes Map

Sheet 5 - Preliminary Street and Utility Plan
Sheet 6 - Preliminary Street Tree Plan

Sheet 7 - Preliminary Parking Plan

Sheet 8 - Future Street and Pedestrian Trail Plan
Sheet 9 - Grading and Erosion Control Plan
Sheet 10 - Cut and Fill Evaluation

Exhibit D - Storm Drainage Report

Exhibit E - Traffic Impact Analysis

Exhibit F - Geotechnical Report

Exhibit G - Wetland Determination Memo

Exhibit H - Existing Easement (Document 2008-012774)

Exhibit [ - Public Works Correspondence RE: Sewer Pump Station
Exhibit J - Tree Inventory

Exhibit K - Incompleteness Letter dated July 12, 2018

IV. Review of Applicable Approval Criteria

Development applications are required to meet development standards set forth in
the City of Sandy Development Code. This section addresses all applicable review
criteria. Pertinent code provisions are cited below in regular text followed by a
response describing how the proposal complies with this standard in italics. The
following code chapters have been reviewed in this narrative:

Chapter Title
17.30 Zoning District
17.34 Single Family Residential (SFR)
17.60 Flood and Slope Hazard Overlay
17.80 Additional Setbacks on Collector and Arterial Streets
17.82 Special Setbacks on Transit Streets
17.84 Improvements Required with Development
17.86 Parkland and Open Space
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17.90 Design Standards

17.92 Landscaping and Screening

17.98 Parking, Loading, and Access Requirements
17.100 Land Division

17.102 Urban Forestry

15.30 Dark Sky Ordinance

CHAPTER 17.30 - ZONING DISTRICTS

17.30.20 RESIDENTIAL DENSITY CALCULATION PROCEDURE

The number of dwelling units permitted on a parcel of land is calculated after the
determination of the net site area and the acreage of any restricted development
areas (as defined by Chapter 17.60). Limited density transfers are permitted from
restricted development areas to unrestricted areas consistent with the provisions
of the Flood and Slope Hazard Area Overlay District, Chapter 17.60.

Response: The applicant proposes a 32 lot subdivision with a single tract to be
dedicated to the city (Tract A) for stormwater drainage purposes. The subject
property contains a gross site area of 9.68 acres. After deducting public rights-
of-way and the proposed stormwater tract, the net site area (N5A) is 7.09 acres.
Because the subject property contains restricted development areas (RDA) as
defined by Chapter 17.60 these areas are also deducted from the net site area to
determine the unrestricted site area (USA). The formula used in this calculation
is: NSA - RDA = USA.

The subject property contains 52,444 square feet (1.20 acres) of restricted
development area (RDA) as shown on Sheet 4. Subtracting this area from the 7.09
net site area (N5A) results in an unrestricted site area (USA) containing 5.89
acres.

The SFR zone allows a minimum of 3 and a maximum of 5.8 units per net acre.
The minimum density is calculated by multiplying the USA x the required
minimum density (5.89 acres x 3 = 17.67 units round up to 18 units)

The maximum density is determined by these two formulas and using the lesser
number of units.

a. NSA (in acres) x Maximum Density of Zoning District (units/acre).
(7.09 acres x 5.8 units/acre = 41.122 (rounded to 41 units)),

b. USA (in acres) x Maximum Density of Zoning District (units/acre) x 1.5
(maximum allowable density transfer based on Chapter 17.60)

(5.89 x acres x 5.8 units/acre x 1,5 density transfer = 51.243 (rounded to 51
units)

As a result of these calculations the density range for the subject property is
a minimum of 18 units and a maximum of 41 units,
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CHAPTER 17.34 - SINGLE-FAMILY RESIDENTIAL (SFR)
17.34.00 - INTENT

The district is intended to implement the Low Density Residential Comprehensive
Plan designation by providing for low-density residential development in specific
areas of the city. The purpose of this district is to allow limited development of
property while not precluding more dense future development, as urban services
become available. Density shall not be less than 3 or more than 5.8 units per net
acre.

Response: As detailed above, the proposed 32 lots complies with the density
range in the SFR zoning district of 18 to 41 units for the subject property.

17.34.10 - PERMITTED USES

A, Primary Uses Permitted Qutright:
1. Single detached dwelling subject to design standards in Chapter 17.90;
Response: The applicant proposes constructing single family detached
dwellings as permitted in this zoning district.

17.34.30 - DEVELOPMENT STANDARDS

Type Standard
A. Minitnum Lot Area - Single detached dwelling 7,500 square ft.
+ Other permitted uses No minimum
B. Minimum Average Lot Width 60
- Single detached dwelling ft.

C. Minimum Lot Frontage

20 ft. except as allowed by Section
17.100.160

D. Minimum Average Lot Depth

No minimum

E. Setbacks (Main Building)
Front yard
Rear yard
Side yard (interior)
Corner Lot

10 ft. minimum
20 fi. minimum
7.5 ft. minimum
10 fi. minimum on side abutting the street

F. Setbacks (Garage/Camort)

22 fi. minimum for front vehicle access 15 fi.
minimum if entrance is perpendicular to street
{subject to Section 17.90.220) 5 ft. minimum for
alley or rear access

G. Projections into Required Setbacks

See Chapter 17.74

H. Accessory Structures in Required Setbacks

See Chapter 17.74

1. Structure Height

35 fi. maximum

J. Building Site Coverage

No minimum

K. Off-Street Parking

See Chapter 17.98
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Response: As shown on Sheet 1 of the plan set, all lots in the proposed
subdivision contain at least 7,500 square feet, have at least 20 feet of street
frontage, contain an average lot width of at least 60 feet as required. The
proposed building footprints shown on this sheet indicates that all (ots are
capable of complying with applicable setbacks in the zone. The details of these
development standards will be reviewed with submittal of building permits.
Compliance with required off-street parking as shown on Sheet 7 is reviewed in
Chapter 17,98 below.

17.34.40 - MINIMUM REQUIREMENTS

A,

Must connect to municipal water.
Response: The applicant proposes extending water service to serve all
dwellings in the new subdivision.

. Must connect to municipal sewer if service is currently within 200 feet of the

site. Sites more than 200 feet from municipal sewer, may be approved to

connect to an alternative disposal system provided all of the following are

satisfied:

1. A county septic permit is secured and a copy is provided to the city;

2. The property owner executes a waiver of remonstrance to a local
improvement district and/or signs a deed restriction agreeing to complete
improvements, including but not limited, to curbs, sidewalks, sanitary
sewer, water, stoerm sewer or other improvements which directly benefit the
property;

3. The minimum size of the property is one acre or is a pre-existing buildable
lot, as determined by the city;

4. Site consists of a buildable parcel(s) created through dividing property in
the city, which is less than five acres in size.

Response: The existing dwelling is currently served by a septic system.
This system will be decommissioned in accordance with applicable
regulations and the applicant will provide proof of the decommissioned
system with construction documents.

. The location of any real improvements to the property must provide for a

future street network to be developed.
Response: A new street network will be constructed to serve each dwelling as
required.

. Must have frontage or approved access to public streets.

Response: Each new residence constructed in the subdivision will gain access
from a public street,

17.34.50 - ADDITIONAL REQUIREMENTS

A,

Design review as specified in Chapter 17.90 is required for all uses.
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Response: Only Section 17,90.150, Residential Design Standards of Chapter
17.90 is applicable to residential developments. This section is reviewed
below.

. Lots with 40 feet or tess of street frontage shall be accessed by a rear alley or
a shared private driveway.

Response: Lots 27/28 contain less than 40 feet of street frontage but comply
with the 20 foot minimum street frontage standard. Due to slopes it is not
feasible to access these lots by a rear alley, however a shared curb cut/
driveway is a possibility if required.

CHAPTER 17.60 - FLOOD AND SLOPE HAZARD (FSH) OVERLAY

17.60.10 - INTERPRETATION AND MAPPING

The Director has the ultimate responsibility for maintaining the FSH Overlay
District on the City of Sandy Zoning Map, determining on-site measuring methods,
and otherwise interpreting the provisions of this chapter. Technical terms used in
this chapter are defined in Chapter 17.10, Definitions. This chapter does not
regulate development on lots or parcels entirely outside the FSH Overlay District.

A. FSH Overlay District. The only areas subject to the restrictions and

prohibitions of the FSH overlay district are those indicated on the City of Sandy
Zoning Map on file in the Planning Department. This chapter does not regulate
lots or parcels entirely outside the FSH QOverlay District.

Response: The city’s Zoning Map dated May 18, 2018 shows that only the
northeast corner of the subject property is affected by the FSH Overlay and
the city’s FSH Overlay Analysis map dated December 11, 2012 does not identify
any restricted areas on the subject property. The applicant hired a wetland
expert to evaluate the property to determine if any wetlands or waters of the
state exist on the subject property. As detailed in Exhibit G submitted with
this application, this memo indicates “there is no evidence of intermittent or
perennial flow on the site” and no wetlands are present.

As part of the completeness items, the City requested the applicant map the
FSH Overlay on the site (including 25% slopes and setbacks, 200 feet from the
top of bank of Tickle Creek, 100 ft. from the top of bank of other streams,
wetlands with setback, etc,) and pay a Type lll FSH review fee. The applicant
is confused by this request since this code section clearly states the “only
areas subject to the restrictions and prohibitions of the FSH overlay district
are this indicated on the City of Sandy Zoning Map on file in the Planning
Department”.

Regardless, as requested the applicant’s Engineer completed the FSH overlay
mapping as shown on Sheet 4.
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B. Development Approval Required. No development shall occur within the FSH
overlay district without first obtaining City approval under the provisions of
this chapter. The Director shall notify the Oregaon Division of State Lands
whenever any inventoried wetland is proposed for development, in accordance
with ORS 227.350. In riverine situations, the Director shall notify adjacent
communities and the State Coordinating Office prior to any alteration or
relocation of a watercourse, and submit copies of such notification to the
administrator.

Response: As shown on the Preliminary Plat Map, lots are proposed to be
platted within the FSH overlay district, but no development will occur in this
area.

C. Applicant Responsibilities. The applicant for alteration or development within
the FSH overlay district shall be responsible for preparing a survey of the entire
site, based on site specific field surveys or Corps of Engineers data that
precisely maps and delineates the following areas:

I,

(L8]

o0

The name, location and dimensions of affected streams or rivers, and the
tops of their respective banks.

Response: As noted in the section above, no development is proposed
within the F5H overlay district on the subject property.

100-year floodplain and floodway boundaries and elevations as determined
by the June 17, 2008 FIS for Clackamas County and Incorporated Areas.
Response: The 100-year floodplain or floodway boundaries have not been
identified for this potion of Tickle Creek and does not affect the subject
property.

The City of Sandy FSH overlay district boundary as depicted on the City of
Sandy FSH Map.

The water quality and slope setback area(s) as defined in Section 17.60.30.
The size and location of locally significant wetlands shall be determined
based on the City of Sandy Locally Significant Wetland Inventory (2002)
unless medified by a wetland delineation approved by the Oregon Division
of State Lands and submitted to the City. Wetland delineations that have
formal concurrence from the Division of State Lands shall be valid for the
period specified in that agency’s administrative rules.

Steep slope areas where the slope of the land is 25% or greater within the
FSH overlay district boundary.

The area enclosed by a continuous line, measured 25 feet horizontally,
parallel to and upland from the top of a steep slope area, where the top of
the steep slope is within the FSH overlay district boundary.

Existing public rights-of-way, structures, roads and utilities.

Natural vegetation, including trees or tree clusters and understory within
the FSH Overlay District boundary.

10. Existing and proposed contours at 2-foot intervals.,
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Response: The applicant has shown the FSH Overlay on Sheet 4. This
boundary is included on all plan sheets.

17.60.20 - PERMITTED USES AND ACTIVITIES
A. Restricted Development Areas. Restricted development areas within the FSH
overlay district as shown on the City of Sandy Zoning Map include:

1. Slopes of 25% or greater that (a) encompass at least 1,000 square feet and
(b} have an elevation differential of at least 10 feet.

2, Protected water features, including locally significant wetlands, wetland
mitigation areas approved by the Division of State Lands, and perennial
streams.

3. Required setback areas as defined in section 17.60.30.

Response: No development is proposed within the FSH overlay as identified
on either the city’s official Zoning Map or the applicant’s mapped
boundary.

B. Permitted Uses. Permitted uses within restricted development areas are
limited to the following:
Response: None of the uses identified in this section are proposed within the
FSH overlay on the subject property.

C. Platting of New Lots. No new lot shall be platted or approved for development
that is exclusively in restricted development areas as defined in subsection
17.60.20.A.

Response: As shown on the Preliminary Plat several of the lots are proposed
to be platted within the FSH overlay. All of these lots have sufficient area to
ensure development can occur outside the FSH overlay.

17.60.30 - REQUIRED SETBACK AREAS
A. Required Setbacks. The required special setback(s) shall be:
1. 70 feet from the top of bank of Tickle Creek;
3. 25 feet around the edge of any mapped locally significant wetland; and
4. 25 feet from the top of any 25% slope break where the slope break occurs
within the FSH overlay district as mapped by the city.
Response: These boundaries are identified as applicable on the applicant’s
FSH mapping included on Sheet 4.

B. Minimize Impacts. Natural vegetation shall be preserved and enhanced and
excavation minimized within required water quality setback areas.
Response: No disturbance or development is proposed within water quality
setback areas on the subject property.

17.60.40 - REVIEW PROCEDURES
Review of development requests within the FSH Overlay District shall occur
subject to the following procedures. Unless otherwise indicated below, the
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Director may approve Type | permits over the counter or following a field check.

Type Il and 1l! development applications shall be reviewed to ensure consistency

with Section 17.60.60-70. Section 17.60.50 speciai reports shall also be required,
unless specifically exempted by the Director.

Response: As noted above, no development is proposed within the FSH Overlay

District.

17.60.80 - WATER QUALITY TREATMENT FACILITIES

Tickle Creek, the Sandy River and associated natural drainage ways are vital to
Sandy's recreationally based economy and to the quality of life of Sandy residents.
Placement of water quality facilities shall be limited as follows:

A. The water quality facility shall not be constructed in restricted development
areas, except where necessary to serve approved development within
restricted development areas (e.g., a road) and where no reasonable
alternative exists in buildable areas of the site.

B. Where the approval authority determines that a more efficient and effective
regional site exists within the sub-basin, the water quality facility may be
constructed off-site.

Response: The proposed water quality (Tract A) is located outside the FSH
overlay.

CHAPTER 17.66 - ADJUSTMENTS AND VARIANCES

Adjustments and variances are pracedures to vary development standards
normally applied to a particular district.

Response: The applicant is requesting three variances with this application as
follows:

« Variance No. 1 - Type Il Special Variance to Section 17.82.20 to allow homes on
lots adjacent to Jacoby Road to face the internal local street rather than
Jacoby Road;

« Variance No. 2 - Type Il Variance to Section 17.100.120(A} regarding two tiers of
lots.

« Variance No. 3 - Type lll Variance to Section 17.100.120(B) regarding block
length standard.

VARIANCE NO. 1 - The applicant is requesting a Type Il variance to Section
17.82.20 to allow homes constructed on lots adjacent to Jacoby Road to have their
front doors face the internal local street rather than Jacoby Road. The City’s
Transit Master Plan identifies the portion of Jacoby Road from Dubarko Road to
Cascadia Village Drive as a future transit route. Section 17.82.10 indicates that
the requirements of Chapter 17.82 are only applicable to properties within 400
feet of an existing or future transit route. Only Lot 30 is considered a double
frontage lot with access proposed from Camden Court.
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A. The circumstances necessitating the variance are not of the applicant’s
making.
Response: The applicant is requesting a variance to orient the homes
adjacent to Jacoby Road towards the internal local street. The location and
roadway classification of Jacoby Road is not of the applicant’s making and
these lots are restricted from gaining access Jacoby Road by Section
17.100.220(E). In addition, a grade differential exists between the elevation
of the sidewalk along Jacoby Road and the future homes located on some of
these lots making construction of a pedestrian connection more challenging.
The applicant also wants to ensure that these lots are provided with a large
private backyard which is desirable selling feature for a large lot, and is
concerned construction of a pedestrian connection through this yard will limit
the desirability of this feature. In addition, Chapter 17.84 requires Camden
Court to be spaced at least 150 feet from the intersection of Woodstock Street
with Jacoby Road. As a result, Lot 30 is considerably deeper than it would
otherwise be and the backyard on this lot will be roughly 40 deep. This added
depth will separate this home from Jacoby Road and ensure a spacious
backyard. To require construction of a pedestrian connection through this
vard would defeat the benefit of this configuration. All other lots (Lots 9,10,
and 32) that may be subject to these section are corner lots and are best
suited to be ariented to the internal local street as the lots next to themn will
be,

B. The hardship does not arise from a violation of this Code, and approval will not
allow otherwise prohibited uses in the district in which the property is located.
Response: Approval of this variance would allow the property to be
developed with large lots featuring a relatively large private backyard. This
configuration is similar to all other lots in the subdivision and the majority of
similarly sized lots in the City of Sandy. Approval of a variance to this
standard will allow homes to be constructed on these lots similar to homnes
constructed directly across Jacoby Road from the subject property. Approval
of this variance will not allow otherwise prohibited uses.

C. Granting of the variance will not adversely affect implementation of the
Comprehensive Plan.
Response: The Sandy Comprehensive Plan contains limited language
specifically related to the proposed code requirement. Goal 12, Transportation
however does include the following policies:

Pedestrian Friendly Street and Streetscape Design
8. Encourage the planting of street trees in tree-deficient area of the city.
10.Encourage the development of sidewalks on both sides of all streets,
especially in high pedestrian activity areas such as near schools and in
the downtown area.
11.Develop street, bicycle, and pedestrian facilities that encourage
pedestrian- friendly streetscapes.
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If the requested variance is approved, all homes constructed in the subdivision
will be provided with a street and sidewalk in front of the home that will
connect to the sidewalk along Jacoby Road. This streetscape will include the
planting of street trees as required by code. It would hard to imagine how
approval of this variance would adversely affect implementation of policies of
the Comprehensive Plan.

D. The variance authorized will not be materially detrimental to the public
welfare or materially injurious to other property in the vicinity.
Response: Approval of this variance to allow homes on lots adjacent to
Jacoby Road to face the internal street rather than Jacoby Road will have no
effect on the public welfare or other praperty in the vicinity. Homes directly
across Jacoby Road from the subject property have a similar configuration to
what is being proposed.

E. The development will be the same as development permitted under this code
and City standards to the greatest extent that is reasonably possible while
permitting some economic use of the land.

Response: Approval of this variance will allow homes to be constructed in a
manner that is similar to the majority of homes in the city. Some examples of
homes constructed under similar circumstances include:

« Cascadia Village - between Wallingford Ave. and Jacoby Road (across
Jacoby from the proposed subdivision;

» Timberline Trails Subdivision - between Dubarko and Wall St;

« Sandy Bluff Subdivision - south side of Coralburst St;

« Sandy Bluff Annex - west side of Penny Ave;

« Hamilton Ridge - southern section of Hamilton Ridge Drive;

« Sleepy Hollow Subdivision - between Van Tassel and Sandy Heights;

 Deer Pointe - west side of Antler Ave.; and

» Deer Pointe - between Highway 26 and Meadow Ave.

F. Special circumstances or conditicns apply to the property which do not apply
generally to other properties in the same zone or vicinity, and result from lot
size or shape {(legally existing prior to the effective date of this Code),
topography, or other circumstances over which the applicant has no control.
Response: The applicant is requesting approval of this variance because of
topographic considerations and the physical characteristics of the subject lots.
Lot 30 proposed to be accessed from and face Camden Court is approximately
130 feet. This added depth will allow a large home to be constructed on this
lots with a substantial backyard. These characteristics are somewhat unique
and very desirable in the City of Sandy. The other lots that may be subject to
this standard are corner lots.

VARIANCE NO. 2 - The applicant is requesting a variance to Section 17.100.120(A)

for the block containing Lot 30. Section 17.100.120(A) Blocks, contains the

following language: “Blocks shall have sufficient width to provide for two tiers of
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lots at appropriate depths. However, exceptions to the block width shall be
allowed for blocks that are adjacent to arterial streets or natural features.”

Response: Based on input received at the pre-application conference, City staff
indicated the applicant will need to apply for a variance to Section 17.100,120(A)
for Lot 30. As shown on submitted plans the separation between Jacoby Road and
Camden Court contains only a single tier of lots. This design is due to
topographic and natural resource constraints of the property associated with the
location of Tickle Creek and steep slopes. The language in this section specifies
that, “exceptions to the block width shall be allowed for blocks that are adjacent
to arterial streets or natural features”, The language in this section suggests
that granting an exception without requiring a variance is the preferred method
to resolve conflicts with this section. There are numerous examples in the city of
subdivisions that have been approved without requiring a variance to this
standard. These include the following:

» Cascadia Village - between Wallingford Ave. and Jacoby Road (across Jacoby
from the proposed subdivision;

« Timberline Trails Subdivision - between Dubarko and Walil St;

» Sandy Bluff Subdivision - south side of Coralburst St;

« Sandy Bluff Annex - west side of Penny Ave;

» Hamilton Ridge - southern section of Hamilton Ridge Drive;

= Salmon Creek Estates - north side of Chinook St;

» Steepy Hollow Subdivision - between Van Tassel and Sandy Heights;

» Deer Pointe - west side of Antler Ave.; and

« Deer Pointe - between Highway 26 and Meadow Ave.

The variance criteria regarding the requested variance are addressed below as
requested.

A. The circumstances necessitating the variance are not of the applicant’s
making.
Response: Tickle Creek flows through the northeast corner of the subject
property and moderately steep slopes descend from the upper parts of the
property down towards the creek. The location of these features limit the
creation of a typical two tier lot development pattern. In addition, Jacoby
Road is classified as a collector street and direct access to lots from a local
street (proposed cul-de-sac) is preferred. A cul-de-sac is proposed to provide
access to the five lots in this area. Due to unique site constraints, the
circumstances necessitating the variance are not of the applicant’s making.

B. The hardship does not arise from a violation of this Code, and approval will not
allow otherwise prohibited uses in the district in which the property is located.
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Response: The requested variance is necessary to allow an efficient
development pattern on the subject property. The hardship created by
requiring compliance with the two tier standard in this section does not arise
from a violation of the Code and approval of this variance will not aliow
otherwise prohibited uses in the SFR zoning district in which the property is
located. Without approval of this variance development of this portion of the
property would be severely limited.

. Granting of the variance will not adversely affect implementation of the
Comprehensive Plan.

Response: As noted above, a similar design has been approved and
constructed in a number of other places through-out the community. The
proposed request is not unique and to allow a single tier of lots in this portion
of the development will not set a precedence or adversely affect
implementation of the Comprehensive Plan. A review of the Comprehensive
Plan does not reveal any policies specifically addressing this standard.

. The variance authorized will not be materially detrimental to the public
welfare or materially injurious to other property in the vicinity.

Response: The requested variance will provide the developer with increased
flexibility in the development of the lots affected by this request. The
location and conditions of the variance will have no effect on adjacent or
surrounding properties. Approval of the variance will not be materially
detrimental to the public welfare or materially injurious to other property in
the vicinity.

. The development will be the same as development permitted under this code
and City standards to the greatest extent that is reasonably possible while
permitting some economic use of the land.

Response: The proposed design is due to the unigue topographic and naturat
resource constraints of the property associated with the location of Tickle
Creek and steep slopes. The language in this section specifies that certain
conditions warrant an exception to this standard: “blocks adjacent to arterial
streets or natural features”. The language in this section suggests that
granting an exception without requiring a variance is the preferred method to
resolve conflicts with this section. As noted abave, numerous examples exist in
the city of subdivisions that have been approved without requiring a variance
to this standard. These include the following:

« Cascadia Village - between Wallingford Ave. and Jacoby Road (across
Jacoby from the proposed subdivision;

 Timberline Trails Subdivision - between Dubarko and Wall 5t;

« Sandy Bluff Subdivision - south side of Coralburst St;

« Sandy Bluff Annex - west side of Penny Ave;

» Hamilton Ridge - southern section of Hamilton Ridge Drive;

» Saimon Creek Estates - north side of Chinook 5t;

Jacoby Heights Subdivision Revised Narrative Page 15 of 49

Page 89 of 572



» Sleepy Hollow Subdivision - between Van Tassel and Sandy Heights;
« Deer Pointe - west side of Antler Ave.; and
= Deer Pointe - between Highway 26 and Meadow Ave.

Because of physical limitations associated with the classification of Jacoby
Road, steep slopes and the location of Tickle Creek, development of this
portion of the property is challenging. Approval of an exception to this
standard or variance will allow the property to be developed to the greatest
extent that is reasonably possible.

F. Special circumstances or conditions apply to the property which do not apply
generally to other properties in the same zone or vicinity, and result from lot
size or shape (legally existing prior to the effective date of this Code),
topography, or other circumstances over which the applicant has no control.
Response: As discussed above, the subject property contains unique
circumstances (collector street, steep slopes, and creek) that warrant
approval of an alternative design. The applicant does not have any control
over these circumstances. Approval of this variance will result in a similar (ot
configuration as a number of previously approved subdivisions located in the
city.

VARIANCE NO. 3 - The applicant requests a variance to Section 17.100.120(B)
block length standard for the north side of Woodstock Street from Camden Court
(cul-de-sac) to the end of this street on the subject property.

This standard states: Residential Blocks. Blocks fronting local streets shall not
exceed 400 feet in length, unless topographic, natural resource, or other similar
physical conditions justify longer blocks. Blocks may exceed 400 feet if approved
as part of a Planned Development, Specific Area Plan, adjustment or variance.
Response: The submitted plan features a block on the north side of Woodstock
St. from Camden Court to the eastern property line of 420 feet, approximately 20
feet longer than allowed by this section. This design is due the unique
topographic conditions of the property and the location of Tickle Creek
prohibiting another street to be constructed north of Woodstock Street. As shown
on Sheet 8, Future Street Plan, the extension of Woodstock Street to the east of
the subject property provides opportunities to provide public access to the creek
corridor if it desired in the future. This section clearly identifies an adjustment
or variance

A. The circumstances necessitating the variance are not of the applicant’s
making.
Response: The location of steep slopes and Tickle Creek limit construction of
a north-south street north of Woodstock Street. The location of these natural
features are not of the applicant’s making.
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. The hardship does not arise from a violation of this Code, and approval will not
allow otherwise prohibited uses in the district in which the property is located.

Response: The proposed block exceeds the 400 foot maximum block length
standard by approximately 20 feet. Because of the physical constraints
discussed above, the construction of a north-south street in this location is
also not desirable as this street is extended to the east. Granting a variance
to allow construction of the street as proposed would not allow otherwise
prohibited uses in the SFR zoning district.

. Granting of the variance will not adversely affect implementation of the
Comprehensive Plan.

Response: Due to the unique physical constraints and the location of Tickle
Creek, it is not practicable to construct a street north of Woodstock Street.
No street is shown in this location on the city’s Transportation System Plan or
any other long range planning document. Granting this variance will further
the City’ goal of protecting natural resources and will not adversely affect
implementation of the Comprehensive Plan.

. The variance authorized will not be materially detrimental to the public
welfare or materially injurious to other property in the vicinity.

Response: The extension of Woodstock Street to the east will provide an
opportunity for the adjacent property to gain access to this street and extend
utilities for future development. Property to the north of Tickle Creek in the
Timberline Trails Subdivision has already been provided access. Construction
of a new street north of Woodstock Street would be significantly more
injurious to properties north of the subject property than not constructing this
street. Granting this variance will not adversely affect the public welfare or
be materially injurious to other property in the vicinity,

. The development will be the same as development permitted under this code
and City standards to the greatest extent that is reasonably possible while
permitting some economic use of the land.

Response: Approving this requested variance will ailow the property to be
developed with a subdivision of large lots for future residential home
construction. The applicant proposes establishing a pedestrian access to the
Tickle Creek corridor from the north end of Camden Court. Approval of the
variance will be similar to development permitted in compliance with this
standard.

. Special circumstances or conditions apply to the property which do not apply
generally to other properties in the same zone or vicinity, and result from lot
size or shape (legally existing prior to the effective date of this Code),
topography, or other circumstances over which the applicant has no control.
Response: As noted above, the location of Tickle Creek and topographic
constraints make construction of a street north of Woodstock Street, east of

Jacoby Heights Subdivision Revised Narrative Page 17 of 49

Page 91 of 572



Camden Court impracticable and undesirable. These conditions are generally
unique to the subject property and result from physical limitations of the
property.

CHAPTER 17.80 - ADDITIONAL SETBACKS ON COLLECTOR AND
ARTERIAL STREETS
17.80.10 - APPLICABLITY
These regulations apply to all property abutting the following streets:
A. Minor Arterials.
» SE 362nd Avenue (Duncan Road)
« Bluff Road
« Kelso Road
« Ten Eyck Road
» Langensand Road
« Bornstedt Road
» Bell Street
B. CollectorStreets.
« Industrial Way
« Sandy Heights {Wewer Road) Street
« Tupper Road
» Meinig Road (south of Proctor)
« Meinig Road (First Avenue)
» McCormick
« Van Fleet Street
» Gary Street
» Pleasant Street
» Sunset Street
C. Residential Minor Arterial
» Dubarko Road
Response: The subject property is not located adjacent to any of the streets
listed in this section.

17.80.20 - SPECIFIC SETBACKS

Any structure located on streets listed above or identified in the Transportation
Systemn Plan as arterials or collectors shall have a minimum setback of 20 feet
measured from the property line. This applies to applicable front, rear and side
yards.

Response: The City’s Transportation System Plan identifies Jacoby Road adjacent
to the subject property as a “Collector” street. The Preliminary Plat shows the
proposed building envelopes for all lots adjacent to this road will maintain a
minimum 20 foot setback to this road.

CHAPTER 17.82 - SPECIAL SETBACKS ON TRANSIT STREETS
17.82.00 INTENT
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The intent is to provide for convenient, direct, and accessible pedestrian access to
and from public sidewalks and transit facilities, provide a safe, pleasant and
enjoyable pedestrian experience by connecting activities within a structure to the
adjacent sidewalk and/or transit street; and promote the use of pedestrian,
bicycle, and transit modes of transportation to retail and commercial activities.
Response: The applicant has submitted a variance request to the requirements of
this section as detailed in Chapter 17.66 above to allow homes along Jacoby Road
to face the adjacent internal local street.

CHAPTER 17.84 - INPROVEMENTS REQUIRED WITH DEVELOPMENT

17.84.20 - TIMING OF IMPROVEMENTS

A. All improvements required by the standards in this chapter shall be installed
concurrently with development, as follows:

1. Where a land division is proposed, each proposed lot shall have required
public and franchise utility improvements installed or financially
guaranteed in accordance with the provisions of Chapter 17 prior to
approval of the final plat.

Response: All lots in the proposed subdivision will be required to install
public and franchise utility improvements or financially guaranteed these
improvements prior to final plat approval.

S

Where a land division is not proposed, the site shall have required public
and franchise utility improvements installed or financially guaranteed in
accordance with the provisions of Chapter 17 prior to temporary or final
occupancy of structures.

Response: This section is not applicable because a land division is
proposed.,

B. Where specific approval for a phasing plan has been granted for a planned
development and/or subdivision, improvements may similarly be phased in
accordance with that plan.

Response: The applicant does not intend constructing the proposed
subdivision in phases.

17.84.30 - PEDESTRIAN AND BICYCLIST REQUIREMENTS
A. Sidewalks shall be required along both sides of all arterial, collector, and local
streets, as follows:

1. Sidewalks shall be a minimum of 5 ft. wide on local streets. The sidewalks
shall be separated from curbs by a tree planting area that provides
separation between sidewalk and curb, unless modified in accordance with
Subsection 3 below.

Response: All proposed sidewalks on the internal (local) streets will be

five feet wide as required and separated from curbs by a tree planting
area,
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2. Sidewalks along arterial and collector streets shall be separated from curbs
with a planting area, except as necessary to continue an existing curb-tight
sidewalk. The planting area shall be landscaped with trees and plant
materials approved by the City. The sidewalks shall be a minimum of 6 ft.
wide.

Response: A six foot sidewalk is proposed to be constructed along Jacoby
Road and will include a planter strip as required.

3. Sidewalk improvements shall be made according to city standards, unless
the city determines that the public benefit in the particular case does not
warrant imposing a severe adverse impact to a natural or other significant
feature such as requiring removal of a mature tree, requiring undue
grading, or requiring modification to an existing building. Any exceptions to
the standards shall generally be in the following order.

a) Narrow landscape strips

b) Narrow sidewalk or portion of sidewalk to no less than 4 feet in width

¢) Eliminate landscape strips

d) Narrow on-street improvements by eliminating on-street parking

e) Eliminate sidewalks

Response: No exceptions or modifications to the sidewalk standards of this
section are requested with this application.

4. The timing of the installation of sidewalks shall be as follows:

a) Sidewalks and planted areas along arterial and collector streets shall be
installed with street improvemnents, or with development of the site if
street improvements are deferred.

b) Sidewalks along local streets shall be installed in conjunction with
development of the site, generally with building permits, except as
noted in (c) below.

c) Where sidewalks on local streets abut common areas, drainageways, or
other publicly owned or semi-publicly owned areas, the sidewalks and
planted areas shall be installed with street improvements.

Response: The applicant intends to construct all sidewalk
improvements as required by this section. The sidewalk along Jacoby
Road will be constructed prior to final plat approval, or at the time of
home construction whichever the city prefers. Sidewalks along the
local streets will be constructed at the time of home construction.

B. Safe and convenient pedestrian and bicyclist facilities that strive to minimize
travel distance to the extent practicable shall be provided in conjunction with
new development within and between new subdivisions, planned
developments, commercial developments, industrial areas, residential areas,
public transit stops, school transit stops, and neighborhood activity centers
such as schools and parks, as follows:
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1. For the purposes of this section, “safe and convenient” means pedestrian
and bicyclist facilities that: are reasonably free from hazards which would
interfere with or discourage travel for short trips; provide a direct route of
travel between destinations; and meet the travel needs of pedestrians and
bicyclists considering destination and length of trip.

Response: No pedestrian or bicycle facilities other than sidewalks are
proposed. The applicant had originally identified a pedestrian access from
the end of Camden Court to connect with a future trail along Tickle Creek.
After reviewing the location and details of facility further, the applicant's
Engineer has identified the preferred location for this facility to be on the
adjacent property to the east of the subject property. The reasons this
facility should not be located on the subject property is due to steep
slopes. As shown on Sheet 8, a future Tickle Creek Trail is likely to be
located on the north side of the creek, The location of a connector/access
trail will need to accommodate construction of bridge to cross the creek
from the vicinity of the subject property in order to reach the trail. The
applicant does not favor constructing this facility on the subject property
due to steep grades and resulting construction challenges (stairs with
handrail) associated with constructing the facility on steeps slopes.

2. To meet the intent of “B" above, right-of-ways connecting cul-de-sacs or
passing through unusually long or oddly shaped blocks shall be a minimum
of 15 ft. wide with 8 feet of pavement.

Response: As noted above, no facilities are proposed.

3. 12 feet wide pathways shall be provided in areas with high bicycle volumes
or multiple use by bicyclists, pedestrians, and joggers.
Response: The details of the Tickle Creek detail have not been
determined in the vicinity of the subject property. No facility is proposed
with the subdivision.

4. Pathways and sidewalks shall be encouraged in new developments by
clustering buildings or constructing convenient pedestrian ways. Pedestrian
walkways shall be provided in accordance with the following standards:

a) The pedestrian circulation system shall be at least five feet in width and
shall connect the sidewalk on each abutting street to the main entrance
of the primary structure on the site to minimize out of direction
pedestrian travel.

b) Walkways at least five feet in width shall be provided to connect the
pedestrian circulation system with existing or planned pedestrian
facilities which abut the site but are not adjacent to the streets
abutting the site.

c) Walkways shall be as direct as possible and avoid unnecessary
meandering.

Response: No pedestrian pathways are proposed, only sidewalks
adjacent to public streets.
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d) Walkway/driveway crossings shall be minimized. Internal parking lot
design shall maintain ease of access for pedestrians from abutting
streets, pedestrian facilities, and transit stops.

e) With the exception of walkway/driveway crossings, walkways shall be
separated from vehicle parking or vehicle maneuvering areas by grade,
different paving material, painted crosshatching or landscaping. They
shall be constructed in accordance with the sidewalk standards adopted
by the City. (This provision does not require a separated walkway system
to collect drivers and passengers from cars that have parked on site
unless an unusual parking lot hazard exists).

f) Pedestrians amenities such as covered walk-ways, awnings, visual
corridors and henches will be encouraged. For every two benches
provided, the minimum parking requirements will be reduced by one, up
to a maximum of four benches per site. Benches shall have direct access
to the circulation system.

Response: The requirements of these sections are not applicable to the
proposed subdivision.

C. Where a development site is traversed by or adjacent to a future trail linkage
identified within the Transportation System Plan, improvement of the trail
linkage shall occur concurrent with development. Dedication of the trail to the
City shall be provided in accordance with 17.84.80.

Response: No trails are identified in the City’s Transportation System Plan or
Parks Master Plan on the subject property.

D. To provide for orderly development of an effective pedestrian network,
pedestrian facilities installed concurrent with development of a site shall be
extended through the site to the edge of adjacent property(ies).

Response; No pedestrian facilities, except sidewalks are proposed.

E. To ensure improved access between a development site and an existing
developed facility such as a commercial center, school, park, or trail system,
the Planning Commission or Director may require off-site pedestrian facility
improvements concurrent with development.

Response: No off-site pedestrian improvements have been identified.

17.84.40 - TRANSIT AND SCHOOL BUS TRANSIT REQUIREMENTS
A. Development sites located along existing or planned transit routes shall,

where appropriate, incorporate bus pull-outs and/or shelters into the site
design. These improvements shall be installed in accordance with the
guidelines and standards of the transit agency. School bus pull-outs and/or
shelters may also be required, where appropriate, as a condition of
approval for a residential development of greater than 50 dwelling units
where a school bus pick-up point is anticipated to serve a large number of
chitdren.

Jacoby Heights Subdivision Revised Narrative Page 22 of 49

Page 96 of 572



Response: The subject property is not located along an existing or planned
transit route as shown on the city’s Transit Master Plan or does it contain
greater than 50 dwellings (32 proposed). During the pre-application
conference the city Transit Manager identified a required transit amenity
at the northwest corner of the property adjacent to Tract A. The location
of this facility is shown on the plan set.

B. New developments at or near existing or planned transit or school bus
transit stops shall design development sites to provide safe, convenient
access to the transit system, as follows:

1. Commercial and civic use developments shall provide a prominent
entrance oriented towards arterial and collector streets, with front
setbacks reduced as much as possible to provide access for pedestrians,
bicycles, and transit,

2. All developments shall provide safe, convenient pedestrian walkways
between the buildings and the transit stop, in accordance with the
provisions of 17.84.30 B.

Response: The proposed residential subdivision complies with the
requirements of this section.

17.84.50 - STREET REQUIREMENTS
A. Traffic evaluations may be required of all development proposals in accordance
with the following:

1. Aproposal establishing the scope of the traffic evaluation shall be
submitted for review to the City Engineer. The evaluation requirements
shall reflect the magnitude of the project in accordance with accepted
traffic engineering practices. Large projects should assess all nearby key
intersections, Once the scope of the traffic evaluation has been approved,
the applicant shall present the results with and an overall site development
proposal. If required by the City Engineer, such evaluations shall be signed
by a Licensed Professional Civil Engineer or Licensed Professional Traffic
Engineer licensed in the State of Oregon.

If the traffic evaluation identifies level-of-service conditions less than the
minimum standard established in the Transportation System Plan,
improvements and funding strategies mitigating the problem shall be
considered concurrent with a development proposal.

Response: A Traffic Impact Study has been included with this application
as requested by the City. This study does not identify any required
mitigation.

|88

B. Location of new arterial streets shall conform to the Transportation System
Plan in accordance with the foilowing:
1. Arterial streets should generally be spaced in one-mile intervals.
2. Traffic signals should generally not be spaced closer than 1500 ft. for
reasonable traffic progression,
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Response: No new arterial streets are required as part of this project.

C. Local streets shall be designed to discourage through traffic. NOTE: for the
purposes of this section, “through traffic” means the traffic traveling through
an area that does not have a local origination or destination. To discourage
through traffic and excessive vehicle speeds the following street design
characteristics shall be considered, as well as other designs intended to
discourage traffic:

L.

b2

Straight segments of local streets should be kept to less than a quarter mile
in length. As practical, local streets should include traffic calming features,
and design features such as curves and “T” intersections while maintaining
pedestrian connectivity.

Local streets should typically intersect in “T"” configurations rather than 4-
way intersections to minimize conflicts and discourage through traffic.
Adjacent “T" intersections shall maintain a minimum of 150 ft. between
the nearest edges of the 2 rights-of-way.

Response: The proposed subdivision does not include any long straight
street segments. The distance between the proposed cul-de-sac and
Jacoby Road is 150 feet in accordance with this section. All streets have
been designed in accordance with the requirements of these sections.

Cul-de-sacs should generally not exceed 400 ft. in length nor serve more
than 20 dwelling units, except in cases where existing topography,
wetlands, or drainage systems or other existing features necessitate a
longer cul-de-sac in order to provide adequate access to an area. Cul-de-
sacs longer than 400 feet or developments with only one access point may
be required to provide an alternative access for emergency vehicle use
only, install fire prevention sprinklers, or provide other mitigating
measures, determined by the City.

Response: Carnden Court, a proposed cul-de-sac, is approximately 219
feet long and will serve five lots in compliance with this section. Servicing
this area of the subject property is challenging due to topographic and
natural resource considerations and this is the reason a cul-de-sac has been
proposed.

D. Development sites shall be provided with access from a public street improved
to City standards in accordance with the following:

1.

Where a development site abuts an existing public street not improved to
City standards, the abutting street shall be improved to City standards
along the full frontage of the property concurrent with development.
Response: All homes will gain access from a public street improved to city
standards in compliance with this section.

Half-street improvements are considered the minimum required
improvement. Three quarter-street or full-street improvements shall be
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required where traffic volumes generated by the development are such that
a half-street improvement would cause safety and/or capacity problems.
Such a determination shall be made by the City Engineer.

Response: All new streets are proposed as full street improvements with
the exception of the extension of Newton Street on the subject property.
This street is proposed as a full street adjacent to Lot 9, a three-quarter
street adjacent to Lots 2-8, tapering from a three-quarter street to a half
street on Lot 2, and is proposed be constructed as a half street adjacent to
Lot 1. The applicant is proposing tapering this street to a one-half street
improvement at the east end of the subdivision in order to aliow this
street to be extended to the east without impacting the existing home
located at 19260 SE Jacoby Road. As proposed this road when extended as
a one-half street would be located about 15 feet from the front porch of
this home rather than one-foot if this road were extended as a three-
quarter street.

. To ensure improved access to a development site consistent with policies on

orderly urbanization and extension of public facilities the Planning
Commission or Director may require off-site improvements concurrent with
development. Off-site improvement requirements upon the site developer
shall be reasonably related to the anticipated impacts of the development.
Response: No off-site improvements have been identified or are warranted
with construction of this subdivision.

. Reimbursement agreements for 3/4 street improvements (i.e., curb face to

curb face) may be requested by the developer per Chapter 12 of the SMC.
Response: The applicant may request reimbursement for this street per
the requirements of Chapter 12 following construction of this
improvement.

. AV street impravement includes curb and pavement 2 feet beyond the

center line of the right-of-way. A ¥ street improvement includes curbs on
both sides of the side and full pavement between curb faces.

Response: Both the short section of the one-half street section and the
three-quarter street section are proposed to be constructed in accordance
with these standards.

. As necessary to provide for orderly development of adjacent properties, public
streets installed concurrent with development of a site shall be extended
through the site to the edge of the adjacent property(ies) in accordance with
the following:

1.

Temporary dead-ends created by this requirement to extend street
improvements to the edge of adjacent properties may be installed without
turn-arounds, subject to the approval of the Fire Marshal,

2. In order to assure the eventual continuation or completion of the street,
reserve strips may be required.
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Response: The proposed street layout results in one temporary dead-end
street (Woodstock Street) and one street that will be used to provide
access to the two rural dwellings located at 19260 and 19270 Jacoby Road
Jjust east of the subject property (Newton Street). The applicant is aware
the Fire Marshal will need to review the proposal. In addition, the
applicant is aware that reserve strips will likely be required at the end of
these streets.

F. Where required by the Planning Commission or Director, public street
improvements may be required through a development site to provide for the
logical extension of an existing street network or to connect a site with a
nearby neighborhocd activity center, such as a school or park. Where this
creates a land division incidental to the development, a land partition shall be
completed concurrent with the development.

Response: The applicant does not anticipate that any public street
improvements will be required to be extended beyond the site boundaries. No
such improvements were identified at the pre-application conference.

G. Except for extensions of existing streets, no street names shall be used that
will duplicate or be confused with names of existing streets. Street names and
numbers shall conform to the established pattern in the surrounding area and
be subject to approval of the Director.

Response: The southern most proposed street is an extension of Newton
Street and will carry the same name. The proposed names for the other
streets in the subdivision have been selected to conform to names of New
England towns, similar to those used in the Cascade Vitlage Subdivision to the
west. These names include: Camden Court, Woodstock Street, and Middlebury
Avenue.

H. Location, grades, alignment, and widths for all public streets shall be
considered in relation to existing and planned streets, topographical
conditions, public convenience and safety, and proposed land use. Where
topographical conditions present special circumstances, exceptions to these
standards may be granted by the City Engineer provided the safety and
capacity of the street network is not adversely affected. The following
standards shall apply:

1. Location of streets in a development shall not preclude development of
adjacent properties. Streets shall conform to planned street extensions
identified in the Transportation Plan and/or provide for continuation of the
existing street network in the surrounding area.

Response: A future street plan is submitted with this application as Sheet
8. This plan shows that the proposal will facilitote and not preclude
development on adjacent properties. No roads identified on the TSP are
shown on the subject property.
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Grades shall not exceed 6 percent on arterial streets, 10 percent on
collector streets, and 15 percent on local streets.

Response: All streets in the proposed development are local streets. The
maximum grade on these streets is less than the maximum allowed by this
section.

As far as practical, arterial streets and collector streets shall be extended
in alignment with existing streets by continuation of the street centerline.
When staggered street alignments resulting in “T” intersections are
unavoidable, they shall leave a minimum of 150 ft. between the nearest
edges of the two rights-of-way.

Response: The alignment of Jacoby Road, a collector street, has already
been established. The proposed plan features all street intersections a
minimum of 150 feet between each other. The distance between Jacoby
Road and the proposed cul-de-sac (Camden Court} is 150 feet and the
distance between Camden Court and Middlebury Avenue to the east is
approximately 193 feet in compliance with this standard.

Centerline radii of curves shall not be less than 500 ft. on arterial streets,
300 ft. on collector streets, and 100 ft. on local streets.

Response: All proposed streets in the subdivision with the exception of
short segments of the western end of Newton Street are straight. The
short segment of this street has a 100 foot centerline radii in compliance
with this standard.

Streets shall be designed to intersect at angles as near as practicable to

right angles and shall comply with the following:

a) The intersection of an arterial or collector street with another arterial
or collector street shall have a minimum of 100 ft. of straight (tangent)
alignment perpendicular to the intersection,

b) The intersection of a local street with another street shall have a
minimum of 50 ft. of straight (tangent) alignment perpendicular to the
intersection.

c) Where right angle intersections are not possible, exceptions can be
granted by the City Engineer provided that intersections not at right
angles have a minimum corner radius of 20 ft. along the right-of-way
lines of the acute angle.

d) Intersections with arterial streets shall have a minimum curb corner
radius of 20 ft. All other intersections shall have a minimum curb corner
radius of 10 ft.

Response: All proposed streets are designed to insect at right angles
with the intersecting street and comply with the requirements of this
section. Newton Street constructed on the subject property
intersecting with Jacoby Road maintains a 50 foot straight tangent as
required as shown on Sheets 1 and 5.
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6. Right-of-way and improvement widths shall be as specified by the
Transportation System Plan. Exceptions to those specifications may be
approved by the City Engineer to deal with specific unique physical
constraints of the site.

Response: The proposed right-of-way width of all full-width local streets
is 50 feet in compliance this standard. The right-of-way width of the
extension of Newton Street to be constructed along the southern property
line is designed in compliance with the standards for a three-quarter street
and a one-half street as applicable.

J. Private streets may be considered within a development site provided all the

following conditions are met:
Response: No private streets are proposed.

17.84.60 - PUBLIC FACILITY EXTENSIONS
A. All development sites shall be provided with public water, sanitary sewer,

broadband (fiber), and storm drainage.

Response: The submitted Utility Plan shows the location of proposed public
water, sanitary sewer, and stormwater drainage facilities. Broadband fiber
service will be detailed in construction plans.

. Where necessary to serve property as specified in “A” above, required public
facility installations shall be constructed concurrent with development.
Response: All of the utilities identified above will be constructed concurrent
with the development.

. Off-site public facility extensions necessary to fully serve a development site
and adjacent properties shall be constructed concurrent with development.
Response: The applicant will extend all utilities as necessary to serve the
development as required by this section.

. As necessary to provide for orderly development of adjacent properties, public
facilities installed concurrent with development of a site shall be extended
through the site to the edge of adjacent property(ies).

Response: As shown on the submitted Utility Plan, all public facilities are
propased to be extended through the site to edge of adjacent properties.

. Private on-site sanitary sewer and storm drainage facilities may be considered
provided all the following conditions exist:
Response: No private utilities are proposed.

17.84.70 - PUBLIC IMPROVEMENT PROCEDURES

Response: The applicant is aware of and intends to comply with the
requirements of this section.
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17.84.80 - FRANCHISE UTILITY INSTALLATIONS

These standards are intended to supplement, not replace or supersede,
requirements contained within individual franchise agreements the City has with
providers of electrical power, telephone, cable television, and natural gas services
(hereinafter referred to as “franchise utilities"”).

A,

Where a land division is proposed, the developer shall provide franchise
utilities to the development site. Each lot created within a subdivision shall
have an individual service available or financially guaranteed prior to approval
of the final plat.

Response: Franchise utilities will be provided to all lots within the proposed
subdivision as required. The location of these utilities will be identified on
construction plans and installed or guaranteed prior to final plat approval.

. Where necessary, in the judgment of the Director, to provide for orderly

development of adjacent properties, franchise utilities shall be extended
through the site to the edge of adjacent property{ies), whether or not the
development involves a land division.

Response: The applicant does not anticipate extending franchise utilities
beyond the site.

. The developer shall have the option of choosing whether or not to provide

natural gas or cable television service to the development site, providing all of

the following conditions exist:

1. Extension of franchise utilities through the site is not necessary for the
future orderly development of adjacent property(ies);

2. The development site remains in ane ownership and land division does not
accur (with the exception of land divisions that may occur under the
provisions of 17.84.50 F above); and

3. The development is non-residential.

Response: The applicant anticipates installing natural gas and cable

television service will be installed as required.

Where a land division is not proposed, the site shall have franchise utilities
required by this section provided in accordance with the provisions of 17.84.70
prior to occupancy of structures.

Response: A land division is proposed, as such this section is not applicable.

All franchise utility distribution facilities installed to serve new development
shall be placed underground except as provided below. The following facilities
may be installed aboveground:

1. Poles for street lights and traffic signals, pedestals for police and fire
system communications and alarms, pad mounted transformers, pedestals,
pedestal mounted terminal boxes and meter cabinets, concealed ducts,
substations, or facilities used to carry voltage higher than 35,000 volts;
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2. Overhead utility distribution lines may be permitted upon approval of the
City Engineer when unusual terrain, scil, or other conditions make
underground installation
impracticable. Location of such overhead utilities shall follow rear or side
lot lines wherever feasible.

Response: All franchise utilities will be installed underground with the
exception of street lights as allowed by this section.

F. The developer shall be responsible for making necessary arrangements with
franchise utility providers for provision of plans, timing of installation, and
payment for services installed. Plans for franchise utility installations shall be
submitted concurrent with plan submittal for public improvements to facilitate
review by the City Engineer.

Response: The developer will make all necessary arrangements with
franchise utility providers as required by this section.

G. The developer shall be responsible for instatlation of underground conduit for
street lighting along all public streets improved in conjunction with the
development in accordance with the following:

1. The developer shall coordinate with the City Engineer to determine the
tocation of future street light poles. The street light plan shall be designed
to provide illumination meeting standards set by the City Engineer.

2. The developer shall make arrangements with the serving electric utility for
trenching prior to installation of underground conduit for street lighting.
Response: The developer will install underground conduit for street
lighting in accordance with the requirements of this section.

17.84.90 - LAND FOR PUBLIC PURPOSES
A. Easements for public sanitary sewer, water, storm drain, pedestrian and bicycle

facilities shall be provided whenever these facilities are located outside a

public right-of-way in accordance with the following:

1. When located between adjacent lots, easements shall be provided on one
side of a lot line.

2. The minimum easement width for a single utility is 15 ft. The minimum
easement width for two adjacent utilities is 20 ft. The easement width shall
be centered on the utility to the greatest extent practicable. Wider
easements may be required for unusually deep facilities.

Response: A 15 foot wide easement is proposed to be centered on Lot 30
and Tract A for sanitary sewer service and a 20 foot wide easement
adjacent to Jacoby Road on Lots 9, 10, 30, and 32 is proposed for sanitary
sewer and stormwater purpose in compliance with this section. Ten foot
private storm easements are located at the back of Lots 1 - 18, 19 - 25, 28,
29, 31, and 32. No other easements are proposed.

B. Public utility easements with a minimum width of 5 feet shall be provided
adjacent to all street rights-of-way for franchise utility installations.
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Response: Despite the language in this section, eight foot wide public utility
easements are provided along all lots adjacent to street rights-of-way for
future franchise utility installations.

C. Where a development site is traversed by a drainageway or water course, a
drainage way dedication shall be provided to the City.
Response: No dedication along Tickle Creek is proposed at this time.

D. Where a development is traversed by, or adjacent to, a future trail linkage
identified within the Transportation System Plan, dedications of suitable width
to accommodate the trail linkage shall be provided. This width shall be
determined by the City Engineer, considering the type of trail facility involved.
Response: No future trail is identified in the TSP on subject property.

E. Where existing rights-of-way and/or easements within or adjacent to
development sites are nonexistent or of insufficient width, dedications may be
required. The need for and widths of those dedications shall be determined by
the City Engineer.

Response: The only existing right-of-way adjacent to the development is
Jacoby Road. A ten foot dedication to accommodate improvements to road is
proposed along the entire property adjacent to this road.

F. Where easement or dedications are required in conjunction with land divisions,
they shall be recorded on the plat. Where a development does not include a
land division, easements and/or dedications shall be recorded on standard
document forms provided by the City Engineer.

Response: All easements and dedications will be identified on the plat as
required.

17.84.100 - MAIL DELIVERY FACILITIES

Response: The location and type of mail delivery facilities will be coordinated
with the City Engineer and the Post Office as part of the construction plan
process. The conceptual location of these facilities are shown on Sheet 7,
Preliminary Parking Plan.

CHAPTER 17.86 - PARKLAND and OPEN SPACE

17.86.00 - INTENT

The availability of parkland and open space is a critical element in maintaining
and improving the quality of life in Sandy. Land that features trees, grass and
vegetation provides not only an aesthetically pleasing landscape but also buffers
incompatible uses, and preserves sensitive environmental features and important
resources. Parks and open space, together with support facilities, also help to
meet the active and passive recreational needs of the population of Sandy. This
chapter implements policies of Goal 8 of the Comprehensive Plan and the Parks
Master Plan by outlining provisions for parks and open space in the City of Sandy.
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Response: The city’s master plans do not show any parks or trails on the subject
property. The subject property contains a small section of Tickle Creek at the
northeast corner of the property. The subject property also contains relatively
steep slopes behind Lots 19-21 and 26 - 28.

17.86.10 - MINIMUM PARKLAND DEDICATION REQUIREMENTS

Parkland Dedication: New residential subdivisions, planned developments, multi-
family or manufactured home park developments shall be required to provide
parkland to serve existing and future residents of those developments.
Response: The proposed residential subdivision is subject to the provisions of
this chapter.

1. The required parkland shall be dedicated as a condition of approval for the

following:

a. Tentative plat for a subdivision or partition;

b. Planned Development conceptual or detailed development plan;

€. Design review for a multi-family development or manufactured home park;
and

d. Replat or amendment of any site plan for multi-family development or
manufactured home park where dedication has not previously been made or
where the density of the development involved will be increased.
Response: No parkland has been identified on the tentative plat.

2. Calculation of Required Dedication: The required parkland acreage to be
dedicated is based on a calculation of the following formula rounded to the
nearest 1/100 (0.00) of an acre:

Required parkland dedication (acres) = {proposed units) x (persons/unit) x
0.0043 {per person park land dedication factor)

Response: The proposed 32 lot subdivision results in the following formal:
32 (proposed units) x 3 (persons/unit) x 0.0043 (per person park land
dedication factor) = 0.4128 rounded to 0.41.

17.86.40 - CASH IN LIEU OF DPEDICATION

At the city’s discretion only, the city may accept payment of a fee in lieu of land
dedication. The city may require payment in lieu of land when the park land to be
dedicated is less than 3 acres. A payment in lieu of land dedication is separate
from Park Systems Development Charges, and is not eligible for a credit of Park
Systemns Development Charges. The amount of the fee in lieu of land dedication (in
dollars per acre) shall be set by City Council Resolution, and it shall be based on
the typical market value of developed property (finished lots) in Sandy net of
related development costs.

Response: City staff has indicated they would consider recommending parks fee-
in-lieu credit if the applicant dedicates parkland but a formal proposal has not
been brought forward. The applicant requests the city consider providing park
fee-in-lieu credit for any land dedication. The amount of this fee will be
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determined based on the City Council Fee Resolution with approval of the
subdivision.

CHAPTER 17.92 - LANDSCAPING AND SCREENING GENERAL STANDARDS -
ALL ZONES

Response: This chapter has limited applicability to subdivisions so only those
applicable sections are reviewed in this submittal.

17.92.10 - GENERAL PROVISIONS
A. Where landscaping is required by this Code, detailed planting plans shall be
submitted for review with development applications. No development may

commence until the Director or Planning Commission has determined the plans

comply with the purposes clause and specific standards in this chapter. All
required landscaping and related improvements shall be completed or
financially guaranteed prior to the issuance of a Certificate of Occupancy.

B. Appropriate care and maintenance of landscaping onsite and landscaping in the

adjacent public right-of-way is the right and responsibility of the property
owner, unless City ordinances specify otherwise for general public and safety

reasons. If street trees or other plant materials do not survive or are removed,

materials shall be replaced in kind within 6 months.

C. Significant plant and tree specimens should be preserved to the greatest extent
practicable and integrated into the design of a development. Trees of 25-inches

or greater circumference measured at a height of 4-1/2 ft. above grade are
considered significant. Plants to be saved and methods of protection shall be
indicated on the detailed planting plan submitted for approval. Existing trees
may be considered preserved if no cutting, filling, or compaction of the soil

takes place between the trunk of the tree and the area 5-ft. outside the tree’s

drip line. Trees ta be retained shall be protected from damage during
construction by a construction fence located 5 ft. outside the dripline.
Response: City staff has recently started to use this section to specify tree
protection within residential subdivisions. The applicant has submitted an
interpretation request per the requirements of Chapter 17,14 with this
application. This request asks that the Planning Commission make a formal

determination regarding applicable tree protection regulations for residential

subdivisions.

17.92.20 - MINIMUM IMPROVEMENTS - LANDSCAPING AND SCREENING
Response: The Single Family Residential zone is not listed in this section
requiring minimum landscaping.

CHAPTER 17.98 - PARKING, LOADING, AND ACCESS REQUIREMENTS
17.98.10 GENERAL PROVISIONS
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M.

Residential Parking Analysis Plan. A Residential Parking Analysis Plan shall be

required for all new residential planned developments, subdivisions, and

partitions to include a site plan depicting all of the following:

a. Location and dimension of required parking spaces as specified in
Section 17.98.200.

b. Location of areas where parking is not permitted as specified in Sections
17.98.200(A)(3) and (5).

c. Location and design of parking courts (if applicable),

Response: A Residential Parking Analysis Plan as required by this section is

included as Sheet 7 of the plan set.

17.98.80 - ACCESS TO ARTERIAL AND COLLECTOR STREETS

Response: No lots are proposed to gain access from an arterial or collector
Street.

17.98.90 - ACCESS TO UNIMPROVED STREETS
Response: All streets proposed in the subdivision will be improved to city
standards.

17.98.100 - DRIVEWAYS

A.

A driveway to an off-street parking area shall be improved from the public
roadway to the parking area a minimum width of 20 feet for a two-way drive or
12 feet for a one-way drive but in either case not less than the full width of the
standard approach for the first 20 feet of the driveway.

Response: All lots will have a standard 24 foot wide curb cut and driveway
approach.

. Adriveway for a single-family dwelling shall have a minimum width of 10 feet,

Response: All lots will have a standard 24 foot wide curb cut and driveway
approach. Due to the narrow street frontage of Lots 27/28, these lots will
likely be accessed by a joint curb cut serving both lots.

. A driveway for a two-family dwelling shall have a minimum width of 20 feet. A

driveway approach must be constructed in accordance with applicable city
standards and the entire driveway must be paved with asphalt or concrete,
Response: All of the praposed lots will be constructed with a single family
dwelling so this section is not applicable.

. Driveways, aisles, turnaround areas and ramps shall have a minimum vertical

clearance of twelve feet for their entire length and width but such clearance
may be reduced in parking structures.
Response: All driveways will be designed in compliance with this standard.

. No driveway shall traverse a slope in excess of 15 percent at any point along

the driveway length.
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Response: All driveways will be designed in compliance with this standard.

F. The location and design of the driveway shall provide for unobstructed sight per
the vision clearance requirements. Requests for exceptions to these
requirements will be evaluated by the City Engineer considering the physical
limitations of the lot and safety impacts to vehicular, bicycle, and pedestrian
traffic.

Response: All driveways will be designed in compliance with this standard.

17.98.110 - VISION CLEARANCE

A. Except within the Central Business District, vision clearance areas shall be
provided at intersections of all streets and at intersections of driveways and
alleys with streets to promote pedestrian, bicycle, and vehicular safety. The
extent of vision clearance to be provided shall be determined from standards
in Chapter 17.74 and taking into account functional classification of the streets
involved, type of traffic control present at the intersection, and designated
speed for the streets.
Response: The subject property is located in the S5FR zone requiring
compliance with this section. The requirements of this section will be
considered in placing landscaping in these areas with construction of homes.

B. Traffic control devices, streetlights, and utility installations meeting approval
by the City Engineer are permitted within vision clearance areas.
Response: The exceptions contained in this section will be considered in the
design and placement of these structures.

17.98.200 - RESIDENTIAL ON-STREET PARKING REQUIREMENTS
A. Residential On-Street Parking Requirements. Residential on-street parking shall
conform to the following standards:

1. In addition to required off-street parking, all new residential planned
developments, subdivisions and partitions shall provide one (1) on-street
parking space within 200 feet of each dwelling except as provided in
Section 17.98.200(A){6) below.

2

The location of residential on-street parking shall be reviewed for
compliance with this section through submittal of a Residential Parking
Analysis Plan as required in Section 17.98.10(M).

3. Residential on-street parking shall not obstruct required clear vision areas
and shall not violate any local or state laws.

4. Parallel residential on-street parking spaces shall be 22 feet minimum in
length.
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5. Residential on-street parking shall be measured along the curb from the
outside edge of a driveway wing or curb cut. Parking spaces must be set
back a minimum of 15 feet from an intersection and may not be located
within 10 feet of a fire hydrant.

Response: A Residential On-Street Parking Analysis designed in compliance
with the requirements of this section is included as Sheet 7 of the
application package. One on-street parking space at least 22 feet in length
has been identified within 200 feet of each of the 32 lots. An additional 30
on-street parking spaces have also been identified as shown on the Parking
Plan,

6. Portions of residential on-street parking required by this section may be
provided in parking courts that are interspersed throughout a development
when the following standards are met:

Response: No parking courts are proposed.

CHAPTER 17.100 - LAND DIVISION

17.100.20 - LAND DIVISION CLASSIFICATEON - TYPE [, Il OR lll PROCEDURES

C. Type Il Land Division (Major Partition or Subdivision). A major partition or
subdivision shall be a Type Il procedure when a street is extended, satisfactory
street conditions exist and the resulting parcels/lots comply with the standards
of the zoning district and this chapter. Satisfactory street conditions exist when
the Director determines one of the following:

1. Existing streets are stubbed to the property boundaries and are linked by the
land division.

2. An existing street or a new proposed street need not continue beyond the
land division in order to complete an appropriate street system or to provide
access to adjacent property.

3. The proposed street layout is consistent with a street pattern adopted as
part of the Comprehensive Plan or an officially adopted City street plan.

Response: The proposed subdivision complies with all applicable code
requirements to be process as a Type Il application with the exception of
three items noted above. The applicant is requesting three variances to
applicable code standards and as such, the entire application will be
processed as a Type Il application.

17.100.60 - SUBDIVISIONS

Approval of a subdivision is required for a land division of 4 or more parcels in a
calendar year. A two-step procedure is required for subdivision approval: (1)
tentative plat review and approval; and (2) final plat review and approval.
Response: As defined by this section the 32 lot land division is a subdivision.

A. Preapplication Conference. The applicant for a subdivision shall participate in a
preapplication conference with city staff to discuss procedures for approval,
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applicable state and local requirements, objectives and policies of the Sandy
Comprehensive Plan, and the availability of services.

Response: A pre-application conference was held with the city on January 3,
2018,

. Application Requirements for a Tentative Plat. Subdivision applications shall be
made on forms provided by the planning department and shall be accompanied
by:

Response: All of the items required by this section were included with the
submittal.

. Approval Criteria. The Director or Planning Commission shall review the
tentative plat for the subdivision based on the classification procedure (Type Il
or lll) set forth in Section 17.12 and the following approval criteria:

1. The proposed subdivision is consistent with the density, setback and
dimensional standards of the base zoning district, unless modified by a
Planned Development approval.

Response: As reviewed in the narrative above, the proposed subdivision is
designed to be consistent with density, setback, and dimensional standards
in the SFR zoning district.

2. The proposed subdivision is consistent with the design standards set forth in
this chapter,
Response: With the exception of three variances requested with this
application, the proposal complies with the design standards in this
chapter.

3. The proposed street pattern is connected and consistent with the
Comprehensive Plan or official street plan for the City of Sandy.
Response: As illustrated on the submitted Future Street Plan (Sheet 8),
the proposed street system is consistent with the City’s Transportation
System Plan and Comprehensive Plan.

4. Adequate public facilities are available or can be provided to serve the
proposed subdivision,
Response: The City of Sandy has confirmed (Exhibit |} the sanitary sewer
pump station constructed with the Timberline Trails Subdivision located
along Jacoby Road north of the subject property has sufficient capacity to
accommodate the proposed development. The city has indicated that all
other public facilities have capacity to serve the proposed subdivision.

5. All proposed improvements meet City standards.
Response: With the exception of the three variances requested above, all
improvements in the proposed development are designed in compliance
with City standards.
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6. The phasing plan, if requested, can be carried out in a manner that meets
the objectives of the above criteria and provides necessary public
improvements for each phase as it develops.

Response: The applicant proposes developing the subdivision in a single
phase.

17.100.80 - CHARACTER OF THE LAND

Land which the Director or the Planning Commission finds to be unsuitable for
development due to flooding, improper drainage, steep slopes, rock formations,
adverse earth formations or topography, utility easements, or other features which
will reasonably be harmful to the safety, health, and general welfare of the
present or future inhabitants of the partition or subdivision and the surrounding
areas, shall not be developed unless adequate methods are formulated by the
subdivider and approved by the Director or the Planning Commission to solve the
problems created by the unsuitable land conditions.

Response: A small area of the subject property is affected by the FSH overlay
identified on the City of Sandy Zoning Map. The area of this overlay has been
refined by the applicant as shown on Sheet 4 of the plan set. The applicant does
not propose any development within this area. A Geotechnical Evaluation for the
property is included as part of the application package (Exhibit F).

17.100.90 - ACCESS CONTROL GUIDELINES AND COORDINATION

A. Natice and coordination with ODOT required. The city will coordinate and
notify ODOT regarding all proposals for new or modified public and private
accesses on to Highways 26 and 211.
Response: The subject property does not abut Highways 26 and 211.

17.100.100 - STREETS GENERALLY

A. Transportation Impact Studies. Transportation impact studies may be required
by the city engineer to assist the city to evaluate the impact of development
proposals, determine reasonable and prudent transportation facility
improvements and justify modifications to the design standards. Such studies
will be prepared in accordance with the following:

1. Aproposal established with the scope of the transportation impact study
shall be coordinated with, and agreed to, by the city engineer. The study
requirements shall reflect the magnitude of the project in accordance with
accepted transportation planning and engineering practices. A professional
civil or traffic engineer registered in the State of Cregon shall prepare such
studies.

If the study identifies level-of-service conditions less than the minimum

standards established in the Sandy Transportation System Plan,

improvements and funding strategies mitigating the problem shall be
considered as part of the land use decision for the proposal.

Response: A troffic impact analysis prepared in compliance with city

standards has been submitted with the application (Exhibit E). This study

does not identify any issues requiring mitigation by the applicant.

o]
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B. Topography and Arrangement. All streets shall be properly related to special
traffic generators such as industries, business districts, schools, and shopping
centers and to the pattern of existing and proposed land uses.

Response: None of the special traffic generators listed in this section are
located near the subject property. All existing and proposed residential uses
have been considered in development of the proposed street pattern. A
future street plan is submitted with this application (Sheet 8) showing how
streets can be extended beyond the subject property in the future.

C. Street Spacing. Street layout shall generally use a rectangular grid pattern with
modifications as appropriate to adapt to topography or natural conditions.
Response: The proposed street layout represents a rectangular grid pattern.

D. Future Street Plan. Future street plans are conceptual plans, street extensions
and connections on acreage adjacent to land divisions. They assure access for
future development and promote a logical, connected pattern of streets. It is
in the interest of the city to promote a logical, connected pattern of streets.
All applications for land divisions shall provide a future street plan that shows
the pattern of existing and proposed future streets within the boundaries of
the proposed land divisions, proposed connections to abutting properties, and
extension of streets to adjacent parcels within a 400 foot radius of the study
area where development may practically occur.

Response: A future street plan in compliance with the requirements of this
section was submitted as part of the application package (Sheet 8) . This plan
assures that access for future development will promote a logical and
connected pattern of streets.

E. Connections. Except as permitted under Exemptions, all streets, alleys and
pedestrian walkways shall connect to other streets within the development and
to existing and planned streets outside the development and to undeveloped
properties which have no future street plan. Streets shall terminate at other
streets or at parks, schools or other public land within a neighborhood.

Where practicable, local roads shall align and connect with other roads when
crossing collectors and arterials.

Proposed streets or street extensions shall be located to provide direct access
to existing or planned transit stops, and existing or planned neighborhood
activity centers, such as schools, shopping areas and parks.

Response: All streets proposed in the subdivision will allow connection to
other streets with the exception of the proposed cul-de-sac, Camden Court.
Due to the location of Tickle Creek and steep slopes on the subject property, it
is not practical or desirable to serve this portion of the property with a
connected street network.

17.100.120 - BLOCKS AND ACCESSWAYS
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A. Blocks. Blocks shall have sufficient width to provide for two tiers of lots at
appropriate depths. However, exceptions to the block width shall be allowed
for blocks that are adjacent to arterial streets or natural features.

Response: All blocks within the proposed subdivision have sufficient width to
provide for two tiers of lots within the exception of the block containing Lot
30. Because direct access is not permitted to Jacoby Road a street is required
on the east side of this lot to provide access. The applicant is requesting a
variance to this section as reviewed in Chapter 17.66 above.

B. Residential Blocks, Blocks fronting local streets shall not exceed 400 feet in
length, unless topographic, natural resource, or other similar physical
conditions justify longer blocks. Blocks may exceed 400 feet if approved as
part of a Planned Development, Specific Area Plan, adjustment or variance.
Response: As reviewed in Chapter 17.66 above, the applicant is requesting a
Type Il Variance to this section for the block on the north side of Woodstock
Street between Camden Court and the eastern property line. The length of
this block is 420 feet, 20 feet greater than the maximum block length.

D. Pedestrian and Bicycle Access Way Requirements. In any block in a residential
or commercial district over 600 feet in length, a pedestrian and bicycle

accessway with a minimum improved surface of 10 feet within a 15-foot right-
of-way or tract shall be provided through the middle of the block. To enhance
public convenience and mobility, such accessways may be required to connect
to cul-de-sacs, or between streets and other public or semipublic lands or
through greenway systems.

Response: None of the blocks within the proposed subdivision exceed 600 feet
in length. The applicant is not proposing access to the Tickle Creek corridor in
this subdivision but rather as shown on Sheet 8, a pedestrian access trail is
identified in a more suitable location on the property directly east of the
subject property.

17.100.130 - EASEMENTS

A minimum eight (8) foot public utility easement shall be required along property
lines abutting a right-of-way for all lots within a partition or subdivision. Where a
partition or subdivision is traversed by a watercourse, drainage way, channel or
stream, the land division shall provide a stormwater easement or drainage right-
of-way conforming substantially with the lines of such watercourse, and such
further width as determined needed for water quality and quantity protection.
Response: Eight foot wide public utility easements are identified along all
property lines abutting a public right-of-way. In addition, a 20 foot wide
easement to accommodate both sanitary sewer and stormwater facilities is
proposed along the western line of Lots 9,10, 30 and 32 and a 15 foot wide
sanitary sewer easement between Lot 30 and Tract A is also proposed. Private
stormwater easements are located along the back of Lots 1 - 18, 19 - 25, 28, 29,
31, and 32.
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17.100.140 - PUBLIC ALLEYS
Response: No alleys are proposed in this development.

17.100.150 RESIDENTIAL SHARED PRIVATE DRIVES
Response: No residential shared private drives are proposed in this development

17.100.160 PUBLIC ACCESS LANES
Response: No public access lanes are proposed in this development

17.100.170 - FLAG LOTS
Flag lots can be created where it can be shown that no other street access is
possible to achieve the requested land divisicn. The flag lot shall have a minimum
street frontage of 15 feet for its accessway. The following dimensional
requirements shall apply to flag lots:
A. Setbacks applicable to the underlying zoning district shall apply to the flag
lot.
B. The access strip (pole) may not be counted toward the lot size
requirements. Response: No flag lots are proposed.

17.100.180 - INTERSECTIONS

A. Intersections. Streets shall be laid out so as to intersect as nearly as possible at
right angles. A proposed intersection of two new streets at an angle of less
than 75 degrees shall not be acceptable. No more than two streets shall
intersect at any one point unless specifically approved by the City Engineer.
The city engineer may require left turn lanes, signals, special crosswalks, curb
extensions and other intersection elements justified by a traffic study or
necessary to comply with the Development Code.
Response: All streets in the proposed subdivision have been designed to
intersect at right angles to the opposing street as required.

B. Curve Radius. All local and neighborhood collector streets shall have a
minimum curve radius (at intersections of rights-of-way) of 20 feet, unless
otherwise approved by the City Engineer. When a local or neighborhood
collector enters on to a collector or arterial street, the curve radius shall be a
minimum of 30 feet, unless otherwise approved by the City Engineer.
Response: All streets in the proposed subdivision have a minimum curve
radius as required by this section.

17.100.190 - STREET SIGNS

The subdivider shall pay the cost of street signs prior to the issuance of a
Certificate of Substantial Completion. The City shall install all street signs and
upon completion will bill the developer for costs associated with installation. In
addition, the subdivider may be required to pay for any traffic safety devices
related to the development. The City Engineer shall specify the type and location
of the street signs and/or traffic safety devices.
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Response: The applicant understands it will be his responsibility to pay the cost
of street signs and the city will instail these signs.

17.100.200 - STREET SURFACING

Public streets, including alleys, within the development shall be improved in
accordance with the requirements of the City or the standards of the Oregon State
Highway Department. An overlay of asphalt concrete, or material approved by the
City Engineer, shall be placed on all streets within the development. Where
required, speed humps shall be constructed in conformance with the City's
standards and specifications.

Response: All streets in the proposed subdivision will be improved in accordance
with City standards.

17.100.210 - STREET LIGHTING

A complete lighting system (including, but not limited to: conduits, wiring, bases,
poles, arms, and fixtures) shall be the financial responsibility of the subdivider on
all cul-de-sacs, local streets, and neighborhood collector streets. The subdivider
will be responsible for providing the arterial street lighting system in those cases
where the subdivider is required to improve an arterial street. Standards and
specifications for street lighting shall be coordinated with the utility and any
lighting district, as appropriate.

Response: The applicant is aware of the requirements of this section. A lighting
plan will be coordinated with PGE and the city prior to installation of any
fixtures.

17.100.220 - LOT DESIGN

A. The lot arrangement shall be such that there will be no foreseeable
difficulties, for reason of topography or other conditions, in securing building
permits to build on all lots in compliance with the Development Code.
Response: All of the lots in the proposed subdivision have been designed so
that no foreseeable difficulties due to topography or other conditions will
exist in securing building permits on these lots. A Geotechnical Evaluation
report has been submitted with this application (Exhibit F) .

B. The lot dimensions shall comply with the minimum standards of the
Development Code. When lots are more than double the minimum lot size
required for the zoning district, the subdivider may be required to arrange such
lots to allow further subdivision and the opening of future streets to serve such
potential lots.

Response. All lots in the proposed subdivision comply with the minimum
standards in the SFR zoning district. As shown on the Preliminary Plat, Lots 19
- 21 and 27 contain more than double the minimum lot size of 7,500 square
feet required in this zone. Due to the configuration of these lots and steep
slopes, further division of these lots is not possible.
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C. The lot or parcel width at the front building line shall meet the requirements
of the Development Code and shall abut a public street other than an alley for
a width of at least 20 feet. A street frontage of not less than 15 feet is
acceptable in the case of a flag lot division resulting from the division of an
unusually deep land parcel which is of a size to warrant division into not more
than two parcels.
Response: All lots in the proposed subdivision contain at least 20 feet of
frontage along a public street. As noted above, no flag lots are proposed.

D. Double frontage lots shall be avoided except where necessary to provide
separation of residential developments from arterial streets or to overcome
specific disadvantages of topography or orientation.

Response: Only Lot 30 is considered a double frontage lots because it has
frontage on both Jacoby Road and Camden Court. Because direct access to
this lot from Jacoby Road (a collector street) is discouraged, access is
proposed from Camden Court, a local street. The arrangement of this lot
represents a logical pattern and due to the specific conditions of the property
this arrangement is warranted.

E. Lots shall avoid deriving access from major or minor arterials. When driveway
access from major or minor arterials may be necessary for several adjoining
lots, the Director or the Planning Commission may require that such lots be
served by a common access drive in order to limit possible traffic hazards on
such streets. Where possible, driveways should be designed and arranged to
avoid requiring vehicles to back into traffic on minor or major arterials.
Response: Jacoby Road is designated as a collector street in the City's
Transportation System Plan. The applicant proposes accessing all lots in the
subdivision from local streets.

17.100.230 - WATER FACILITIES

Water lines and fire hydrants serving the subdivision or partition, and connecting
the development to City mains, shall be installed to provide adequate water
pressure to serve present and future consumer demand. The materials, sizes, and
locations of water mains, valves, service laterals, meter boxes and other required
appurtenances shall be in accordance with the standards of the Fire District, the
City, and the State.

If the city requires the subdivider to install water lines in excess of eight inches,
the city may participate in the oversizing costs. Any oversizing agreements shall be
approved by the city manager based upon council policy and dependent on budget
constraints. If required water mains will directly serve property outside the
subdivision, the city may enter into an agreement with the subdivider setting forth
methods for reimbursement for the proportionate share of the cost.

Response: The applicant intends to install all water lines and fire hydrants in
compliance with applicable standards.
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17.100.240 - SANITARY SEWERS

Sanitary sewers shall be installed to serve the subdivision and to connect the
subdivision to existing mains. Design of sanitary sewers shall take into account the
capacity and grade to allow for desirable extension beyond the subdivision.

If required sewer facilities will directly serve property outside the subdivision, the
city may enter into an agreement with the subdivider setting forth methods for
reimbursement by nonparticipating landowners for the proportionate share of the
cost of construction.

Response: The applicant intends to install sanitary sewer lines in compliance with
applicable standards. The Public Works Director has indicated the pump station
located in the Timberline Trails Subdivision that will serve the subdivision has
adequate capacity (Exhibit I). As indicated in this Exhibit an analysis was
completed for the contributing basin to the pump station. The pump station, wet
well, and force main were all designed to accommodate 525 dwelling units. The
basin contains 284 existing dwelling units and as identified by the Public Works
Director has sufficient capacity to accommodate the proposed 32 lot subdivision
without any required expansion.

17.100.250 - SURFACE DRAINAGE AND STORM SEWER SYSTEM

A. Drainage facilities shall be provided within the subdivision and to connect with
off-site drainage ways or storm sewers. Capacity, grade and materials shall be
by a design approved by the city engineer. Design of drainage within the
subdivision shall take into account the location, capacity and grade necessary
to maintain unrestricted flow from areas draining through the subdivision and
to allow extension of the system to serve such areas.
Response: A stormwater water quality and detention facility is proposed to be
located at the northwest corner of the site (Tract A). This facility has been
sized and located to accommodate alt public stormwater generated by the
subdivision. A stormwater report is included with this application as Exhibit D.
In addition, the proposed stormwater system has been designed to capture
water entering the site from the south and convey this water through the site
as required.

B. In addition to normal drainage design and construction, provisions shall be
taken to handle any drainage from preexisting subsurface drain tile. it shall be
the design engineer’s duty to investigate the location of drain tile and its
relation to public improvements and building construction.

Response: No subsurface drain tiles are known to exist on the site.

C. The roof and site drainage from each lot shall be discharged to either curb face
outlets (if minor quantity}, to a public storm drain or to a natural acceptable
drainage way if adjacent to the lot.

Response: All roof and site drainage will be discharged to curb face outlets or
another approved system as required.
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17.100.260 - UNDERGROUND UTILITIES

All subdivisions or major partitions shall be required to install underground
utilities (including, but not limited to, electrical and telephone wiring). The
utilities shall be installed pursuant to the requirements of the utility company.
Response: The applicant intends to install all utilities underground as required.

17.100.270 - SIDEWALKS

Sidewatks shall be installed on both sides of a public street and in any special
pedestrian way within the subdivision.

Response: Sidewalks will be installed of both sides of all streets with the
exception of the three-quarter and one-half street sections of Newton Street
extended on the subject property.

17.100.280 - BICYCLE ROUTES

If appropriate to the extension of a system of bicycle routes, existing or planned,
the Director or the Planning Commission may require the installation of bicycle
lanes within streets. Separate bicycle access ways may be required to reduce
walking or cycling distance when no feasible street connection is available.
Response: No existing, planned, or proposed bicycle routes exist on the subject
property. The applicant is aware that street improvements along Jacoby Road
may require completion of a bicycle lane as part of these improvements.

17.100.29Q - STREET TREES

Where planting strips are provided in the public right-of-way, a master street tree
plan shall be submitted and approved by the Director. The street tree plan shall
provide street trees approximately every 30’ on center for all lots.

Response: Planter strips will be provided along all frontages as required. Street
trees in accordance with City standards will be provided in these areas. A Street
Tree Plan is included with the submittal package as Sheet 6.

17.100.300 - EROSION CONTROL

Grass seed planting shall take place prior to September 30th on all lots upon which
a dwelling has not been started but the ground cover has been disturbed. The
seeds shall be of an annual rye grass variety and shall be sown at not less than four
pounds to each 1000 square feet, of land area.

Response: Grass seeding will be completed as required by this section. The
submitted erosion control plan (Sheet 9) provides additional details to address
erosion control concerns. A separate Grading and Erosion Control Permit will be
required prior to any grading on the site.

17.100.310 - REQUIRED IMPROVEMENTS

The following improvements shall be installed at no expense to the city, consistent
with the design standards of Chapter 17.84, except as otherwise provided in
relation to oversizing.

A. Drainage facilities
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Lot, street and perimeter monumentation
Mailbox delivery units
Sanitary sewers
Sidewalks
Street lights
Street name signs
Street trees
Streets
Traffic signs
Underground communication lines, including broadband (fiber), telephone, and
cable. Franchise agreements will dictate whether telephone and cable lines
are required.
Underground power lines
. Water distribution lines and fire hydrants
Response: All of the improvements specified in this section will be installed
by the developer at no expense to the City of Sandy consistent with the design
standards of Chapter 17.84 and applicable standards,

ArrEOmMmON®

2

CHAPTER 17.102 - URBAN FORESTRY

17.102.20 - APPLICABILITY

This chapter applies only to properties within the Sandy Urban Growth Boundary
that are greater than one acre including contiguous parcels under the same
ownership.

A. General: No person shall cut, harvest, or remove trees 11 inches DBH or greater
without first obtaining a permit and demonstrating compliance with this chapter.

1. As a condition of permit issuance, the applicant shall agree to implement
required provisions of this chapter and to allow all inspections to be
conducted.

2. Tree removal is subject to the provisions of Chapter 15.44, Erosion Control,
Chapter 17.56, Hillside Development, and Chapter 17.60 Flood and Slope
Hazard.

Response: The subject property contains 9.68 and the standards of this
chapter are applicable to the proposed subdivision. The applicant intends
removing the majority of the trees on the property to accommodate
development of a residential subdivision. The proposed tree removal and
protection ptan have been designed in accordance with the standards of
this chapter and the provisions of Chapters 15.44, 17.56, and 17.60 as
applicable. As noted in a review of Chapter 17.92, Landscaping above, the
applicant has submitted a request for interpretation regarding the
applicability of this Chapter to the proposal.

17.102.50 - TREE RETENTION AND PROTECTION REQUIREMENTS

A. Tree Retention: The landowner is responsible for retention and protection
of trees required to be retained as specified below:
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1. At least three trees 11 inches DBH or greater are to be retained for

every one-acre of contiguous ownership.

Retained trees can be located anywhere on the site at the landowner's

discretion before the harvest begins, Clusters of trees are encouraged.

3. Trees proposed for retention shall be healthy and likely to grow to
maturity, and be located to minimize the potential for blow-down
following the harvest.

4. If possible, at least two of the required trees per acre must be of conifer
species.

5. Trees within the required protected setback areas may be counted
towards the tree retention standard if they meet these requirements.
Response: A Tree Inventory was conducted on the site by a professional
Arborist who inventoried all trees six-inches and greater DBH within the
FSH Overlay and all trees eight-inches and greater on the rest of the
site as requested by City staff. This inventory included as Exhibit J lists
all trees by number, species, condition, and recommended root
protection zone, Sheets 2 and 3 of the plan set shows the location of all
trees with trees proposed to be retained colored green. Sheet 2 also
includes a portion of the tree inventory listing trees proposed to be
retained. Sheet 3 shows these trees with the proposed building
envelopes as the City requested.

"

The subject property contains 9.68 acres requiring retention of 29
trees, 11 inches and greater DBH (9.68 x 3 = 28.92 rounded up to 29.04
trees). The submitted plan indicates that 64 trees are proposed to be
retained. Of these trees, 33 trees are 11-inches or greater and in
“viable” condition as identified by the Arborist in complignce with the
tree retention standards of this Chapter. Of the 33 trees 11-inches or
greater, 66 percent (22) are conifer species (Western Red Cedar,
Western Hemlock and Douglas fir} with the other 11 trees hardwood
species (Red Alder and Bigleaf Maple) as is preferred by subsection (4)
above. All of the trees proposed to be retained are located within the
FSH Overlay at the back of Lots 19-21, and 27.

In addition to the 33 retained trees, 10 mostly conifer trees are
proposed to be retained identified a “viable” but are less than 11
inches,

As indicated on the tree inventory, the site contains over 500 trees of
varying sizes, species, and condition. The primary reason more trees
cannot be retained can be understood best by viewing the Cut and Fill
Evaluation included as Sheet 10 with this submittal. As shown on this
plan, due to topographic variability of the site, the majority of the site,
with the exception of the FSH Overlay area, will need to be cut or filled
to make it suitable for road, infrastructure, and home construction.
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B. Tree Protection Area: Except as otherwise determined by the Planning
Director, all tree protection measures set forth in this section shall be
instituted prior to any development activities and removed only after
completion of all construction activity. Tree protection measures are
required for land disturbing activities including but not limited to tree
removal, clearing, grading, excavation, or demolition work.

1. Trees identified for retention shall be marked with yellow flagging tape
and protected by protective barrier fencing placed no less than 10
harizontal feet from the outside edge of the trunk.

Required fencing shall be a minimum of six feet tall supported with

metal posts placed no farther than ten feet apart instalied flush with

the initial undisturbed grade.

3. No construction activity shall occur within the tree protection zone,
including, but not limited to dumping or storage of materials such as
building supplies, soil, waste items, equipment, or parked vehictes.
Response: The requirements of this section will be complied with prior
to any grading or tree remaval on the site.

N

17.102.60 - TREE REPLANTING REQUIREMENTS

1. All areas with exposed soils resulting from tree removal shall be replanted
with a ground cover of native species within 30 days of harvest during the
active growing season, or by June 1st of the following spring.

2. All areas with exposed soils resulting from tree remaoval occurring between
October 1 and March 31 shall also be covered with straw to minimize
erosion.

3. Removal of hazard trees as defined shall be replanted with two native trees
of quality nursery stock for every tree removed.

4. Tree Removal allowed within the FSH Overlay District shall be replanted with
two native trees of quality nursery stock for every tree removed.

3. Tree Removal not associated with a development plan must be replanted
following the provisions of OAR Chapter 629, Division 610, Section 020-060
Response: No trees are proposed to be replanted at this time.

17.102.70 - VARIANCES
Response: The submitted plan is designed in compliance with the standards in
this chapter and a variance to these standards is not requested or required.

CHAPTER 15.30 - DARK SKY ORDINANCE

15.30.000 - PURPOSE

The purpose of the Sandy Dark Sky Ordinance is to regulate outdoor lighting in
order to reduce or prevent light pollution. This means to the extent reasonably
possible the reduction or prevention of glare and light trespass, the conservation
of energy, and promotion of safety and security. (Ord. 2002-11)
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15.30.030 - EXEMPTIONS AND EXCEPTIONS
D. Full cutoff street lighting, which is part of a federal, state, or municipal
installation.

15.30.060 - GENERAL STANDARDS

D. All outdoor lighting systems shall be designed and operated so that the area 10
feet beyond the property line of the premises receives no more than .25 (one
quarter) of a foot-candle of light from the premises lighting system.

Response: The applicant understands the requirements of this chapter. A
detailed lighting plan will be submitted with construction plans following land
use approval.

CONCLUSION
The proposed 32 lot subdivision as reviewed in this document complies with all
relevant code standards with the exception of three sections. The applicant has

submitted a narrative and the required fee for variances to the following sections:

» Section 17.82.20 to allow all homes adjacent to Jacoby Road to be
constructed with their front doors facing the internal local street rather
than Jacoby Road;

s Section 17.100.120(A) to allow creation of a single tier of lots (Lot 30)
adjacent to Jacoby Road, a collector street; and

o Section 17.100.120(B) to exceed the 400 foot block length maximum for
the north side of Woodstock St., from Camden Ct. to the eastern property
line.

In addition, the applicant has requested the Planning Commission consider a Type
Il Code Interpretation regarding tree protection regulations applicable to the
proposed subdivision. As reviewed in this document, the applicant requests the
Planning Commission approve the application as submitted.
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VIABLE, POOR TRUNK

532 DOUGLAS FIR 9 TAPER, WINDTHROW PRESERVE
POTENTIAL
533 DOUGLAS FIR [2) VIABLE, SUPPRESSED PRESERVE

20-FT TRUNK 8CAR, POOR

535 WESTERN HEMLOCK 3 RESPONSE GROWTH, PRESERVE
WINDTHROW POTENTIAL
536 WESTERN HEMLOCK 8 35T TRUNK SCAR, PRESERVE

TERMINAL DECLINE

VIABLE, MINOR
538 WESTERN HEMLOCK 10 MECHANICAL DAMAGE TO PRESERVE
TO TRUNK

540 DOUGLAS FIR 8 LISTED, HUNG P IN TREE PRESERVE
541 RED ALDER 10 VIABLE, TRUNK SWOOP PRESERVE
543 DOUGLAS FIR 8 VIABLE PRESERVE
544 DOUGLAS FIR 9 VIABLE PRESERVE

LISTED, AND SELF-
CORRECTED, EXCESSIVE PRESERVE
LEAN

547 RED ALDER 1

| st | WESTERN RED CEDAR TRUNK. DECAY PRESERVE

555 DEAD 5 DEAD PRESERVE
556 RED ALDER [ VIABLE, UNDERSIZE PRESERVE

EXCESSIVE LEAN, TRUNK
BOWS 60 FT TO SOUTH

TERMINAL DECLINE PRESERVE

562 RED ALDER 9 PRESERVE

563 RED ALDER 8
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EXISTING DECIDUOUS TREE TO BE PRESERYED
EXISTING CONIFEROUS TREE TO BE PRESERVED

EXISTING ACCESS
EASEMENT PER DOCUMENT
NO. 2008&-012714

EXISTING DECIDUOUS TREE TO BE REMOVYED
EXISTING CONIFEROUS TREE TO BE REMOVED

INSTALL PROTECTIVE BARRIER FENCING TO
PROTECT TREES DURING EXCAVATION FOR

TOTAL NUMBER OF TREES:
TOTAL NUMBER OF TREES REMOVED:
TOTAL NUMBER OF TREES PRESERVED:

521
451
64

THE UTILITIES. REQUEST AN INSPECTION OF
EROSION CONTROL MEASURES AND TREE
PROTECTION MEASURES AS SPECIFIED IN
SECTION 17.102.50(C) PRIOR TO
CONSTRUCTION ACTIVITIES OR GRADING.

/ TREE RETENTION NOTES \

ALL TREES WITHIN THE FRESHLY DELINEATED
FOH BOUNDARY SHALL BE RETAINED,
REGARDLESS OF CONDITION - 8EE TABLE RIGHT.
SEE ARBORIST REPORT FOR FULL LIST OF
ON-SITE TREES.

REFER TO GRADING AND EROSION CONTROL
PLAN FOR SITE MASS GRADING PLAN.

569 BIGLEAF MAPLE 5 UNDERSIZE, STUMP SUCKER | PRESERVE

510 WESTERN HEMLOCK 7 VIABLE, UNDERSIZE PRESERVE

571 WESTERN RED CEDAR 21 WOUND O'I;ET&'I:K' TRUNK PRESERVE
WOUND ON BASE, WOOD

51A WESTERN RED CEDAR 5 iy PRESERVE

LARGE TRUNK SWOOP FROM
) WESTERN RED CEDAR 43 BASE, BROKEN STEM, LOW | PRESERVE
VIGOR

513 WESTERN RED CEDAR 9 VIABLE PRESERVE

514 WESTERN RED CEDAR 9 VIABLE PRESERVE
BROKEN STEM, TRUNK

515 BIGLEAF MAPLE 32 DAY Re TRENCHED PRESERVE

3001 WESTERN RED CEDAR 8 VIABLE PRESERVE

NOTE: - INDICATES TREES 11" DBH AND GREATER DEEMED TO BE
VIABLE BY ARBORIST INSPECTION.

TOTAL NUMBER OF VIABLE, 11"+ DBH TREES TO BE PRESERVYED: 33
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