
ORDINANCE NO. 890 

AN ORDINANCE APPROVING ANNEXATION OF PROPERTY TO THE CITY OF 
SCAPPOOSE AND AMENDING THE ZONING MAP 

WHEREAS, an application was filed by OHM Equity Partners, LLC to annex property 
described in Exhibit A, attached hereto and incorporated herein, to the City of Scappoose; and 

WHEREAS, pursuant to Section 17 .136.070 of the Scappoose Municipal Code, the 
property described in Exhibit A would automatically be zoned Low Density Residential (R-1) 
upon annexation due to the property's "Suburban Residential" Comprehensive Plan designation; 
however, the applicant has requested Moderate Density Residential (R-4) zoning; and 

WHEREAS, pursuant to ORS 222.120 notice was given and the City held public 
hearings pursuant to Scappoose Municipal Code Chapters 17.22, 17.136 and 17.162; and 

WHEREAS, the Planning Commission held a hearing on the application on May 14, 
2020 and the City Council held a hearing on the application on May 18, 2020; now therefore, 

THE CITY OF SCAPPOOSE ORDAINS AS FOLLOWS: 

Section 1. The application to annex the property described in Exhibit A is hereby approved. 

Section 2. The City of Scappoose Zoning Map is hereby amended, for the property described 
in Exhibit A, to Moderate Density Residential (R-4); 

Section 3. In support of the above annexation and zone change, the City Council hereby 
adopts the findings, conclusions and recommendations of the Planning Commission Staff Report 
revised May 13, 2020, attached as Exhibit B. 

Section 3. 
passage. 

The annexation approved by this Ordinance shall take effect 30 days after 

Section 4. Upon the effective date of this ordinance, the City Planner is directed to conform 
the Zoning Map to the provisions of this ordinance. 

Section 5. Upon the effective date of this Ordinance, the City Recorder is directed to provide 
all notices of annexation required under state law, including but not limited to providing notice to 
the Columbia County Clerk and Assessor, the Secretary of State, and the Department of 
Revenue. 

PASSED AND ADOPTED by the City Council this 1st day of June 2020 and signed by the 
Mayor and City Recorder in authentication of its passage. 
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First Reading: May 18, 2020 
Second Reading: June 1, 2020 

Attest: 

-~~~ 
City Recorder 
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CITY OF SCAPPOOSE, OREGON 

Scott Burge, Mayor 
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ANX1-19/ZC1-19/SB1-19     May 7, 2020 
Maple Street Cottages Annexation, Zone Change, and Subdivision           REVISED May 13, 2020 
 

CITY OF SCAPPOOSE STAFF REPORT 
 
Request: Approval of an application for Annexation (ANX1-19), Zone Change (ZC1-19), 

and Subdivision (SB1-19) for a 1.6-acre parcel proposed for a 12-lot Cottage 
Housing Development. The property is identified as Columbia County Assessor 
Tax Lot 3212-DA-04400. Based on the requirements of the Scappoose 
Development Code, if this property is annexed it would automatically receive Low 
Density Residential (R-1) zoning since the site has a “Suburban Residential” 
Comprehensive Plan Map designation; however, the applicant proposes to rezone 
the property to Moderate Density Residential (R-4). 

 
Location: The site is located at the eastern terminus of SE Maple Street. See attached Vicinity 

Map (Exhibit 1). 
 
Applicant: OHM Equity Partners LLC 
 
Owner(s): OHM Equity Partners LLC 
 
EXHIBITS 
 
1. Vicinity Map & Columbia County Assessor Map 
2. Application Forms 
3. Applicant’s Narrative 
4. Legal Description 
5. Preliminary Civil and Landscape Plans 

 Cover Sheet, Sheet P-1 
 Existing Conditions Plan, Sheet P-2 
 Existing/Proposed City Limits and Zoning Map, Sheet P-3 
 Aerial Photograph/Future Streets Plan, Sheet P-4 
 Preliminary Plat, Sheet P-5 
 Preliminary Site Plan, Sheet P-6 
 Preliminary Grading Plan, Sheet P-7 
 Preliminary Maple St./Utility Profile, Sheet P-8 
 Preliminary Section Views, Sheet P-9 
 Preliminary Storm Plan, Sheet P-10 
 Preliminary Storm Profile, Sheet P-11 
 Preliminary Sewer & Water Plan, Sheet P-12 
 Preliminary Sewer Profile, Sheet P-13 
 Preliminary Landscape Plan, Sheet P-14 
 Preliminary Irrigation Plan, Sheet P-15 
 Preliminary Franchise Utilities Plan, Sheet P-16 

6. Floor Plans, Elevations, and Color Palette 
7. Residential Density Calculations 
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8. Vehicle Turning Diagrams 
9. Preliminary Stormwater Report, dated April 18, 2019 
10. Geotechnical Engineering Report, (appendices available upon request), dated March 27, 

2019 
11. Traffic Analysis Report (appendices available upon request), dated April 2019 
12. Traffic Analysis Memorandum, dated November 7, 2019 
13. Preliminary Covenants, Conditions and Restrictions 
14. Service Provider Letters 
15. Comments from Public Works Director, dated March 30, 2020 
16. Comments from Scappoose School District, dated March 30, 2020 
17. Comments from Columbia County Land Development Services Department, dated March 

31, 2020 
18. Comments from Oregon Department of Land Conservation and Development, dated April 

1, 2020 
19. Columbia River PUD referral comment, dated April 9, 2020 
20. Comments from Scappoose Rural Fire Protection District, dated April 20, 2020 
21. Comments from the Scappoose Drainage Improvement Company, dated April 10, 2020 
22. Public comment from Vicki Mason, dated May 7, 2020 and responses by Charbonneau 

Engineering, Public Works Director, and City Engineer (revised May 13, 2020) 
23. Public comments from Noparat Davis, two emails, both dated May 13, 2020 (revised May 

13, 2020) 
SUBJECT SITE 
 The subject site consists of one parcel with an area of 1.6 acres. The parcel is located at the 

eastern terminus of SE Maple Street, east of SE 4th Street, and is identified as Columbia County 
Assessor Tax Lot 3212-DA-04400. See Exhibit 1. 

 
 The subject site is designated as Suburban Residential (SR) on the Comprehensive Plan map. 

The site is adjacent to City Limits on the west and south sides. Adjoining properties within the 
City are zoned Low Density Residential (R-1) to the west and Medium Density Residential (R-
4) to the south (see Exhibit 5, Sheet P-3). The subject site and adjoining properties outside 
City Limits are zoned Single Family Residential, 10,000 square foot minimum lot size (R-10) 
by Columbia County. All the abutting properties are in residential use. 

 
 The site is within the boundaries of the Scappoose Rural Fire Protection District and the 

Scappoose Public School District. The site is currently under the police protection of the 
Columbia County Sheriff’s Department. 
 

 According to Flood Insurance Rate Map (FIRM) 41009C0463D, dated 11/26/10, the property 
is located outside the Special Flood Hazard Area. The southeastern corner of the site (totaling 
approximately 25 square feet) is located in the Scappoose Drainage District and is protected 
from the one percent annual chance (100-year) flood by a dike. The Scappoose Local Wetlands 
Inventory Map does not depict wetlands within or near the property. 

 
 The site is currently vacant and is vegetated with grasses plus trees along the southern and 

eastern boundaries. The site slopes gently downward from west to east, with an overall grade 
difference of only 4-5 feet. 
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OBSERVATIONS 
 
CONSOLIDATED LAND USE APPLICATIONS 
 The applicant is requesting approval of three separate applications. Planning Commission 

provides a recommendation to City Council for both the annexation application and the zone 
change application, and Council is the decision authority on both. While the Planning 
Commission would normally be the approval authority for the proposed subdivision and 
associated cottage housing development, due to consolidation of proceedings, the City Council 
will decide the subdivision application as well (based on Planning Commission’s 
recommendation). 

 
 As the development proposal is dependent upon the annexation and zone change, the 

observations below are divided into two groups: (1) Annexation and Zone Change, and (2) 
Cottage Housing Subdivision. 

 
Annexation and Zone Change Observations 
 
CONCURRENT ANNEXATION AND ZONE CHANGE APPLICATIONS 
 The site is currently zoned Single-Family Residential (R-10) by Columbia County and the 

applicant has requested annexation into city limits. According to Section 17.136.070 of the 
Scappoose Development Code, since the parcel has a Suburban Residential (SR) 
Comprehensive Plan designation, upon annexation the land shall automatically be zoned Low 
Density Residential (R-1). However, the applicant has also applied to have the City re-zone 
the property to Moderate Density Residential, or R-4 (see Exhibit 5, Sheet P-3). The applicant 
has not requested an amendment to the Comprehensive Plan map. As the re-zone is dependent 
upon annexation, which would typically result in R-1 zoning based on the SR plan designation, 
this report and the applicant’s narrative discuss the impacts of moderate density (R-4) 
development in comparison to low density (R-1) development. 

 
TRANSPORTATION PLANNING RULE ANALYSIS 
 As required by Scappoose Municipal Code 17.22.050, proposals to amend the zoning map 

must be reviewed to determine whether they significantly affect a transportation facility 
pursuant to Oregon Administrative Rule (OAR) 660-012-0060 – Transportation Planning Rule 
(TPR). The applicant’s transportation report (Exhibit 11) and supplemental memo (Exhibit 
12) analyzed a reasonable worst-case scenario under the R-4 zone to address the Transportation 
Planning Rule. The report estimates that if the site were developed with 18 residences (the 
most intense development under the R-4 zone), the site could be expected to generate 
approximately 170 average daily trips, including 18 PM Peak Hour trips and 13 AM Peak Hour 
trips. 

 
 While the applicant is proposing a 12-unit Cottage Housing Development, the R-4 zone also 

permits duplexes, tri-plexes, and four-plexes. In case the property is annexed but is instead 
later developed with multi-family housing, the applicant’s transportation engineer analyzed 
not only the anticipated 12 units but also a scenario with up to 18 units. 
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 In accordance with TPR requirements, the applicant’s transportation engineer examined traffic 
operations in the year 2035 (corresponding to the planning year in the Scappoose 
Transportation System Plan, or TSP). This analysis indicates that both the E. Columbia 
Avenue/SE 4th Street/NE West Lane Road and SE Maple Street/Highway 30 intersections 
would have LOS ‘F’ in 2035 either under the proposed 12-residence scenario or the worst-case 
18-residence scenario, while the other intersections would operate at LOS ‘C’ or better. The 
analysis demonstrated that for the failing intersections, the v/c ratio in 2035 is the same for 
both the proposed 12-residence scenario or the worst-case 18-residence scenario. The 
supplemental traffic memo (Exhibit 12) demonstrates that the SE Maple Street/Highway 30 
intersection would meet ODOT’s alternative mobility targets. 

 
 Since the SE Maple Street/Highway 30 intersection is under the Oregon Department of 

Transportation’s jurisdiction, ODOT was provided the opportunity to comment on the 
annexation and zone change. ODOT staff declined to provide written comments. In verbal 
communication with ODOT staff on March 30, 2020, ODOT indicated that unless the rezone 
involved more than 400 trips daily, they did not need to provide a comment on the application 
(the worst case scenario of 18-residences would only be expected to generate 170 daily trips).   

 
Cottage Housing Subdivision Observations 
 
PROPOSED COTTAGE HOUSING DEVELOPMENT 
 In addition to the annexation and rezone request, the applicant has requested approval of a 

Cottage Housing Development as part of the same application. If the annexation were denied, 
then the cottage housing development application would also be denied as it would be outside 
the City’s jurisdiction. If the annexation were approved but the re-zone were denied, then the 
cottage housing development application would also be denied as it would not be following 
the proper approval procedure (if the site were zoned R-1, the cottage housing would require 
a conditional use permit). 

 
 As described in the applicant’s narrative (Exhibit 3) the proposed Cottage Housing 

Development would consist of a cottage cluster on the north side of SE Maple Street with 4 
cottages and a cluster on the south side with 8 cottages. Each cottage is located on an individual 
lot with private open space in the rear and front yards of the parcel. Both cottage clusters 
include a commonly maintained tract with a minimum of 2 parking spaces for each unit. The 
tracts provide a variety of common open space amenities including lawn areas, benches, picnic 
tables, barbeque grills, and a covered structure. The proposed walking paths lead from each 
cottage to public sidewalks along SE Maple Street, on‐site parking lots, and the proposed 
common open space amenities. 

 
PROPOSED SUBDIVISION, STREET SYSTEM, AND RIGHT-OF-WAY DEVELOPMENT 
 The applicant proposes to subdivide the property into 12 lots and two tracts, as illustrated in 

Exhibit 5, Sheet P-5. As part of the subdivision, the applicant would extend SE Maple Street 
through the site, terminating at the eastern property line, which would accommodate a future 
street layout on neighboring properties similar to that shown in Exhibit 5, Sheet P-4. The City 
has not required the applicant to connect to the SE 6th Street right-of-way stubbed to the 
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southern boundary of the site, since that segment of 6th Street does not align with the existing 
improved 6th Street and would result in an unsafe offset intersection at SE Elm Street. 

 
 North of the proposed street extension, Lots 1 through 4 would have sizes ranging from 1,681 

to 2,624 square feet, while south of the street, Lots 5 through 12 would range from 1,664 to 
2,630 square feet. Tracts A and B would accommodate the required common open space and 
the parking areas. 
  

 Access to the site will occur via the eastern terminus of SE Maple Street, which at this location 
is designated as a local street in the City’s Transportation System Plan (TSP), for which the 
standard right-of-way width is 54 feet (Maple Street is a collector from SE 4th Street to SW 
4th Street). To be consistent with the existing right-of-way width to the west, the applicant 
proposes to dedicate a 60-foot right-of-way width. The street extension must be improved to 
meet the City’s local street standards, including a 32-foot paved width with curb and gutter, 5-
foot planter (excluding curb) with street trees, and 6-foot sidewalks. The applicant’s 
preliminary plans (Exhibit 5, Sheets P-6 and P-7) depict a 36-foot paved width, 5-foot planter 
(excluding curb), and 6-foot sidewalks; while narrower than the existing 44-foot paved section, 
it complies with the City’s collector standard since the street will be extended to the east in the 
future and provide access to the signalized intersection at Highway 30. The applicant also 
proposes an 8-foot public utility easement to accommodate franchise utilities as required 
(Exhibit 5, Sheet P-5). 

 
TRANSPORTATION ANALYSIS 
 The subdivision application requires analysis of traffic impacts in the buildout year (assumed 

to be 2021). The applicant submitted a Traffic Analysis Report (Exhibit 11) and supplemental 
memo (Exhibit 12) to analyze traffic impacts. 

 
 The applicant’s transportation engineer estimates that the 12 new cottages in the proposed 

subdivision would generate approximately 113 average daily trips, including 12 PM Peak Hour 
trips and 9 AM Peak Hour trips, using Institute of Transportation Engineers standard trip 
generation ratios for single-family detached residences. 
 

 The Traffic Analysis Report analyzed the effect that these additional trips would have on the 
local street network. The study focused on five nearby intersections: SE Maple Street/SE 3rd 
Street, SE Maple Street/SE 4th Street, SE Maple Street/Highway 30, SE Elm Street/SE 6th Elm 
Street, and E. Columbia Avenue/SE 4th Street/NE West Lane Road. The SE Maple Street 
/Highway 30 intersection is under Oregon Department of Transportation jurisdiction while the 
remaining intersections are under City jurisdiction. 

 
 The traffic analysis examined the effect of the proposed subdivision and other approved and 

pending developments and concluded that all of the study intersections will operate at a LOS 
(level of service) of ‘E’ or better through the year 2021 buildout period. The study also 
concluded that all intersections meet or exceeds the City of Scappoose’s level of service 
standards with the exception of the E. Columbia Avenue/SE 4th Street/NE West Lane Road 
intersection (the 2016 Transportation System Plan (TSP) specifies that all-way stop-controlled 
intersections have a target of LOS ‘D’ or better). The study submitted by the applicant also 
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asserts that the E. Columbia Avenue/SE 4th Street/NE West Lane Road intersection would have 
the same Level of Service ‘E’ in 2021 with or without the proposed development. The SE 
Maple Street/Highway 30 intersection would have a year 2021 volume-to-capacity (v/c) ratio 
of 0.63 with or without the development, which the applicant’s traffic analysis indicates meets 
ODOT’s mobility standards. 

 
 The traffic analysis indicates that the E. Columbia Avenue/SE 4th Street/NE West Lane Road 

intersection meets signal warrants in the year 2021, even without the proposed development. 
The TSP identifies project #I4 for this intersection, consisting of a traffic signal or roundabout, 
with an estimated cost of $500,000 in 2015 dollars. However, the project is labeled as 
‘aspirational’ in the TSP, which means that it “likely would not have city or state funding by 
2035.” Staff has not proposed any conditions of approval requiring mitigation since the 
intersection improvements would not be proportional to the impact from the proposed 
development. 

 
UTILITIES 
 The proposed water system improvements consist of an eight-inch public main in Maple Street, 

connecting to the existing pipe immediately west of the site. The new water main is proposed 
to extend to the east end of the site (Exhibit 5, Sheet P-12). Hydrants must meet the standards 
of the Scappoose Rural Fire Protection District and Public Works Design Standards. The 
applicant proposes 12 individual services with separate connections to the water main but 
Public Works staff has requested that larger stubs be provided north and south of Maple Street, 
with services connecting to those stubs rather than the new main in Maple Street (Exhibit 15). 

  
 The applicant has proposed an 8-inch public gravity sanitary sewer line in Maple Street, 

connecting to the existing 8-inch line stubbed immediately west of the site (Exhibit 5, Sheet 
P-12). Laterals from individual houses would connect to private 6-inch lines which would then 
discharge to the new public line in Maple Street. As the parcel to the east is not yet developed 
at urban densities, the applicant is required to stub a sewer extension to the eastern site 
boundary for future development. 

 
 A preliminary drainage (stormwater) report is included as Exhibit 9. As there is no public 

stormwater system adjacent to the site, the applicant proposes to collect stormwater from SE 
Maple Street and from within the site via catch basins and convey it to a series of drywells, 
similar to nearby streets. The applicant proposes 3 private drywells north of Maple Street, 6 
private drywells south of Maple Street, and 5 public drywells in Maple Street. The appendices 
to the stormwater report include infiltration test results per the Public Works Design Standards. 
A final stormwater report would be required prior to approval of subdivision construction 
plans. 
 

 Public Works staff has requested that the public stormwater system utilize horizontal 
infiltration facilities rather than drywells (Exhibit 15); this would allow for easier excavation 
and maintenance. 

 
 Franchise utilities are provided to adjacent residential developments and could be made 

available through the extension of nearby lines and public service infrastructure. 
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STREET TREES 
 The Scappoose Development Code requires street trees along all street frontages. The 

Preliminary Landscape Plan (Exhibit 5, Sheet P-14) indicates that Blireiana Plum Street Trees 
are proposed to be planted approximately 15 feet apart. Trees are proposed to be planted in the 
landscape strip between the curb and sidewalk, within the right-of-way. 

 
PUBLIC & PRIVATE AGENCIES AND PUBLIC NOTICE 
 The City of Scappoose City Manager, Police Chief, Engineering, Public Works, and Building; 

Scappoose Rural Fire Protection District; Columbia River PUD; the Scappoose School 
District; Scappoose Drainage Improvement Company; Department of Land Conservation and 
Development; ODOT; and Columbia County Land Development Services have been provided 
an opportunity to review the proposal. Staff did not receive any objections from these agencies. 
Comments from these agencies have been incorporated into this staff report as Exhibits 15-19. 
The comments received were as follows: 

o The Public Works Director submitted comments (Exhibit 15) on the public stormwater 
and water design. These comments have been incorporated as conditions of approval. 

o The Scappoose School Superintendent submitted comments (Exhibit 16) indicating 
that the School District had no objection to the application. 

o The Columbia County Planning Manager submitted comments (Exhibit 17) observing 
that the proposed development was contingent upon annexation since it would not be 
permitted under County zoning. County staff had no objection to the application. 

o The Oregon Department of Land Conservation and Development regional 
representative submitted comments (Exhibit 18) supporting the proposal and the City’s 
cottage housing development code in general. 

o Columbia River PUD staff submitted comments (Exhibit 19) indicating that the PUD 
did not object to the proposal and concurring with City staff’s request to extend services 
from Cypress Court rather than from the unimproved SE 6th Street right-of-way south 
of the site. 

o The Scappoose Rural Fire Protection District submitted comments (Exhibit 20) 
indicating that the District did not object to the proposal and identifying areas where 
the design would need to be modified during the permitting phase to comply with the 
Oregon Fire Code. 

o The Scappoose Drainage Improvement Company submitted a comment (Exhibit 21) 
indicating that the SDIC hopes that the applicant continues to use the high safety factor 
of 4 in their storm system design and continues to design to the 100-year storm event1.  

  
 

 Notice of this request was mailed to property owners located within 300 feet of the subject site 
on April 29, 2020 and published in the local newspaper on May 1, 2020. Notices were posted 
on site on March 30, 2020. As of May 7, 2020 no comments were received from the public.  

 
1 While the applicant has initially designed their storm drainage system to infiltrate the 100-year storm event with a 
factor of safety of 4 in all basin areas, the PWDS require they design it to the 25-year storm event with a safety 
factor of at least 2. Since no downstream conveyance system exists to accept overflows greater than the 25-year 
design storm event, the developer has provided a design to infiltrate the post developed 100-year storm onsite. 
During construction document review, the City Engineer will verify that the system meets City of Scappoose PWDS 
requirements. 

Planning Commission Packet ~ May 14th, 2020 Page 14 of 278



ANX1-19/ZC1-19/SB1-19  May 7, 2020 
Maple Street Cottages Annexation, Zone Change, and Subdivision 

8 

 
FINDINGS OF FACT 
As described above, the applicant is seeking multiple approvals in order to develop the site with 
cottage housing. The approvals requested by the applicant include the following: 
 Annexation to bring the site into city limits; 
 Zone change to R-4 Moderate Density Residential; and 
 Subdivision for the cottage housing development. 
 
The following findings evaluate whether the application complies with applicable Scappoose 
Municipal Code approval criteria for each application type. The findings are divided into two 
groups: (1) Annexation and Zone Change, and (2) Cottage Housing Subdivision. 
 
Annexation and Zone Change Findings 
 
1. The following Statewide Planning Goals have been considered by the City of 

Scappoose as they pertain to the annexation and zone change request: 
 

A. Citizen Involvement (Goal 1) 
 
Goal: To develop a citizen involvement program that ensures the opportunity for 

citizens to be involved in all phases of the planning process. 
 
Finding: The City’s adopted and acknowledged Comprehensive Plan & Development 
Code includes citizen involvement procedures with which the review of this application 
will comply. This process allows for citizens to communicate their input into the zoning 
map amendment review conducted by the City at public hearings or by submitting written 
comments. The City of Scappoose Planning Commission will review the proposed 
annexation and zoning map amendment on May 14, 2020 to make a recommendation to 
the City Council, which will then hold its own hearing. The Applicant posted site notices 
on March 30, 2020, the City mailed notices to nearby property owners on April 29, 2020, 
and notice was published in the newspaper on May 1, 2020. This process complies with 
the Goal. 
 
B. Land Use Planning (Goal 2) 
 
Goal: To establish a land use planning process and policy framework as a basis for 

all decisions and actions related to use of land and to assure an adequate 
factual base for such decisions and actions. 

 
Finding: The procedural requirements for annexation and zone changes are contained in 
the Scappoose Municipal Code, which involve assessment of the application’s merits, 
notice to affected parties, and public hearings. The Municipal Code also provides for public 
input for the associated Subdivision application. The proposal includes a request to change 
the zoning designation of urban land within the Urban Growth Boundary, in compliance 
with Goal 2. Notice of the annexation and zoning map amendment has been provided by 
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the City of Scappoose to the Oregon Department of Land Conservation and Development 
(DLCD) as required. The City’s decision is based on findings of fact. 
 
C. Agricultural Lands (Goal 3) 
 
Goal: To preserve and maintain agricultural lands. 
 
Finding: This Goal is not applicable because the site is within the City of Scappoose Urban 
Growth Boundary and no identified agricultural resources are located on site. The site is 
designated for residential development in the Comprehensive Plan and is currently zoned 
for residential use by Columbia County. 
 
D. Forest Lands (Goal 4) 
 
Goal: To conserve forest lands by maintaining the forest land base and to protect the 

state’s forest economy by making possible economically efficient forest 
practices that assure the continuous growing and harvesting of forest tree 
species as the leading use on forest land consistent with sound management of 
soil, air, water, and fish and wildlife resources and to provide for recreational 
opportunities and agriculture. 

 
Finding: The site is within the City of Scappoose Urban Growth Boundary and no 
identified forest resources are located on site. The site is designated for residential 
development in the Comprehensive Plan and is currently zoned for residential use by 
Columbia County. 
 
E. Open Spaces, Scenic and Historic Areas and Natural Resources (Goal 5) 
 
Goal: To protect natural resources and conserve scenic and historic areas and open 

spaces. 
 
Finding: There are no identified Goal 5 resources on or near the site. The subject site is 
not designated as open space, a scenic or historic area, or a natural resource area by the 
City of Scappoose and does not contain any known significant open space, scenic, historic, 
or natural resources. The proposed annexation and zone change do not conflict with this 
Goal. 
 
F. Air, Water and Land Resources Quality (Goal 6) 
 
Goal: To maintain and improve the quality of the air, water and land resources of the 

state. 
 
Finding: The site is currently planned for residential use. If the annexation is approved, 
the site would be subject to City regulations that do not allow off-site impacts from noise, 
vibration, odors, glare, or other “nuisance” effects. The potential harmful effects on air, 
water and land resource quality is limited. The proposed annexation and zone change do 
not conflict with this Goal. 
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G. Areas Subject to Natural Disasters and Hazards (Goal 7) 
 
Goal: To protect people and property from natural hazards. 
 
Finding: The subject site is not located within a mapped flood plain, potential flood hazard, 
potential landslide hazard, or earthquake hazard area. The applicant is proposing a 
stormwater management system to minimize for the potential for localized flooding. The 
proposal to annex and zone the subject property for residential development is consistent 
with avoidance of natural disasters and hazards under Goal 7. 
 
H. Recreational Needs (Goal 8) 
 
Goal: To satisfy the recreational needs of the citizens of the state and visitors and, 

where appropriate, to provide for the siting of necessary recreational facilities 
including destination resorts. 

 
Finding: The site is presently designated for residential development on the 
Comprehensive Plan and has not been planned for recreational opportunities. The 
requested zone change to Moderate Density Residential (R-4) will not result in a reduction 
in land planned or reserved for recreational use. Consequently, the proposed Annexation 
and Zone Change will have no significant impact on the City’s planning for recreational 
needs. 
 
I. Economic Development (Goal 9) 
 
Goal: To provide adequate opportunities throughout the state for a variety of 

economic activities vital to the health, welfare, and prosperity of Oregon’s 
citizens. 

 
Finding: The site is presently designated for residential development on the 
Comprehensive Plan and has not been planned for economic development. Consequently, 
the proposed Annexation and Zone Change will have no significant impact on the City’s 
planning for economic development. 
 
J. Housing (Goal 10) 
 
Goal: To provide for the housing needs of citizens of the state. 
 
Finding: The property proposed for annexation is designated Suburban Residential on the 
Comprehensive Plan map. The proposed annexation and zone change to Moderate Density 
Residential (R-4) would increase the residential land supply within City Limits and would 
allow more intense development than currently permitted under County regulations. 
Furthermore, the site could only connect to City water or sewer if it were inside City Limits. 
If the site were developed at maximum density allowed in the R-4 zone, up to 18 dwellings 
could be constructed. The City’s 2017 Housing Needs Analysis recommended developing 
an ordinance to allow cottage cluster housing. As stated in the applicant’s narrative 
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(Exhibit 3), the 2017 Housing Needs Analysis indicates that an additional 1,229 new 
dwelling units are required to be constructed in Scappoose for the 2018‐2038 planning 
horizon and that the City has the available residentially designated land within its Urban 
Growth Boundary to meet that need. The report indicates that there are several 
demographic changes which have increased demand for moderate density residential 
housing. As the Baby Boomer generation ages, they are creating demand for smaller 
housing options. The large Millennial generation is also looking for comparatively 
affordable small‐single‐family detached houses. In addition, growing Hispanic and Latino 
populations are creating more demand for lower‐cost single‐family housing choices. This 
analysis concluded that Scappoose needs to plan for the development of a wider range of 
housing types, and as a result, the City developed new cottage housing development 
standards in 2018. The applicant’s proposal to change the site’s zoning to R‐4 is consistent 
with the Housing Needs Analysis findings, since a wider range of housing types and more 
affordable and compact urban form can be achieved under the proposed moderate density 
residential zoning than under the existing low density residential zone. Therefore, this 
proposal brings the City closer to meeting Goal 10 commitments and provides for some of 
the housing needs of citizens of the state. 
 
K. Public Facilities and Services (Goal 11) 
 
Goal: To plan and develop a timely, orderly and efficient arrangement of public 

facilities and services to serve as a framework for urban and rural development. 
 
Finding: The subject property lies within the Urban Growth Boundary (UGB) and 
therefore requires the extension of public facilities and services at the developer’s expense. 
Full urban services are available to serve the site. Electricity, telephone, and gas are 
provided to adjacent residential properties and could be made available through the 
extension of nearby lines and public service infrastructure. Water and sanitary sewer is 
available in SE Maple Street and storm drainage facilities would be constructed to serve 
the site at the time of development. 
 
L. Transportation (Goal 12) 
 
Goal: To provide and encourage a safe, convenient and economic transportation system. 
 
Finding: Statewide Planning Goal 12 is implemented by the state Transportation Planning 
Rule (TPR). The City adopted an updated Transportation System Plan (TSP) on September 
6, 2016. The Scappoose TSP assumed that this site would be developed under the City’s 
Suburban Residential (SR) and Low Density Residential Comprehensive Plan and Zoning 
designations, respectively. The site falls into Traffic Analysis Zone #114, which is an area 
bounded by Columbia Avenue, a north-south line corresponding to the site’s western 
boundary, Elm Street, and a line along the east boundary of the residences east of SE Tyler 
Street. In 2013, this area had an estimated 82 households, and the TSP projected a net 
increase of 50 new households by the year 2035 based on the Comprehensive Plan 
designations. Street classifications were chosen accordingly. 
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The applicant’s transportation engineer estimated traffic impacts using standard trip 
generation ratios published by the Institute of Transportation Engineers for three scenarios: 
one for the 6 units allowed under current County zoning, one for the 12 dwelling units 
proposed by the applicant, and one for 18 dwelling units that could be constructed under 
the proposed Medium Density Residential (R-4) zone. 
 
As discussed further in Exhibits 11 and 12, traffic projections from future development 
have been computed using standard trip generation ratios published by the Institute of 
Transportation Engineers. If the site were developed as illustrated on Exhibit 5 with 12 
residences, the site could be expected to generate approximately 113 average daily trips, 
12 of them during the evening peak hour. If the site were developed with 18 dwellings (the 
most intense development under the R-4 zone), the site could be expected to generate 
approximately 170 average daily trips, 18 of them during the evening peak hour. 
 
Based on the applicant’s traffic analysis, the City does not anticipate that this level of 
development would have a significant effect on the operations of the local street network 
(while certain intersections do not meet the City’s standards, those conditions are not 
attributed to the proposed development). 
 
Additional findings are found in Findings of Fact #3, Scappoose Municipal Code (in 
particular, the response to 17.22.050). 
 
M. Energy Conservation (Goal 13) 
 
Goal: To conserve energy. 
1. Land use plans should be based on utilization of the following techniques and 
implementation devices which can have a material impact on energy efficiency: 
a. Lot size, dimension, and siting controls; 
b. Building height, bulk and surface area; 
c. Density of uses, particularly those which relate to housing densities; 
d. Availability of light, wind and air; 
e. Compatibility of and competition between competing land use activities; and 
f. Systems and incentives for the collection, reuse and recycling of metallic and nonmetallic 
waste. 
 
Finding: The site is located immediately adjacent to existing residential areas. The 
proposed R-4 zoning would permit moderate density development rather than the low 
density development that would be permitted if the City were to automatically apply R-1 
zoning through annexation. Higher density development has the potential to create a more 
energy-efficient land use pattern within the City’s Urban Growth Boundary. 
 
N. Urbanization (Goal 14) 
 
Goal: To provide for an orderly and efficient transition from rural to urban land use, 

to accommodate urban population and urban employment inside urban growth 
boundaries, to ensure efficient use of land, and to provide for livable 
communities. 
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Finding: The subject property is within the Urban Growth Boundary and no expansion of 
the UGB is proposed. The proposed annexation and zone change would transition the 
property from rural to urbanized land as foreseen in the Comprehensive Plan. Development 
of the site triggers requirements for the developer to provide infrastructure, including 
necessary sewer lines, storm drainage lines, water line extensions, and street 
improvements. 
 
O. Other Goals 
 
Finding: The following goals are not applicable to this application: 

 Willamette River Greenway (Goal 15)  
 Estuarine Resources (Goal 16) 
 Coastal Shorelands (Goal 17) 
 Beaches and Dunes (Goal 18) 
 Ocean Resources (Goal 19) 

 
2. The following Goals and Policies from the Scappoose Comprehensive Plan are 

applicable to the annexation and zone change request: 
 
GOAL OF THE URBAN GROWTH BOUNDARY  
 
It is the goal of the City of Scappoose to:  
 
1) Create optimal conditions of livability within the City and its urban growth area. 
 

2) Locate all major public and private developments such as schools, roads, shopping 
centers, and places of employment, so that they do not tend to attract residential 
development to locations outside the designated urban growth boundary. 

 

3) Include within the urban growth boundary sufficient land for future development. 
 

Goals 4-6 are not applicable to this application. 
 
Finding: Annexing this land will provide housing opportunities in an area planned for 
residential development immediately east of existing City Limits. The site’s relative 
proximity to schools, shopping centers, and the industrial areas along West Lane promotes 
the City’s livability by allowing short commutes. The annexation will bring residential land 
into City Limits, satisfying a portion of the City’s long-term demand for residential land. 
 
Therefore, the applicable GOALS OF THE URBAN GROWTH BOUNDARY are 
satisfied. 
 
POLICIES FOR THE URBAN GROWTH BOUNDARY  
 
It is the policy of the City of Scappoose to:  
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6)  Approve annexation of residential lands, except in the cases of health hazards, 
when: 
A) There is sufficient capacity in the sewer, water, street, school, police and 

fire systems to service the potential additional populace. 
  
B) Sufficient in-filling of vacant land has occurred to warrant an expansion. 

 
Policies 1-5 and 7-10 are not applicable to this application. 
 
Finding: This application contains site and utility layouts in Exhibit 5 to demonstrate 
potential alignments for future roadways and water, sewer, and storm drainage 
infrastructure. The applicant retained a transportation engineer to assess compliance with 
the Transportation Planning Rule (Exhibits 11 and 12). The site is already within the 
Scappoose Rural Fire District and the District had no objections to the annexation (Exhibit 
20). 

 
Therefore, the applicable POLICIES FOR THE URBAN GROWTH BOUNDARY are 
satisfied. 
 
GOAL FOR PUBLIC FACILITIES AND SERVICES 
 
It is the goal of the City of Scappoose to:  
 
1) Provide the public facilities and services which are necessary for the well being of 

the community and which help guide development into conformance with the 
Comprehensive Plan. 

 
2) Direct public facilities and services, particularly water and sewer systems, into the 

urban growth area. 
 
3) Ensure that the capacities and patterns of utilities and other facilities are adequate 

to support the residential densities and intensive land use patterns of the 
Comprehensive Plan. 

 
4) Avoid the provision or expansion of public utilities and facilities in sparsely settled 

non-urban areas, when this would tend to encourage development or intensification 
of uses, or to create the need for additional urban services. 

 
Goals 5-11 are not applicable to this application. 
 
POLICIES FOR PUBLIC FACILITIES AND SERVICES 
 
It is the policy of the City of Scappoose to:  
 
1) Design urban facilities and services, particularly water and sewer systems, to 

eventually serve the designated urban growth area; also, ensure that services are 
provided to sufficient vacant property to meet anticipated growth needs; also, 
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develop a design review process to insure that public services and facilities do not 
unreasonably degrade significant fish and wildlife habitats. 
 

4)  Require in new developments that water, sewer, street and other improvements be 
installed as part of initial construction. 

 
9) Control local flooding and groundwater problems through the use of existing storm 

drainage systems and construction of new facilities in accordance with the 
Scappoose Storm Drain System Master Plan. 

 
10) Require new developments to provide adequate drainage at time of initial 

construction in accordance with the Scappoose Storm System Master Plan while 
discouraging the alteration of streams, the drainage of wetlands that are identified 
as significant and the removal of vegetation beside streams. Natural drainage ways 
shall be used to carry storm water runoff whenever possible. 

 
19) Approve annexations of new residential lands, except in the case of a health hazard, 

only when: 
1. There is sufficient capacity in the sewer, water, street, school, fire, and 

police systems to service the potential additional populace. 
2. Sufficient in-filling of vacant land has occurred to warrant an expansion. 

 
Policies 2-3, 5-8, 11-18 and 20-29 are not applicable to this application. 
 
Finding: The applicant submitted preliminary sanitary sewer, storm drainage, and water 
plans (Exhibit 5) to demonstrate the viability of serving the site with public facilities. As 
part of permitting, al plans and improvements are subject to review by the City Engineer 
and must conform to the requirements of the Scappoose Municipal Code and the Public 
Works Design Standards and Standard Specifications. 
 
The City Engineer, City Manager, Public Works Director, Building Official, Chief of 
Police, Fire Chief, and school Superintendent were provided with the opportunity to 
determine whether sufficient capacity exists for needed facilities and services. No objection 
to this annexation has been expressed by City Departments or public service agencies. 
 
Fire & Police Protection 
 The Scappoose Rural Fire District provides fire protection for this site. Development 

of the site will have to comply with all applicable fire and building codes and would 
provide hydrants in sufficient numbers and at locations deemed appropriate by the 
Scappoose Rural Fire District. 

 
 If this site were annexed it would come under the protection of the Scappoose Police 

Department. Increased assessment valuation would generate some tax revenue to 
contribute toward the cost of providing service. 

 
Streets 
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 Traffic to and from the site will utilize SE Maple Street, which is identified as a Local 
Residential street. As described in detail in the response to 17.22.050 below, this 
proposal does not “significantly affect” the City’s street network as defined by the 
Transportation Planning Rule. Further, the applicant is proposing street improvements 
through the site. 

  
Schools 
 Annexation and subsequent development of the site would increase school district 

enrollment. The local school district should receive additional tax revenues due to 
increased valuation as a result of future development to partially offset any increase in 
school district enrollment. The school district did not object to this application (Exhibit 
16). 

 
Water Service 
 There is an existing City water line in SE Maple Street to which the property would 

have access upon annexation. 
 
Sanitary Sewer and Storm Drainage 
 There is an existing City sanitary sewer line in SE Maple Street to which the property 

would have access upon annexation. 
 
 No public storm drain system is located near the site. However, the applicant has 

submitted a preliminary stormwater report (Exhibit 9) and utility plans (Exhibit 5) 
demonstrating the viability of infiltrating stormwater on site. 

 
Therefore, the applicable goals and policies of the GOAL FOR PUBLIC FACILITIES 
AND SERVICES, and the POLICIES FOR PUBLIC FACILITIES AND SERVICES, are 
satisfied. 
 
GENERAL GOALS FOR LAND USES 
 
1) The growth of the City should be orderly and in accordance with the public health, 

safety and welfare, while preserving individual choice and recognizing existing 
patterns of development. 

 
6) Residential living areas should be safe, attractive, and convenient, and should make 

a positive contribution to the quality of life and personal satisfaction of the 
residents; additionally, there should be sufficient areas for a wide range of housing 
choices. 

 
12)  Adequate public services and facilities should be provided to encourage an orderly 

and efficient growth pattern. 
 
13) A safe and convenient transportation system should be developed to meet future 

needs. 
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15) Housing that meets the local residents' housing needs should be allowed and 
encouraged. 

 
Goals 2-5, 7-11, 14, and 15-19 are not applicable to this application. 
 
Finding: The subject property is located in the UGB immediately adjacent to land zoned 
R-1 and R-4 by the City. Annexation would permit development in an orderly outward 
expansion. Development of the subject site is required to provide the infrastructure 
associated with new residential development, including public streets with curbs and 
sidewalks. The R-4 zoning permits single-family residences, duplexes, tri-plexes, four-
plexes, and cottage housing, which provides a range of housing choices. 
 
Therefore, the applicable GENERAL GOALS FOR LAND USES are satisfied. 
 
TRANSPORTATION GOALS 
 
Goal 1: Health and Safety. It is the goal of the City of Scappoose to develop and support a 
transportation system that maintains and improves individual health and safety by 
maximizing pedestrian and bicycle transportation options, increasing public safety and 
service access, and enhancing safe and smooth connections between land uses and 
transportation modes. 
 
Goal 2: Transportation System Management. It is the goal of the City of Scappoose to 
emphasize effective and efficient management of the transportation system for all users. 

 
Goal 9: Coordinate Transportation Planning. It is the goal of the City of Scappoose to 
develop a transportation system that is consistent with the City’s Comprehensive Plan and 
that is coordinated with County, State, and Regional plans. 
 
Goals 3-8 are not applicable to this application. 
 
Finding: The annexation area abuts the eastern terminus of SE Maple Street, 
approximately 0.4 miles east of Highway 30. Access to the site will be provided from SE 
Maple Street, which connects directly to the Highway at a signalized intersection. As 
illustrated in Exhibit 5, Sheet P-4, the developer has provided a conceptual plan for a 
future public roadway network extending Maple Street eastward, with connections to E. 
Columbia Avenue and SE Elm Street. Construction of this roadway system is dependent 
upon annexation and development of parcels to the east. This alignment roughly 
corresponds to the proposed local street connection identified in Figure 15 (Conceptual 
Local Street Connections) in the City’s 2016 TSP. The precise location and design of the 
streets will be determined once future development proposals are evaluated, but the 
conceptual plan demonstrates that the annexation area and properties to the east can be 
efficiently served with transportation to provide smooth connections between land uses. 
 
Evaluation of the transportation impacts of the proposed development has been coordinated 
with ODOT, who declined to comment on the application since the proposal involved 
fewer than 400 daily trips. 
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Therefore, the applicable TRANSPORTATION GOALS are satisfied. 
 
GOAL FOR HOUSING 
 
1) Provide opportunities for needed housing types including: attached and detached 

single-family housing, and multifamily housing for both owner and renter 
occupancy, government assisted housing, and manufactured dwelling parks. 

 
2) Locate housing so that it is fully integrated with land use, transportation and public 

facilities. 
 
Goals 3-6 are not applicable to this application. 
 
POLICIES FOR HOUSING 
 
1) Maintain adequate zoning, subdivision, and building codes to help achieve the 

City's housing goals and meet the housing needs identified in the Housing Needs 
Analysis. 

 
4) Provide opportunity for development of housing affordable to low- and moderate-

income households, including government-assisted housing. 
 
8) Ensure that subdivisions provide a full array of public services at the expense of 

the developer. 
 
(Policies 2-3, 5-7, and 9-12 are not applicable to this application.) 
 
Finding: The proposed annexation and zoning of the site for residential uses is consistent 
with the listed Housing Goals because the inclusion of a 1.6-acre lot will increase land 
available for needed housing. If the site is developed with cottage houses as proposed, these 
residences may be more affordable than larger residences. The proposed cottage housing 
use does not conflict with existing land uses because the site is adjacent to existing 
residential uses. 
 
The zoning of the site for residential use is consistent with the policies of the 
Comprehensive Plan. The site will assist in maintaining adequate land to meet the City’s 
housing needs and subdivision improvements will be made at the expense of the developer. 
As proposed and evaluated elsewhere in these findings, the proposal provides for a full 
array of adequate public services, contributes to the local housing inventory which 
positively impacts affordable housing, and is an implementation of the comprehensive plan 
and applicable development codes which maintains adequate zoning, subdivision and 
building code review processes.   
 
Therefore, the applicable goals and policies of the GOAL FOR HOUSING and the 
POLICIES FOR HOUSING are satisfied. 
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GOAL FOR THE SUBURBAN RESIDENTIAL LAND USE DESIGNATION 
 
It is the goal of the City of Scappoose to: 
 
1) Create conditions suitable for moderate concentrations of people not in immediate 

proximity to public services, shopping, transportation and other conveniences. 
 
2) To provide places suitable for single family dwellings, duplexes, triplexes, and four-

plexes. 
 
3) Minimize adverse effects on adjacent developments through the enforcement of 

subdivision regulations of the Development Code. 
 
POLICIES FOR THE SUBURBAN RESIDENTIAL LAND USE DESIGNATION 
 
3) Promote the development of homesites at a density and standard consistent with: 

the level of services that can reasonably be provided, and the characteristics of the 
natural environment. 

 
5) Encourage developers to allocate land for open space or recreation in their 

subdivisions. 
 
6) Ensure that new developments do not create additional burdens on inadequate 

sewer, water, street and drainage systems. 
 
(Policies 1, 2, and 4 are not applicable to this application.) 
 
Finding: The proposed annexation and R-4 zoning of the site would allow construction of 
up to 12 cottage houses or up to 18 multi-family units, which is consistent with Goal 2 and 
Policies 3 and 6 of the Comprehensive Plan. The proposed cottage housing development 
would provide open space as required by Code. Annexation of the 1.6-acre site would not 
create undue burdens on the provision of municipal services and subdivision improvements 
will be made at the expense of the developer. 
 
Therefore, the applicable goals and policies of the GOAL FOR THE SUBURBAN 
RESIDENTIAL LAND USE DESIGNATION and the POLICIES FOR THE 
SUBURBAN RESIDENTIAL LAND USE DESIGNATION are satisfied. 
 

3. The following sections of Title 17 of the Scappoose Municipal Code (Scappoose 
Development Code) are applicable to annexation and zone change request: 

 
Chapter 17.22 AMENDMENTS TO THE TITLE, COMPREHENSIVE PLAN, AND MAPS  
 
17.22.040 Approval Criteria. Planning commissions review and recommendation, and 
Council approval, of an ordinance amending the comprehensive plan, the zoning map, or 
this title shall be based on the following criteria:  
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A. If the proposal involves an amendment to the comprehensive plan, the amendment is 
consistent with the Statewide Planning Goals and relevant Oregon Revised Statutes and 
Administrative Rules;  
 
Finding: The proposal does not involve an amendment to the Comprehensive Plan, 
however, findings related to the Statewide Planning Goals have been provided within this 
report and in the applicant’s narrative (Exhibit 3). This application is consistent with 
applicable Oregon Revised Statutes and Administrative Rules (namely, the Transportation 
Planning Rule). Section 17.22.040 (A) is satisfied. 
 
B. The proposal is consistent with the comprehensive plan (although the comprehensive 
plan may be amended concurrently with proposed changes in zoning or this title), the 
standards of this title, or other applicable implementing ordinances; 
 
Finding: Findings have been provided throughout this report to show consistency with the 
Comprehensive Plan, the standards of the development code, and other implementing 
ordinances. As specified by Section 17.136.070 of the Scappoose Municipal Code, if this 
property is annexed it would automatically receive the Low Density Residential (R-1) 
zoning designation since the site had a “Suburban Residential” Comprehensive Plan Map 
designation. The applicant requests that the property be re-zoned to Moderate Density 
Residential (R-4) if the annexation is successful. The change would permit compatible 
residential development alongside adjacent existing residential uses. The applicable 
comprehensive plan policies are outlined above. One of the Comprehensive Plan Goals for 
the Suburban Residential Land Use Designation is to “provide places suitable for single 
family dwellings, duplexes, triplexes, and four-plexes.” The R-4 zone is therefore 
consistent with the Suburban Residential Comprehensive Plan designation. Section 
17.22.040 (B) is satisfied. 
 
C. The change will not adversely affect the health, safety, and welfare of the community;  
 
Finding: The proposed annexation is consistent with the Comprehensive Plan because the 
property lies within the urban growth boundary and the zone change to R-4 is in 
conformance with the Suburban Residential Comprehensive Plan designation. The 
applicant has provided transportation analysis (Exhibits 11 and 12) to assess the specific 
uses proposed to ensure a safe transportation system. Annexation and development would 
provide needed housing for the City, and the applicant would improve the street and 
utilities at its own expense. The zone change to R-4 rather than R-1 implements the 
Suburban Residential Comprehensive Plan designation while ensuring that zoning is 
consistent with neighboring properties. The proposed change would foster new 
development that is consistent with the existing residential character, which would 
reinforce and enhance a residential neighborhood. Findings elsewhere in this report 
demonstrate that the proposal does not pose negative effects on the health, safety, and 
welfare of the community. Section 17.22.040 (C) is satisfied. 
 
D. The proposal either responds to changes in the community or it corrects a mistake or 
inconsistency in the comprehensive plan, the zoning map, or this title; and  
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Finding: The proposal responds to changes in the community, namely the need for new 
and innovative housing types as identified in the City’s 2017 Housing Needs Analysis, 
which specifically recommended developing an ordinance to allow cottage cluster housing. 
As stated in the applicant’s narrative (Exhibit 3), the 2017 Housing Needs Analysis 
indicates that an additional 1,229 new dwelling units are required to be constructed in 
Scappoose for the 2018‐2038 planning horizon. The report indicates that there are several 
demographic changes which have increased demand for moderate density residential 
housing. As the Baby Boomer generation ages, they are creating demand for smaller 
housing options. The large Millennial generation is also looking for comparatively 
affordable small‐single‐family detached houses. In addition, growing Hispanic and Latino 
populations are creating more demand for lower‐cost single‐family housing choices. This 
analysis concluded that Scappoose needs to plan for the development of a wider range of 
housing types, and as a result, the City developed new cottage housing development 
standards in 2018. The applicant’s proposal to change the site’s zoning to R‐4 is consistent 
with the Housing Needs Analysis findings, since a wider range of housing types and more 
affordable and compact urban form can be achieved under the proposed moderate density 
residential zoning than under the existing low density residential zone. This proposal will 
support the City’s changing needs related to attracting and serving residents. Section 
17.22.040 (D) is satisfied. 
 
E. The amendment conforms to Section 17.22.050. 
 
Finding: Consistency with Section 17.22.050 is demonstrated below. Section 17.22.040 
(E) is satisfied. 
 
17.22.050 Transportation Planning Rule Compliance. Proposals to amend the 
comprehensive plan or zoning map shall be reviewed to determine whether they 
significantly affect a transportation facility pursuant to Oregon Administrative Rule (OAR) 
660-012-0060 (Transportation Planning Rule - TPR). Where the City, in consultation with 
the applicable roadway authority, finds that a proposed amendment would have a 
significant effect on a transportation facility, the City shall work with the roadway 
authority and the applicant to modify the request or mitigate the impacts in accordance 
with the TPR and applicable law. 
 
TRANSPORTATION PLANNING RULE 
OAR 660 Division 12 – Transportation Planning: 
 
660-012-0060 Plan and Land Use Regulation Amendments 
 
(1) If an amendment to a functional plan, an acknowledged comprehensive plan, or a land 
use regulation (including a zoning map) would significantly affect an existing or planned 
transportation facility, then the local government must put in place measures as provided 
in section (2) of this rule, unless the amendment is allowed under section (3), (9) or (10) of 
this rule. A plan or land use regulation amendment significantly affects a transportation 
facility if it would: 
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(a) Change the functional classification of an existing or planned transportation facility 
(exclusive of correction of map errors in an adopted plan); 
 
Finding: The proposed annexation and zone change will not necessitate changes to the 
functional classification of existing or planned transportation facilities. 
 
(b) Change standards implementing a functional classification system; or 
 
Finding: The proposed annexation and zone change will not change any standards 
implementing the functional classification system. 
 
(c) Result in any of the effects listed in paragraphs (A) through (C) of this subsection based 
on projected conditions measured at the end of the planning period identified in the 
adopted TSP. As part of evaluating projected conditions, the amount of traffic projected to 
be generated within the area of the amendment may be reduced if the amendment includes 
an enforceable, ongoing requirement that would demonstrably limit traffic generation, 
including, but not limited to, transportation demand management. This reduction may 
diminish or completely eliminate the significant effect of the amendment. 
 
(A) Types or levels of travel or access that are inconsistent with the functional 
classification of an existing or planned transportation facility; 
 
(B) Degrade the performance of an existing or planned transportation facility such that it 
would not meet the performance standards identified in the TSP or comprehensive plan; 
or 
 
(C) Degrade the performance of an existing or planned transportation facility that is 
otherwise projected to not meet the performance standards identified in the TSP or 
comprehensive plan. 
 
Finding: The proposed annexation and zone change would accommodate up to 18 
residences. This would be a more intensive development than the 12 units proposed by the 
applicant but is the reasonable worst case scenario that needs to be assessed when 
determining if the zone change would cause a significant effect on the transportation 
system. 
 
The City’s 2016 TSP assumed that this site would be developed under the City’s Suburban 
Residential (SR) and Low Density Residential Comprehensive Plan and Zoning 
designations, respectively, and street functional classifications were established 
accordingly. Streets that would experience traffic from the development include SE Maple 
Street (a Local street abutting the development and a Neighborhood street between SE 4th 
Street and Highway 30); SE 4th Street (a Collector); E. Columbia Avenue (a Collector); 
SE Elm Street (a Collector); SE 6th Street (a Collector); SE High School Way (a 
Neighborhood street); and Highway 30 (an Arterial). 
 
As discussed in Exhibits 11 and 12, traffic projections have been computed using standard 
trip generation ratios published by the Institute of Transportation Engineers for three 
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scenarios: one for the six units allowed under County zoning, one for the 12 dwelling units 
proposed by the applicant, and one for 18 dwelling units that could be constructed under 
the proposed Medium Density Residential (R-4) zone. If the site were developed under 
current County zoning, it could be expected to generate approximately 57 average daily 
trips, 6 of them during the evening peak hour. If the site were developed as illustrated on 
Exhibit 5 with 12 residences, the site could be expected to generate approximately 113 
average daily trips, 12 of them during the evening peak hour. If the site were developed 
with 18 dwellings (the most intense development under the R-4 zone), the site could be 
expected to generate approximately 170 average daily trips, 18 of them during the evening 
peak hour. 
 
Any of these traffic levels can be accommodated by the network of Neighborhood, 
Collector, and Arterial streets that serve the site. Since the TSP’s analysis assumed the site 
would be developed under the City’s R-1 zone (not County zoning), then for the purposes 
of determining significant effect the City need only examine the incremental effect of the 
proposed zone change to R-4. The Traffic Analysis Report and supplemental memo 
analyzed the effect that these additional trips would have on the local street network. The 
study focused on five nearby intersections: SE Maple Street/SE 3rd Street, SE Maple 
Street/SE 4th Street, SE Maple Street/Highway 30, SE Elm Street/SE 6th Elm Street, and 
E. Columbia Avenue/SE 4th Street/NE West Lane Road. 
 
In accordance with TPR requirements, the applicant’s transportation engineer examined 
traffic operations in the year 2035 (corresponding to the planning year in the City’s TSP). 
This analysis indicates that both the E. Columbia Avenue/SE 4th Street/NE West Lane 
Road and SE Maple Street/Highway 30 intersections would have LOS ‘F’ in 2035 either 
under the proposed 12-residence scenario or the worst-case 18-residence scenario, while 
the other intersections would operate at LOS ‘C’ or better (which meets City standards). 
For the failing intersections, the v/c ratio in 2035 is the same for both the proposed 12-
residence scenario or the worst-case 18-residence scenario. Therefore, the zone change 
would not further degrade the performance of those failing intersections in 2035. 
 
The supplemental traffic memo (Exhibit 12) demonstrates that the SE Maple 
Street/Highway 30 intersection would meet ODOT’s alternative mobility targets. Based on 
the applicant’s traffic analysis, the City does not anticipate that the level of development 
associated with the R-4 zone would have a significant effect on the operations of the 
transportation system (since those intersections that do not meet the City’s standards are 
not failing strictly as a result of the proposed development). Accordingly, the City can 
conclude that the proposed zone change does not have a significant effect on the affected 
intersections in particular or on the transportation system in general. 
 
Chapter 17.136 ANNEXATIONS 
 
17.136.020 Policy. 
Annexations shall be considered on a case-by-case basis, taking into account the goals and 
policies in the Scappoose Comprehensive Plan, long range costs and benefits of 
annexation, statewide planning goals, this title and other ordinances of the City and the 
policies and regulations of affected agencies’ jurisdictions and special districts. 
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A. It is the City’s policy to encourage and support annexation where: 
1. The annexation complies with the provisions of the Scappoose Comprehensive 

Plan. 
2. The annexation would provide a logical service area, straighten boundaries, 

eliminate or preclude islands of unincorporated property, and contribute to a 
clear identification of the City. 

3. The annexation would benefit the City by addition to its revenues of an amount 
that would be at least equal to the cost of providing service to the area. 

4. The annexation would be clearly to the City’s advantage in controlling the 
growth and development plans for the area. 

 
Finding: The proposed annexation complies with the goals and policies of the 
Comprehensive Plan as previously discussed in Finding of Fact #2. The annexation is 
contiguous to R-4 areas that are already part of the City, expanding the City’s logical 
service area. Revenues from the area are anticipated to cover the cost of providing services, 
especially factoring in the employment that could occur on site. Annexation will allow the 
City to manage growth and alleviate an immediate need for residential property within the 
City limits. Annexation of the property provides for City inspection and approval of all 
development. Section 17.136.020(A) is satisfied. 
 
B. It is the City’s policy to discourage and deny annexation where: 

1. The annexation is inconsistent with the provisions of the Scappoose 
Comprehensive Plan. 

2. The annexation would cause an unreasonable disruption or distortion of the 
current City boundary or service area. 

3. The annexation would severely decrease the ability of the City to provide 
services to an area either inside or outside of the City. 

4. Full urban services could not be made available within a reasonable time. 
 
Finding: The proposal appears to be consistent with the provisions of the Scappoose 
Comprehensive Plan as previously discussed. The annexation does not decrease the ability 
of the City to provide services and does not cause an unreasonable disruption of the current 
City boundary. The proposed annexation site can be served by urban services provided that 
the applicant installs utilities to serve the site and constructs the necessary roadway 
improvements in conjunction with the proposed development. The City has included 
recommended Conditions of Approval to ensure that adequate public improvements are 
constructed prior to development of the site, and in conformance with all applicable 
regulations. Section 17.136.020(B) is satisfied. 
 
17.136.040 Approval standards. 
A. The decision to approve, approve with modifications or deny, shall be based on the 

following criteria: 
 
1. All services and facilities are available to the area and have sufficient capacity to 

provide service for the proposed annexation area; 
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Finding: Existing municipal police services can be made available to the site immediately. 
The site abuts an existing road within the City. The property is already located within the 
Scappoose Rural Fire District, the Scappoose School District, and the Scappoose Library 
District. Telecommunication and electric services are already provided to neighboring 
properties. 
 
Water and sewer service can be made available to the site and are stubbed to the western 
boundary of the property in SE Maple Street. The water treatment plants and wastewater 
treatment plant have capacity to accommodate development of this and other sites, even 
with the requested change to R-4 zoning. 
 
Right-of-way and public utility improvements to serve the site are required as conditions 
of approval. Section 17.136.040(A).1 is satisfied. 
 
2. The impact upon public services which include but are not limited to police and fire 

protection, schools and public transportation to the extent that they shall not be unduly 
compromised; 
 

Finding: The proposed annexation is not expected to unduly compromise public service 
providers. As discussed previously, the proposed annexation will have a minimal impact 
on the capacity of public service providers, as the site is already within the service areas of 
the Fire District and other service providers. The Scappoose Fire District and Police 
Departments had an opportunity to comment on the proposal and no objections were 
received. Section 17.136.040(A).2 is satisfied. 

 
3. The need for housing, employment opportunities and livability in the City and 

surrounding areas; 
 

Finding: This annexation would provide an additional 1.6 acres for residential 
development and would also create temporary employment opportunities for the 
construction of streets, utilities, and structures. The proposed R-4 zoning would 
accommodate cottage housing, which was identified as a need for the community in the 
City’s 2017 Housing Needs Analysis. The 2017 Housing Needs Analysis indicates that an 
additional 1,229 new dwelling units are required to be constructed in Scappoose for the 
2018‐2038 planning horizon. Section 17.136.040(A).3 is satisfied. 

  
4. The location of the site in relation to efficient provision of public facilities, services, 

transportation, energy conservation, urbanization and social impacts. 
 

Finding: This site is contiguous to the existing City limits. Public services are already 
available to neighboring properties and use of these will improve efficiency by utilizing 
existing trunk lines and service lines. Water and sanitary sewer service is available to the 
site from SE Maple Street, and police and fire protection can be supplied by the Scappoose 
Police Department and Scappoose Rural Fire Protection District, respectively. The site has 
convenient transportation access to downtown Scappoose. Increasing the supply of land 
for housing will benefit the City by providing additional land to meet the demand for 
residential development. Urbanization of the site is consistent with the City’s 
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Comprehensive Plan, and site development is not anticipated to impose adverse social 
impacts. Section 17.136.040(A).4 is satisfied. 
 
17.136.070 Zoning upon annexation. Upon annexation, the area annexed shall be 
automatically zoned to the corresponding land use zoning classification as shown in the 
table below. The zoning designation shown on the table below is the city’s zoning district 
which most closely implements the city’s comprehensive plan map designation. 
 
Comprehensive Plan Zoning Classification 
SR R-1, Low Density Residential
GR R-4, Moderate Density Residential 
MH MH, Manufactured Home Residential 
C EC, Expanded Commercial
I LI, Light Industrial
AE PUA, Public Use Airport

 
Finding: The site has a Comprehensive Plan designation of SR, Suburban Residential. 
Upon annexation, the site would automatically be zoned R-1, Low Density Residential. 
The applicant has submitted a concurrent application to have the City zone the property R-
4. Additional findings demonstrate that the City’s infrastructure has the capacity to absorb 
moderate density development of this site. Section 17.136.070 is satisfied. 
 
Chapter 17.162 PROCEDURES FOR DECISION MAKING--QUASI-JUDICIAL 
 
17.162.090 Approval authority responsibilities. […] 
C. The planning commission shall conduct a public hearing in the manner prescribed by 
this chapter and shall have the authority to approve, approve with conditions, approve with 
modifications or deny the following development applications: 
1. Recommendations for applicable comprehensive plan and zoning district designations 
to city council for lands annexed to the city; 
2. A quasi-judicial comprehensive plan map amendment except the planning commission’s 
function shall be limited to a recommendation to the council. The commission may transmit 
its recommendation in any form and a final order need not be formally adopted; 
3. A quasi-judicial zoning map amendment shall be decided in the same manner as a quasi-
judicial plan amendment; […] 
 
Finding: The applicant has requested the concurrent review of Annexation and Zone 
Change applications. The Planning Commission will make a recommendation to the City 
Council regarding the applicant’s request. Based on the submitted materials and the staff 
report, the applicant’s proposal complies with the City’s Comprehensive Plan and with the 
requirements of Title 17 of the Scappoose Municipal Code. Section 17.162.090(C) is 
satisfied. 
 

Cottage Housing Subdivision Findings 
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4. The following sections of Title 17 of the Scappoose Municipal Code (Scappoose 
Development Code) are applicable to the cottage housing subdivision request: 

 
Chapter 17.01 INTRODUCTION 
 
17.01.060 Right-of-way dedications and improvements. Upon approval of any development 
permit or any land use approval of any property which abuts or is served by an existing 
substandard street or roadway, the applicant shall make the necessary right-of-way 
dedications for the entire frontage of the property to provide for minimum right-of-way 
widths according to the city’s public works design standards and shall improve the abutting 
portion of the street or roadway providing access to the property in accordance with the 
standards in Chapter 17.154. 
 
Finding: As illustrated on the preliminary plat (Exhibit 5, Sheet P-5) and utility plans 
(Exhibit 5, Sheets P-6 through P-13), the applicant proposes to dedicate Maple Street 
right-of-way through the site, and to improve the street and utilities. Further detail is 
provided in the findings pertaining to Chapter 17.154. The City has not required the 
applicant to connect to the SE 6th Street right-of-way stubbed to the southern boundary of 
the site, since that segment of 6th Street does not align with the existing improved 6th Street 
and would result in an unsafe offset intersection at SE Elm Street. Section 17.01.060 is 
satisfied. 
 
Chapter 17.50 R-4 MEDIUM DENSITY RESIDENTIAL 
17.50.030 Permitted and Conditional Uses 
 

Use  

Single-family detached residential dwelling
units 

Permitted outright1 

Cottage housing subject to the provisions of
Chapter 17.58 

Permitted outright1 

Duplex Permitted outright1 

Triplex Permitted outright1 

Quadplex Permitted outright1 

Townhouse, limited to a maximum of four
attached townhomes 

Permitted outright1 

Accessory Dwelling Units (ADU’s) subject to
the provisions of Chapter 17.92

Permitted outright1 

1 These uses and their accessory uses are permitted outright outside of the Scappoose 
Creek Flood Plain. 
 
Finding: The R-4 zoning district permits single-family residences and multi-family 
residences. The applicant is requesting approval to construct 12 cottage housing units in 
two clusters, one north and one south of SE Maple Street. Section 17.50.030 is satisfied. 
 
17.50.050 Dimensional requirements. 
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Dimensional Requirements Requirement1 

Minimum lot area: 
Outside of the Scappoose Creek 
Flood Plain 
 
Single-family detached 
 
 
 
Townhouse 
 
 
 
Duplex 
 
Triplex 
 
 
 
Quad-plex 
 
 
 
Other uses 
 

 
 
 
 
Five thousand (5,000) square feet for a single-
family detached dwelling unit when located 
outside of the Scappoose Creek Flood Plain 
 
Seven thousand square feet for the first two 
attached units and two thousand square feet for 
each additional unit 
 
Seven thousand square feet per duplex 
 
Seven thousand square feet for the first two 
attached units and two thousand square feet for 
each additional unit 
 
Seven thousand square feet for the first two 
attached units and two thousand square feet for 
each additional unit 
 
The minimum lot area for all other uses shall be
five thousand square feet

Minimum lot width 
 Single-family detached 
 
 
 
 
 
 
 Townhouse 

 
Fifty feet, except the minimum lot width at front 
property line on the arc of an approved full cul-
de-sac shall not be less than thirty feet 
 
Flag lots shall provide a minimum of twenty-
five feet of frontage along a public right-of-way 
 
Twenty-five feet per unit

Minimum setback   

Front Yard  Fifteen feet 

Front of garages or carports  Twenty feet from the property line where access
occurs 

Side yard  Total a minimum of fifteen feet with one setback
not less than ten feet, which shall be on the 
street side for corner lots 

Rear yard  Twenty feet  
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Dimensional Requirements Requirement1 

Setbacks for accessory building 
behind a residence 
 Side  
 Rear  

 
 
Five feet each  
Five feet 

Maximum height  
 Accessory Building  

Thirty-five feet 
Twenty-two feet 

Principal building per lot  One  

Maximum building coverage  Forty percent of the lot area  
1 Additional requirements shall include any applicable section of this title. 
 
Finding: For the proposed cottage housing development, the dimensional standards of 
Section 17.50.050 do not apply, as the applicable dimensional requirements are in Chapter 
17.58. If the site is not developed with cottage housing, then the areas north and south of 
the Maple Street extension provide sufficient area for multiple parcels in accordance with 
Section 17.50.050, subject to review by a separate subdivision or site development review 
application. Section 17.50.050 is satisfied. 
 
Chapter 17.58 COTTAGE HOUSING DEVELOPMENT 
17.58.020 Applicability. 
Cottage Housing Developments are allowed in all residentially zoned districts, as either a 
permitted or conditional use. The procedures and criteria of 17.150 (Subdivisions) shall 
apply to Cottage Housing Subdivisions. If a Cottage Housing Development is proposed 
with multiple units on one lot, then the procedures and criteria of 17.120 (Site Development 
Review) shall apply. Where the regulations of this chapter are not specific, the standards 
of the relevant zoning district will prevail. 
 
Finding: The site is in the R-4 zone, where Cottage Housing Developments are permitted 
uses. The applicant has proposed a Cottage Housing Subdivision and has requested 
approval of a subdivision as part of this application. Section 17.58.020 is satisfied. 
 
17.58.030 Density. 
For developments in the A-1 zoning district: The City shall allow density at the same level 
as that permitted in the A-1 zone. 
 
For developments in the R-1, R-4, and MH zoning districts: The City shall allow up to 1.5 
cottage units for each regular dwelling unit allowed under existing standards in the 
applicable zoning district to a maximum of 15 cottages per acre. 
 
Finding: The site is in the R-4 zone and outside the Scappoose Creek floodplain, so the 
minimum lot size for a single-family residence would be 5,000 square feet. Based on the 
site size, up to 12 single-family residences would be allowed after deducting for the SE 
Maple Street right-of-way. Therefore, up to 18 cottage units would be allowed under this 
standard. The applicant is proposing 12 cottage units at a density of approximately 9 units 
per acre. Section 17.58.030 is satisfied. 
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17.58.040 Development Area. 
Cottage Housing Developments (CHD) shall contain a minimum of 4 and a maximum of 
12 cottages arranged in a cluster. A Cottage Housing Development may contain more than 
one cluster. 
 
Finding: As illustrated on Exhibit 5, Sheet P-6, the applicant proposes two clusters. The 
cluster north of SE Maple Street would contain 4 cottages and the cluster south of SE Maple 
Street would contain 8 cottages. Section 17.58.040 is satisfied. 
 
17.58.060 Lot Coverage and Floor Area. 
1. There is no maximum lot coverage for Cottage Housing Developments. 
2. There is no minimum lot size for Cottage Housing Developments. 
3. The maximum floor area per dwelling unit without a garage is 1,200 square feet. 
The maximum floor area is defined as the area included within the surrounding walls of a 
cottage building on all levels. 
4. The maximum floor area per dwelling unit with an attached or detached garage is 
1,500 square feet, including the garage. 
 
Finding: As illustrated on Exhibit 6, Sheet 2, the proposed cottages are two-story 
structures with a footprint of 968 square feet. Accordingly, lot coverage would range from 
67% to 58%. Exhibit 5, Sheet P-5 illustrates that lot sizes range from 1,664 to 2,630 square 
feet. As illustrated on Exhibit 6, Sheet 2, the cottages are proposed to have a floor area of 
1,200 square feet, and none of the units is proposed to have a garage. Section 17.58.040 is 
satisfied. 
 
17.58.070 Setbacks and Building Separation. 
Because CHD’s are a unique type of development, setbacks are measured differently than 
for a traditional development. The exterior boundary of the CHD development area is 
considered to be the edge of the development area for the purposes of calculating perimeter 
setbacks from surrounding properties. For buildings on lots within the CHD, the 
separation between other onsite buildings are measured, not the distances to interior 
property lines, unless setbacks from property lines are necessary to meet the Building Code 
(interior setbacks). 
1. Exterior Setbacks. All buildings within a CHD shall maintain front, rear and side 
yard setbacks as required by the underlying zone from the exterior boundary of the CHD. 
2. Interior Building Separation. There shall be a minimum separation of six feet 
between the eaves of the cottages. On cottage sides with a main entrance, the minimum 
separation shall be 10 feet. Structures other than cottages shall meet minimum Building 
Code setback requirements. 
 
Finding: The site is in the R-4 zone and outside of the Scappoose Creek floodplain, so per 
Section 17.50.050, the required front setback is 15 feet, the required rear setback is 20 feet, 
and the required side setbacks need to total at least 15 feet, with one setback not less than 
10 feet. As illustrated on Exhibit 5, Sheet P-6, both north and south of Maple Street, the 
site will provide the required front, rear, and side exterior setbacks. This sheet also indicates 
that the separation between units will be at least 8 feet. Exhibit 6, Sheet 1 illustrates that 
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the cottage entrances will be in the front and rear rather than the sides and shows eaves that 
overhang the foundation by approximately 1.2 feet, which would result in separation of 
approximately 5.6 feet. The recommended conditions of approval require the eaves to have 
no more than 1 foot of overhang to result in a minimum separation of 6 feet. Section 
17.58.070 is satisfied. 
 
17.58.080 Required Common Open Space. Common open space is intended to be an 
amenity shared by all residents of the cottage housing development. 
1. Provide a centrally located open space area for the cottage housing development 
and have cottages abutting at least two sides. 
2. Contain a minimum of 400 square feet per cottage. 
3. At least 50 percent of the cottages shall abut a common open space. 
4. Each cottage shall be connected to the common open space by a pedestrian 
pathway. 
5. Areas such as utility vaults, exterior setbacks and common parking areas and 
driveways are not counted in the common open space requirements. 
6. Common open space may contain a drainage swale area, provided the area is 
useable open space. 
7. Required common open space shall be provided at ground level in a contiguous 
commonly owned tract with an easement indicating that it benefits all lots in the CHD. 
8. Common open space shall have a minimum average width of 20 feet. 
9. The common open space areas shall be constructed and landscaped prior to filing 
a final plat or in the case of a site plan, construction and landscaping will be tied to final 
occupancy of the first cottage. 
10. The common open space shall be recorded as a perpetual open space to benefit all 
residents of the Cottage Housing Development prior to filing a final plat or prior to 
obtaining a building permit. 
 
Finding: As illustrated on Exhibit 5, Sheet P-6, the area north of SE Maple Street will 
have 4 cottages and thus requires a minimum open space of 1,600 square feet. The applicant 
proposes 2,033 square feet of open space in Tract A with a minimum average width of at 
least 20 feet. All four cottages abut the open space and have pathways connecting from the 
cottage entrances to the open space. The applicant has not counted utility vaults, setbacks, 
or parking as part of the open space, and has not proposed drainage swales. Proposed 
amenities include a picnic table, grill, and bench. The recommended conditions of approval 
require an easement on the plat to ensure the open space benefits Lots 1-4 and language in 
the Covenants, Conditions and Restrictions indicating that the open space shall be 
maintained in perpetuity.  
 
The area south of SE Maple Street will have 8 cottages and thus requires a minimum open 
space of 3,200 square feet. The applicant proposes 3,202 square feet of open space in Tract 
B with a minimum average width of at least 20 feet. Seven of the eight cottages abut the 
open space and all eight have pathways connecting from the cottage entrances to the open 
space. The applicant has not counted utility vaults, setbacks, or parking as part of the open 
space, and has not proposed drainage swales. Proposed amenities include a picnic table, 
grill, and gazebo. The recommended conditions of approval require an easement on the 
plat indicating that the open space benefits Lots 5-12 and language in the Covenants, 
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Conditions and Restrictions indicating that the open space shall be maintained in 
perpetuity. Section 17.58.080 is satisfied. 
 
17.58.090 Required Private Open Space. Private open space adjacent to each cottage is 
intended for the exclusive use by the cottage resident. 
1. Provide a total of 400 square feet of private open space that includes a minimum 
of 200 square feet of contiguous usable open space adjacent to each cottage with no 
dimension less than 10 feet. Front porches are not included in the private open space 
calculation. 
2. No more than 50% of the private open space can be within an unenclosed covered 
patio. 
 
Finding: As illustrated on Exhibit 5, Sheet P-6, Lots 1-3 are illustrated to have 300-square 
foot rear open space and 100-square foot front or side open space, while Lots 4-12 are 
illustrated to have 260-square foot rear open space and 150-square foot front open space. 
In all cases, the areas over 200 square feet have no dimension less than 10 feet. Section 
17.58.090 is satisfied. 
 
17.58.100 Development Standards. 
1. At least 50 percent of the cottages shall be oriented around and have their main 
entrance facing the common open space. 
2. Each cottage shall have a covered entry of at least 80 square feet with a minimum 
dimension of six feet on any side. 
3. Pedestrian pathways must be included to provide for movement of residents and 
guests from parking areas to homes and other amenities. These pathways must be shown 
on the subdivision tentative plan or site plan and be part of the common areas/tracts. 
4. Garages attached or detached cannot exceed 450 square feet of floor area and no 
more than 18 feet in height. Only one garage is allowed per cottage. 
5. Accessory Dwelling units shall not be permitted in Cottage Housing Developments 
(CHD’s). 
6. Accessory Structures for common usage are allowed in the common open space 
areas and shall not exceed more than 25% of the required common open space area. Other 
accessory structures (except garages) are prohibited. 
7. Cottages shall not exceed thirty five feet in height and accessory structures shall 
not exceed 18 feet in height. 
 
Finding: As illustrated on Exhibit 5, Sheet P-6, all cottages have front entries facing 
toward the common open space and 108-square-foot front porches with dimensions of 6 
feet by 18 feet. Each cottage has a pathway from its entrance to parking areas and open 
space amenities. Neither garages nor accessory dwelling units are proposed. The proposed 
gazebo in Tract B is approximately 102 square feet, or 3% of the required common open 
space area. on Exhibit 6, Sheet 1 indicates that the cottages would have a height of 
approximately 27 feet. While the height of the gazebo has not been indicated, given its 
small diameter it should be well under the 18-foot accessory structure height limit. Section 
17.58.100 is satisfied. 
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17.58.110 Parking Standards. Parking for CHD’s shall be located on the CHD property 
and identified on the tentative subdivision plan and/or site plan. Onsite parking shall meet 
the following standards: 
1. Parking may be located within an enclosed garage, carport or unenclosed parking 
space. 
2. Parking may be located in common tracts if intended to be shared by the entire 
CHD in groups of not more than 5 adjoining spaces separated by at least 4 feet of 
landscaping. An enclosed garage or carport intended to be shared by the entire CHD shall 
not exceed 1,200 sq ft in size. 
3. Parking shall not be located in the exterior setback and must be screened from 
public streets and adjacent residential uses by a 10 foot landscape buffer containing 
landscaping and/or architectural screening. 
4. Parking is allowed between or adjacent to structures only when it is located toward 
the rear of the cottage and is served by an alley or private driveway. 
5. Off-street parking requirements shall be calculated based on the requirements in 
17.106.030. 
6. All parking shall provide a minimum of 24 feet for maneuvering and backing 
movements from garages, carports and/or parking areas. 
 
Finding: As illustrated on Exhibit 5, Sheet P-6, all parking is proposed to occur in outdoor 
parking lots in Tracts A and B, with no more than 5 adjoining parking spaces in any group, 
and all groups separated with landscaping. No parking spaces are proposed in exterior 
setbacks and Sheet P-14 indicates that a 6-foot sight-obscuring fence will be provided 
around the site (except in the front yard). Section 17.106.030 requires 2 parking spaces for 
each dwelling unit and the site plan depicts 9 spaces for Lots 1-4 and 17 spaces for Lots 5-
12. Twenty-four foot drive aisles are proposed, as required. Section 17.58.110 is satisfied. 
 
17.58.120 Frontage Requirements. Individual cottage lots created as part of a CHD 
subdivision are not required to have frontage on a public or private street. However, the 
Development parcel shall have the minimum frontage on a public or private street as 
required by the underlying zone. 
 
Finding: As illustrated on Exhibit 5, Sheet P-5, the site would have 174 feet of frontage 
on Maple Street, which complies with the 50-foot minimum for the R-4 zone. Only Lots 3, 
4, 5, and 12 are proposed to have frontage on the street. Section 17.58.120 is satisfied. 
 
17.58.130 Architectural Details. Dwelling units shall contain architectural details. 
1. Dwelling units must provide a minimum of five of the following architectural 
features: 

a. Stonework detailing on columns or across foundation. 
b. Brick or stonework covering more than ten percent of the facade. 
c. Wood, cladded wood, or fiberglass windows on all four elevations of the 
building. 
e. Decorative roofline elements including roof brackets or multiple dormers. 
f. Decorative porch elements including scrolls, or brackets, or railings. 
g. Decorative shingle designs. 
h. Decorative paint schemes (three or more colors). 
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i. Other architectural detailing may be approved by the community 
development director if they are constructed with quality material, have a high level 
of craftsmanship and are consistent with the architectural style of the dwelling. 

2. Approved siding materials. 
a. Brick. 
b. Basalt stone or basalt veneer. 
c. Narrow horizontal wood or composite siding (five inches wide or less). 
d. Board and baton siding. 
e. Wood or cementitious horizontal siding 
f. Cedar shakes and shingles 

3. Other materials may be approved by the community development director if they 
are consistent with the quality of the approved siding materials and have historic 
precedence in Scappoose. 
 
Finding: As illustrated in Exhibit 6 and discussed in the applicant’s narrative (Exhibit 3), 
each cottage is proposed to have basalt stone veneer on the foundation, fiberglass windows, 
decorative porch railings, dormers, three or more paint colors, and wood clad porch posts. 
The applicant has proposed cementitious horizontal siding and shingles. Section 17.58.130 
is satisfied. 
 
17.58.140 Public Utilities. All lots shall be served by individual services from a private or 
public distribution main. Any deviations from City standards need to be approved by the 
City Engineer. All individual service lines that cross property shall be placed in an 
easement. Fire access must be provided according to the requirements of the Uniform Fire 
Code. 
 
Finding: As illustrated in Exhibit 5, Sheet P-12, all lots are proposed to have individual 
water and sanitary sewer services, with further discussion provided in the responses to 
Chapter 17.154. Sheet P-6 illustrates a proposed fire truck turnaround in Tract B. In 
accordance with Scappoose Municipal Code 15.04.010(A), compliance with the Fire Code 
will be further refined during review of construction drawings. Section 17.58.140 is 
satisfied. 
 
17.58.150 Covenants, Conditions and Restrictions. Subsequent to Site Development 
Review or final plat approval but prior to issuance of a building permit for any structure 
in a Cottage Housing Development, set of conditions, covenants and restrictions (CC&Rs) 
for the Cottage Housing Development shall be reviewed and, if approved by the City, 
recorded with Columbia County. The CC&Rs must create a homeowner’s association that 
will provide for maintenance of all common areas in the Cottage Housing Development. 
 
Finding: The applicant provided a copy of preliminary Conditions, Covenants, and 
Restrictions (Exhibit 13). The recommended conditions of approval require the CC&Rs to 
specify that the open space shall be preserved in perpetuity; to specify that a homeowner’s 
association will maintain the common areas, on-site storm drainage facilities, shared 
utilities, and trash facilities; to require City signature prior to recording; and to specify that 
the CC&R’s may not be amended without the written consent of the City. Section 
17.58.150 is satisfied. 
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Chapter 17.96 LOTS—EXCEPTIONS AND ADDITIONAL SETBACKS 
17.96.030 Visual clearance requirements. 
All development shall conform to the visual clearance area requirements of Scappoose 
Municipal Code Chapter 12.10. 
 
Finding: The Preliminary Site Plan (Exhibit 5, Sheet P-6) illustrates visual clearance areas 
at the driveways. Section 17.96.030 is satisfied. 
 
Chapter 17.100 LANDSCAPING, SCREENING AND FENCING 
17.100.030 General Provisions 
 
A. Unless otherwise provided by the lease agreement, the owner, tenant and their 
agent, if any, shall be jointly and severally responsible for the maintenance of all 
landscaping which shall be maintained in good condition so as to present a healthy, neat 
and orderly appearance and shall be kept free from refuse and debris. 
B. All plant growth in landscaped areas of developments shall be controlled by 
pruning, trimming or otherwise so that: 
1. Public utilities can be maintained or repaired; 
2. Pedestrian or vehicular access is unrestricted; 
3. Visual clearance area provisions are met. (See Chapter 12.10, Visual Clearance 
Areas.) 
 
Finding: The applicant provided a copy of the preliminary Covenants, Conditions and 
Restrictions (Exhibit 13). To present a healthy, neat and orderly appearance and allow 
utility and pedestrian access and allow for visual clearance at the driveway, the 
recommended conditions of approval require the CC&Rs to specify that a homeowner’s 
association will maintain the common areas. According to the narrative (Exhibit 3), 
individual homeowners will be responsible for maintenance within each lot. Section 
17.100.030(A)-(B) is satisfied. 
 
C. Certificates of occupancy shall not be issued unless the landscaping requirements 
have been met or a bond has been posted with the city to insure the completion of 
landscaping requirements. 
 
Finding: While this section requires installation of landscape or posting of a bond, Section 
17.58.080 requires that landscaping be installed for cottage housing developments and does 
not provide an option for a bond. The recommended conditions of approval require 
installation of landscaping prior to issuance of the final occupancy of the first structure in 
the development. Section 17.100.030(C) is not applicable to this application. 
 
D. Existing plant materials on a site shall be protected to prevent erosion. Existing 
plant materials may be used to meet landscaping requirements if no cutting or filling takes 
place within the dripline of the tree. 
 
Finding: As illustrated in Exhibit 5, Sheet P-2, the applicant proposes to remove all trees 
from the site, with the exception of trees that straddle property lines with neighboring 
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parcels. The City will require effective erosion control measures as part of site permitting. 
Section 17.100.030(D) is satisfied. 
 
17.100.090 Buffering and Screening Requirements 
A. Buffering and screening are required to reduce the impacts on adjacent uses which 
are of a different type. The owner of each proposed development is responsible for the 
installation and effective maintenance of buffering and screening. When different uses abut 
one another, buffering and screening are required. When different uses would be abutting 
one another except for separation by a right-of-way, buffering, but not screening, shall be 
required. 
 
Finding: The subject site abuts residential uses on all sides. The proposed development is 
also a residential use. Therefore, no screening or buffering is required by this section. 
Section 17.58.110 requires screening of the parking area from adjacent residences. Section 
17.100.090 does not apply. 
 
17.100.100 Screening—Special provisions 
A. If four or more off-street parking spaces are required under this title, off-street 
parking adjacent to a public street shall provide a minimum of four square feet of 
landscaping for each lineal foot of street frontage. Such landscaping shall consist of 
landscaped berms or shrubbery at least two feet in height, which shall be dispersed 
adjacent to the street as much as practical. Additionally, one tree which shall provide a 
canopy of at least three hundred square feet upon maturity shall be provided for each fifty 
lineal feet of street frontage or fraction thereof. Landscaped parking areas may include 
special design features which effectively screen the parking lot areas from view. These 
design features may include the use of landscaped berms, decorative walls, and raised 
planters. Landscape planters may be used to define or screen the appearance of off-street 
parking areas from the public right-of-way. Materials to be installed shall achieve a 
balance between low lying and vertical shrubbery and trees, 
 
Finding: The proposed parking areas are not located adjacent to a public street as they are 
separated from the right-of-way by cottages. Section 17.100.100(A) does not apply. 
 
B. Loading areas and outside storage shall be screened from public view from public 
streets and adjacent properties by means of sight obscuring landscaping, fences, walls or 
other means. The screen shall have a minimum height of six feet and the planning 
commission may require a taller screen depending on the location and height of the loading 
or storage area. 
 
Finding: No loading areas or outside storage are proposed as part of this application. 
Section 17.100.100(B) does not apply. 
 
C. Except for one-family and two-family dwellings, any refuse container or disposal 
area and service facilities such as gas meters and air conditioners which would otherwise 
be visible from a public street, customer or resident parking area, any public facility or 
any residential area, shall be screened from view by placement of a solid wood fence, 
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masonry wall or evergreen hedge between five and eight feet in height. All refuse materials 
shall be contained within the screened area. 
 
Finding: As shown in Exhibit 5, Sheet P-6, south of Maple Street the refuse container 
area on Tract B will be fully enclosed with wood fencing six feet high to screen it from 
view. The recommended conditions of approval require the applicant to coordinate with 
staff to provide screening for waste receptacles north of Maple Street for Lots 1-4. Section 
17.100.100(C) is satisfied. 
 
17.100.110 Fences or Walls 
A. Fences, walls or combinations of earthen berms and fences or walls up to four feet 
in height may be constructed in required front yards. Rear and side yard fences, or 
berm/fence combinations behind the required front yard setback may be up to six feet in 
height without any additional permits. Any proposed fence or fence/berm combination 
higher than six feet shall require a building permit. Any fence or fence/berm combination 
greater than eight feet in height shall require planning commission approval in addition to 
a building permit. 
B. The prescribed heights of required fences, walls or landscaping shall be measured 
from the lowest of the adjoining levels of finished grade. 
C. Fences and walls shall be constructed of any materials commonly used in the 
construction of fences and walls such as wood or brick, or otherwise acceptable by the 
planner. Corrugated metal is not considered to be acceptable fencing material. Fences and 
walls shall be in compliance with other city regulations. 
 
Finding: The applicant proposes six-foot wood fencing around the trash facility and the 
site perimeter, except in the exterior front setback. Section 17.100.110 is satisfied. 
 
Chapter 17.104 STREET TREES 
17.104.020 Applicability. 
A. The provisions of this chapter shall apply to all development as defined in 
Scappoose Municipal Code Chapter 17.26, Definitions, except a building permit to add to 
or remodel an existing single- family residence. 
B. All development shall be required to plant street trees. Street trees shall be defined 
as trees located on land lying between the property lines on either side of all streets, 
avenues or public rights-of-way within the city or within easements defined on a recorded 
plat as street tree easements. 
C. All street trees required under this chapter shall be subject to the requirements of 
Scappoose Municipal Code Chapter 17.140 Public Land Tree Removal. 
 
Finding: The Preliminary Landscape Plan (Exhibit 5, Sheet P-14) indicates that Blireiana 
Plum Street Trees are proposed to be planted approximately 15 feet apart. The street trees 
will be planted in conjunction with future development of the roadways within the 
proposed subdivision. Section 17.104.020 is satisfied. 
 
17.104.040 Standards for street trees. 
A. Street trees shall be selected from the approved street tree list on file with the 
Planning Department. 
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B. At the time of planting, street trees shall not be less than ten feet high for deciduous 
trees and five feet high for evergreen trees. 
C. Spacing and minimum planting areas for street trees shall be as follows: 
1. Street trees under twenty-five feet tall and less than sixteen feet wide at maturity 
shall be spaced no further than fifteen feet apart in planting areas containing no less than 
sixteen square feet of porous surface and not less than four feet wide; 
2. Street trees under twenty-five feet tall and greater than sixteen feet wide at maturity 
shall be spaced no further than twenty feet apart in planting areas containing no less than 
sixteen square feet of porous surface and not less than four feet wide; 
3.  Street trees between twenty-five feet to forty feet tall and less than twenty-five feet 
wide at maturity shall be spaced no greater than twenty-five feet apart in planting areas 
containing no less than twenty-four square feet of porous surface and not less than six feet 
wide; 
4. Street trees between twenty-five feet to forty feet tall and greater than twenty-five 
feet wide at maturity shall be spaced no greater than thirty feet apart in planting areas 
containing no less than twenty-four square feet of porous surface and not less than six feet 
wide; 
5. Street trees greater than forty feet tall at maturity shall be spaced no greater than 
forty feet apart in planting areas containing not less than thirty-six square feet of porous 
surface and not less than eight feet wide. 
D. Street trees located under or within ten feet of overhead utility lines shall be less 
than twenty-five feet tall at maturity. 
E. Street trees shall be planted in accordance with the requirements of Scappoose 
Municipal Code Section 13.28.010(C). 
 
Finding: The Preliminary Landscape Plan (Exhibit 5, Sheet P-14) indicates that Blireiana 
Plum Street Trees, which are on the approved street tree list, are proposed to be planted 
approximately 15 feet apart, with a minimum caliper of 2 inches. The applicant has 
indicated the spacing for each tree, based on the species and mature height, in accordance 
with the above standards. The Conditions of Approval require the applicant to submit a 
final landscaping plan prior to the start of construction. Section 17.104.040 is satisfied. 
 
Chapter 17.106 OFF-STREET PARKING AND LOADING REQUIREMENTS 
17.106.020 General Provisions 
A. The dimensions for parking spaces are subject to the requirements in Section 
17.106.050, and as follows: 
1. Nine feet wide and eighteen feet long for a standard space; 
2. Eight and one-half feet wide and fifteen feet long for a compact space; and 
3. In accordance with the applicable state and federal standards, at least twelve feet 
wide and eighteen feet long for designated handicapped parking spaces. 
 
Finding: As shown on Exhibit 5, Sheet P-6, all off-street parking spaces will be 9 feet 
wide by 18 feet long, with the exception of one compact space proposed at 9 feet wide by 
15 feet long. Accessible parking spaces are located within each parking lot. Section 
17.106.020(A) is satisfied. 
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H. Location of Required Parking. Vehicle parking is allowed only on improved 
parking shoulders that meet City standards for public streets, within garages, carports and 
other structures, or on driveways or parking lots that have been developed in conformance 
with this code. 
1. Off‐street parking spaces for single‐family, duplex dwellings and single‐family 
attached dwellings shall be located on the same lot with the dwelling. 
2. Off‐street parking spaces for uses other than single‐ family or duplex residential 
shall be located not further than four hundred feet from the building or use they are 
required to serve, measured in a straight line. 
 
Finding: As described in the narrative (Exhibit 3), the applicant is proposing to locate the 
required parking within several tracts that will be commonly maintained by a homeowner’s 
association. Exhibit 5, Sheet P-6 indicates that Tract ‘A’ will include a parking lot with 8 
standard and 1 ADA parking stalls, while Tract ‘B’ will contain a parking lot with 15 
standard, 1 compact, and 1 ADA parking stall. All parking areas are located within 400 
feet of the proposed residential buildings. Section 17.106.020(H) is satisfied. 
 
I. Where several uses occupy a single structure or parcel of land or a combination of 
uses are included in one business, the total off-street parking spaces and loading area is 
the sum of the requirements of the several uses, computed separately. 
 
Finding: The proposed development will be in one use, cottage housing. The proposed 
parking satisfies the required numbered of spaces in 17.106.030. Section 17.106.020(I) is 
satisfied. 
 
M. Parking lots shall be landscaped in accordance with the requirements in Section 
17.100.100. 
 
Finding: As shown on the landscape plan Exhibit 5, Sheet P-14, the proposed parking 
lots are landscaped to the standards outlined in Section 17.100.100. Section 17.106.020(M) 
is satisfied. 
 
N. All parking areas which contain over five required spaces shall be provided with 
one handicapped parking space. All parking provisions required by the ADA shall be met. 
 
Finding: As shown on Exhibit 5, Sheet P-6, the applicant proposes one accessible parking 
space per parking lot. Section 17.106.020(N) is satisfied. 
 
O. All parking spaces designated for compact vehicles shall be labeled by painting the 
words “COMPACT ONLY” on the parking space. 
 
Finding: As shown on Exhibit 5, Sheet P-6, one compact parking space is proposed. The 
recommended conditions of approval require this space to be labeled on site. Section 
17.106.020(O) is satisfied. 
 
P. Bicycle Parking 
3. Exemptions 
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This Section does not apply to single‐family and duplex housing, home occupations, and 
agricultural uses. The planning commission may exempt other uses upon finding that, due 
to the nature of the use or its location, it is unlikely to have any patrons or employees 
arriving by bicycle. 
 
Finding: The proposed development is for cottage housing consisting of 12 single-family 
residences. No bicycle parking is required. Section 17.106.020(P) is satisfied. 
 
Q. Any lights provided to illuminate any public or private parking area or vehicle sales 
area shall be so arranged as to reflect the light away from any abutting or adjacent 
residential district. 
 
Finding: As shown on Exhibit 5, Sheet P-6, the lighting proposed in vehicle areas will 
utilize 90-degree cutoff lamps. Section 17.106.020(Q) is satisfied. 
 
X. Off street parking of any vehicle or recreational vehicle, watercraft, or parts 
designed to be affixed thereto, which obstructs the visual clearance area or creates a 
potential safety hazard shall not be allowed in required yard. 
 
Finding: The narrative (Exhibit 3) indicates that the applicant is not proposing to establish 
parking areas for recreational vehicle or watercraft with this application. Section 
17.106.020(X) is satisfied. 
 
Y. Parking and loading areas shall be designed to minimize disturbances of adjacent 
residents by erection between the uses of a sight-obscuring fence of not less than four feet 
in height, provided that the provisions for visual clearance areas are met. Parking spaces 
within a parking lot shall be designed and constructed so that no portion of a parked 
vehicle, including an opened door, will extend beyond the property line. 
 
Finding: Exhibit 5, Sheet P-14 indicates that a 6-foot sight-obscuring wood fence will be 
provided around the site (except in the front yard). Section 17.106.020(Y) is satisfied. 
 
17.106.030 Minimum Off-Street Parking Requirements 
A. Residential Uses 
1. Single-family residence or duplex: 2 spaces for each dwelling unit 
 
Finding: The proposed development is for a 12-unit cottage housing development, with 2 
parking spaces required per unit. The site plan depicts 9 spaces for Lots 1-4 and 17 spaces 
for Lots 5-12. Section 17.106.030(A) is satisfied. 
 
17.106.040 Modification to Parking Requirements 
Up to twenty-five percent of the required parking spaces may be compact spaces. 
 
Finding: The applicant proposes one compact parking space, which equals 4% of the 
required spaces. Section 17.106.040 is satisfied. 
 
17.106.050 Parking Dimension Standards 
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A. Each parking space shall be accessible from a street or other right-of-way. 
 
Finding: As shown on Exhibit 5, Sheet P-6, the proposed parking areas are accessible 
from driveways onto SE Maple Street. A 24-foot-wide drive aisle connects each parking 
space to SE Maple Street. Section 17.106.050(A) is satisfied. 
 
B. Minimum standards for a standard parking stall’s length and width, aisle width, 
and maneuvering space shall be determined from the following table. Dimensions for 
designated compact spaces are noted in parentheses: 

 
 

1. Sample Illustration: 

 
2. The width of each parking space includes a four inch wide stripe which separates 
each space. 
 
Finding: As shown on Exhibit 5, Sheet P-6, each proposed parking space is angled at 90 
degrees and is 9 feet wide and 18 feet deep, with the exception of one compact space which 
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is 9 feet wide and 15 feet deep. Parking spaces are separated by a 4-inch-wide white parking 
stripe. Section 17.106.050(B) is satisfied. 
 
C. Excluding single-family and duplex residences, groups of more than two parking 
spaces shall be served by a service drive so that no backing movements or other 
maneuvering within a street or other public right-of-way would be required. Service drives 
shall be designed and constructed to facilitate the flow of traffic, provide maximum safety 
of traffic access and egress, and maximum safety of pedestrians and vehicular traffic on 
the site. 
 
Finding: As shown on Exhibit 5, Sheet P-6, all parking spaces can be accessed via a 24-
foot-wide drive aisle that will allow vehicle maneuvering to take place off of a public street 
or other public right-of-way. Section 17.106.050(C) is satisfied. 
 
D. Each parking or loading space shall be accessible from a street and the access 
shall be of a width and location as described in the public works design standards. 
 
Finding: As shown on Exhibit 5, Sheet P-6, all parking spaces can be accessed via a 24-
foot-wide drive aisle. Section 17.106.050(D) is satisfied. 
 
E. Except for single-family and two-family residences, any area intended to be used 
to meet the off-street parking requirements as contained in this chapter shall have all 
parking spaces clearly marked using a permanent paint. All interior drives and access 
aisles shall be clearly marked and signed to show direction of flow and maintain vehicular 
and pedestrian safety. 
 
Finding: As shown on Exhibit 5, Sheet P-6 and discussed in the narrative, all parking 
spaces will be marked by a 4"-wide white parking stripe. Section 17.106.050(E) is satisfied. 
 
F. All areas used for the parking or maneuvering of any vehicle, boat, or trailer shall 
be improved with asphalt or concrete surfaces except for surplus parking or vehicular 
storage parking areas which may be gravel if gravel will not create adverse conditions 
affecting safe ingress and egress when combined with other uses of the property and all 
areas within public right-of-way shall be paved. 
 
Finding: All parking, vehicle, and pedestrian areas will be hard-surface paved. Section 
17.106.050(F) is satisfied. 
 
G. Access Drives. 
1. Access drives from the street to off-street parking or loading areas shall be 
designed and constructed to facilitate the flow of traffic and provide maximum safety for 
pedestrian and vehicular traffic on the site. 
2. The number and size of access drives shall be in accordance with the requirements 
of public works design standards. 
3. Access drives shall be clearly and permanently marked and defined through use of 
rails, fences, walls or other barriers or markers on frontage not occupied by service drives. 
4. Access drives shall maintain visual clearance areas as provided in Chapter 12.10. 
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Finding: Exhibit 5, Sheet P-6 indicates that consolidated access drives will serve the 
proposed cottage units on the south and north side of SE Maple Street. The proposed 24‐
ft. wide access drives will be clearly delineated by the proposed curbs and will provide 
access to the proposed parking lots. The plan demonstrates that separate pedestrian access 
will be provided with internal walkways that lead from the parking lot to the sidewalks 
along SE Maple Street. Section 17.106.050(G) is satisfied. 
 
H. Parking spaces along the boundaries of a parking lot or adjacent to interior 
landscaped areas or sidewalks shall be provided with a wheel stop at least four inches high 
located three feet back from the front of the parking stall. The front three feet of the parking 
stall may be concrete, asphalt or low lying landscape material that does not exceed the 
height of the wheel stop. This area cannot be calculated to meet landscaping or sidewalk 
requirements. 
 
Finding: As shown on Exhibit 5, Sheet P-6, all parking spaces will utilize curb stops to 
prevent vehicles from harming landscaping areas or infringing on pedestrian paths. Section 
17.106.050(H) is satisfied. 
 
I. Except for single-family and two-family residences, off- street parking and loading 
facilities shall be drained to avoid flow of water across public sidewalks in accordance 
with specifications approved by the public works director to ensure that ponding does not 
occur. 
 
Finding: As shown on Exhibit 5, Sheets P-7 and P-10, stormwater will flow into catch 
basins in the parking areas before discharging to drywells. Section 17.106.050(I) is 
satisfied. 
 
J. Artificial lighting on all off-street parking facilities shall be designed to deflect all 
light away from surrounding residences and so as not to create a hazard to the public use 
road or street and shall not exceed intensities for adjacent streets as included in public 
works design standards. 
 
Finding: As shown on Exhibit 5, Sheet P-6, the lighting proposed in vehicle areas will 
utilize 90-degree cutoff lamps. Section 17.106.050(J) is satisfied. 
 
CHAPTER 17.150 - LAND DIVISION: SUBDIVISION 
17.150.020. General Provisions. 
[…] 
C. When subdividing tracts into large lots, the planning commission shall require that the 
lots be of such size and shape as to facilitate future re-division in accordance with the 
requirements of the zoning district and this title. 
 
Finding: The applicant is not proposing any lots that are of such size and shape as to allow 
for future re-division. Section 17.150.020(C) is satisfied. 
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D. Where landfill and/or development is allowed within and adjacent to the one hundred-
year floodplain, the city may require the dedication of sufficient open land area for a 
greenway adjoining and within the floodplain. This area shall include portions at a suitable 
elevation for the construction of a pedestrian/bicycle pathway within the floodplain. 
 
Finding: According to Flood Insurance Rate Map (FIRM) 41009C0463D, dated 11/26/10, 
the property is located outside the Special Flood Hazard Area. The southeastern corner of 
the site (totaling approximately 25 square feet) is located in the Scappoose Drainage 
District and is protected from the one percent annual chance (100-year) flood by a dike. 
Section 17.150.020(D) is not applicable. 
 
E. All subdivision proposals shall have public utilities and facilities such as sewer, gas, 
electrical and water systems located to minimize flood damage and constructed according 
to public works design standards and specifications. 
 
Finding: Proposed public utilities are shown in Exhibit 5. This exhibit illustrates the extent 
of all proposed new water, sanitary, and storm sewer utilities on site. The applicant will be 
required to construct all utilities to the City’s Public Works Design Standards and 
Specifications. Section 17.150.020(E) is satisfied. 
 
F. All subdivision proposals shall have adequate drainage provided to reduce exposure to 
flood damage. 
 
Finding: Exhibit 5, Sheet P-7 shows the applicant’s proposed preliminary grading plan 
and Exhibit 5, Sheet P-10 shows the proposed stormwater facilities on site. A preliminary 
drainage (stormwater) report is included as Exhibit 9. As there is no public stormwater 
system adjacent to the site, the applicant proposes to collect stormwater from SE Maple 
Street and from within the site via catch basins and convey it to a series of drywells, similar 
to nearby streets. The applicant proposes 3 private drywells north of SE Maple Street, 6 
private drywells south of SE Maple Street, and 5 public drywells in SE Maple Street. The 
appendices to the stormwater report include infiltration test results per the Public Works 
Design Standards. A final stormwater report will be required prior to approval of 
subdivision construction plans. Section 17.150.020(F) is satisfied. 
 
H. All subdivision proposals shall include neighborhood circulation plans that 
conceptualize future street plans and lot patterns to parcels within five hundred feet of the 
subject site. Circulation plans address future vehicular/bicycle/pedestrian transportation 
systems including bike lanes, sidewalks, bicycle/pedestrian paths, and destination points 
and must meet the criteria in 17.120(Q). A circulation plan is conceptual in that its 
adoption does not establish a precise alignment. 
 
Finding: As illustrated in Exhibit 5, Sheet P-4, the developer has provided a conceptual 
plan for a future public roadway network extending SE Maple Street eastward, with 
connections to E. Columbia Avenue and SE Elm Street. Construction of this roadway 
system is dependent upon annexation and development of parcels to the east. This 
alignment roughly corresponds to the proposed local street connection identified in Figure 
15 (Conceptual Local Street Connections) in the City’s 2016 TSP. The precise location and 
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design of the streets will be determined once future development proposals are evaluated, 
but the conceptual plan demonstrates that the annexation area and properties to the east can 
be efficiently served with transportation to provide smooth connections between land uses. 
Section 17.150.020(H) is satisfied. 
 
17.150.060 Approval standards--Tentative plan. A. The planning commission may 
approve, approve with conditions or deny a tentative plan based on the following approval 
criteria: 
1. The proposed tentative plan complies with the city’s comprehensive plan, the 

applicable chapters of this title, the public works design standards, and other 
applicable ordinances and regulations; 

2  The proposed plat name is not duplicative or otherwise satisfies the provisions of ORS 
Chapter 92[.090(1)]; 

3. The streets and roads are laid out so as to conform to the plats of subdivisions and 
maps of major partitions already approved for adjoining property as to width, general 
direction and in all other respects, including conformance with submitted 
neighborhood circulation plans, unless the city determines it is in the public interest to 
modify the street or road pattern; and 

4. An explanation has been provided for all public improvements. 
 
Finding: The proposed Tentative Plan complies with the City’s Comprehensive Plan and 
Development Code as detailed within the Findings of Fact. Review by the City Engineer 
and all referral agencies ensures compliance with the City’s Public Works Design 
Standards and Standard Specifications and all other applicable regulations regarding street, 
sewer, water and all other public improvement configurations and construction materials, 
as well as private utilities. Appropriate Conditions of Approval detailing required 
improvements, and in particular development of a street system and storm drainage system 
satisfying the policies outlined within the Comprehensive Plan, Development Code, and 
Public Works Design Standards and Specifications, are included. Section 17.150.060(A,1) 
is satisfied. 
 
The applicant must confirm with the County Surveyor’s office that the subdivision name, 
once chosen, is not duplicative. Section 17.150.060(A,2) is satisfied. 
 
The neighborhood circulation plan submitted by the applicant is attached as Exhibit 5, 
Sheet P-4. The plan demonstrates that the site can be developed in a logical pattern that 
takes into account existing and future development on neighboring properties. 
 
In addition to new local public streets (and the associated sidewalks, street lighting, and 
street trees), the applicant is also proposing to install 8-inch water, 8-inch sanitary sewer, 
and storm drainage systems (see Exhibit 5). Section 17.150.060(A, 3-4) is satisfied. 
 
Chapter 17.154 STREET AND UTILITY IMPROVEMENT STANDARDS 
 
17.154.030 Streets. A. No development shall occur unless the development has frontage or 
approved access to a public street: 
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1. Streets within a development and streets adjacent to a development shall be improved in 
accordance with this title and the public works design standards and specifications. 
2. Any new street or additional street width planned as a portion of an approved street plan 
shall be dedicated and improved in accordance with this title and the public works design 
standards and specifications. 
[…] 
 
Finding: The proposed public street system illustrated on the submitted drawings will be 
dedicated and improved in accordance with the Public Works Design Standards and 
Specifications. Section 17.154.030(A) is satisfied. 
 
B. Rights-of-way shall be created through the approval of a final subdivision plat or major 
partition; however, the council may approve the creation of a street by acceptance of a 
deed, provided that such street is deemed essential by the council for the purpose of general 
traffic circulation: 
[…] 
D. The location, width and grade of all streets shall conform to an approved street plan 
and shall be considered in their relation to existing and planned streets, to topographic 
conditions, to public convenience and safety, and in their appropriate relation to the 
proposed use of the land to be served by such streets: 
1. Street grades shall be approved by the public works director in accordance with the 
city’s public works design standards; and 
2. Where the location of a street is not shown in an approved street plan, the arrangement 
of streets in a development shall either:  
 a. Provide for the continuation or appropriate projection of existing streets in the 
surrounding areas, or  
 b. Conform to a plan adopted by the council, if it is impractical to conform to existing 
street patterns because of particular topographical or other existing conditions of the land. 
Such a plan shall be based on the type of land use to be served, the volume of traffic, the 
capacity of adjoining streets and the need for public convenience and safety. 
3. New streets shall be laid out to provide reasonably direct and convenient routes for 
walking and cycling within neighborhoods and accessing adjacent development. 
E. The street right-of-way and roadway widths shall not be less than the minimum widths 
described in the city’s public works design standards. 
 
Finding: The proposed public rights-of-way will be dedicated by the approval of the Final 
Subdivision Plat. At this location, SE Maple Street is designated as a local street in the 
City’s TSP. Although the standard right-of-way width is 54 feet, to be consistent with the 
existing street width to the west, the applicant proposes to dedicate a 60-foot right-of-way 
width. The proposed streets will conform to all of the applicable City of Scappoose 
standards and specifications. Section 17.154.030(B) is satisfied. 
 
The proposed public streets will be designed to provide adequate street widths and grades 
to comply with the City’s Public Works Design Standards. Section 17.154.030(D) is 
satisfied. 
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The City’s Public Works Design Standards requires public rights-of-way and paved 
roadways with curbs and sidewalks. The submitted drawings demonstrate a 60-foot right-
of-way. The applicant’s preliminary plans (Exhibit 5, Sheets P-6 and P-7) depict a 36-
foot paved width, 5-foot planter (excluding curb) with street trees, and 6-foot sidewalks 
The Conditions of Approval require paving, curb, gutter, sidewalks, street lights and street 
trees. An eight (8) foot public utility easement (PUE) will be required along all rights-of-
way for public utilities. Section 17.154.030(E) is satisfied. 
 
F. Where necessary to give access or permit a satisfactory future division of adjoining 
land, streets shall be extended to the boundary lines of the tract to be developed. A reserve 
strip across the end of a dedicated street shall be deeded to the city; and a barricade shall 
be constructed at the end of the street by the property owners which shall not be removed 
until authorized by the public works director, the cost of which shall be included in the 
street construction cost. 
 
Finding: The preliminary plans in Exhibit 5 indicate that the applicant is proposing to 
extend SE Maple Street to the eastern boundary of the site. The Conditions of Approval 
require that the applicant install a barricade at the end of the stubbed street. Section 
17.154.030(F) is satisfied. 
 
G. No street name shall be used which will duplicate or be confused with the names of 
existing streets within the city’s urban growth boundary, except for extensions of existing 
streets. Street names and numbers are subject to review and approval the Scappoose rural 
fire district. 
 
Finding: No new streets are proposed. The applicant is proposing to extend SE Maple 
Street. Section 17.154.030(G) is satisfied. 
 
H. Concrete vertical curbs, curb cuts, wheelchair, bicycle ramps and driveway approaches 
shall be constructed in accordance with standards specified in this chapter and the city’s 
public works design standards. Concrete curbs and driveway approaches are required and 
shall be built to the city’s configuration standards. 
 
Finding: The Conditions of Approval require all streets to be constructed to the standards 
detailed within the City’s Public Works Design Standards and Standard Specifications. 
Section 17.154.030(H) is satisfied. 
 
[…] 
O. The developer shall install all street signs, relative to traffic control and street names, 
as specified by the public works director for any development. The cost of signs shall be 
the responsibility of the developer. 
P. Joint mailbox facilities shall be provided in all residential developments, with each joint 
mailbox serving at least two dwelling units. 
1. Joint mailbox structures shall be placed adjacent to roadway curbs and shall comply 
with provisions of the Americans with Disabilities Act and implementing federal and state 
regulations; 
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2. Proposed locations of joint mailboxes shall be designated on a copy of the tentative plan, 
and shall be approved by the U.S. Post Office prior to plan approval; and 
3. Plans for the joint mailbox structures to be used shall be submitted for approval by the 
planner prior to final approval. 
[…] 
R. Street lights shall be installed in accordance with the city’s public works design 
standards. 
 
Finding: The developer will incur the costs of all traffic control devices and street signs 
within the subdivision. 
 
The Conditions of Approval require that plans for the joint mailbox structure(s) be 
approved by the U.S. Post Office and City planner prior to final plat approval. 
 
Street lights will be required to be installed in accordance with the City’s Public Works 
Design Standards and in coordination with the Columbia River PUD. Section 
17.154.030(O), (P, 1-3), and R are satisfied by the Conditions of Approval. 
 
S. A Transportation Impact Study (TIS) must be submitted with a land use application if 
the conditions in (1) or (2) apply in order to determine whether conditions are needed to 
protect and minimize impacts to transportation facilities, consistent with Section 660‐012‐
0045(2)(b) and (e) of the State Transportation Planning Rule. 
 […]  
2. Applicability – TIS report. A TIS report shall be required to be submitted with a land 
use application if the proposal is expected to involve one or more of the following:  
a. The proposed development would generate more than 10 peak hour trips or more than 
100 daily trips. 
b. The proposal is immediately adjacent to an intersection that is functioning at a poor 
level of service, as determined by the city engineer. 
c. A new direct approach to US 30 is proposed. 
d. A proposed development or land use action that the road authority states may contribute 
to operational or safety concerns on its facility(ies). 
3. Consistent with the city’s Traffic Impact Study (TIS) Guidelines, the city engineer will 
determine the project study area, intersections for analysis, scenarios to be evaluated and 
any other pertinent information concerning the study and what must be addressed in either 
a TIS letter or a TIS report. 
4. Approval Criteria. When a TIS Letter or Report is required, a proposal is subject to the 
following criteria:  
a. The TIS addresses the applicable elements identified by the city engineer, consistent with 
the Traffic Impact Study Guidelines;  
b. The TIS demonstrates that adequate transportation facilities exist to serve the proposed 
development or, in the case of a TIS report, identifies mitigation measures that resolve 
identified traffic safety problems in a manner that is satisfactory to the city engineer and, 
when state highway facilities are affected, to ODOT;  
c. For affected non‐highway facilities, the TIS report establishes that mobility standards 
adopted by the city have been met; and  
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d. Proposed public improvements are designed and will be constructed consistent with 
Public Works Design Standards and access standards in the Transportation System Plan. 
5. Conditions of Approval. 
a. The city may deny, approve, or approve a proposal with conditions necessary to meet 
operational and safety standards; provide the necessary right‐of‐way for improvements; 
and to require construction of improvements to ensure consistency with the future planned 
transportation system. 
b. Construction of off‐site improvements may be required to mitigate impacts resulting 
from development that relate to capacity deficiencies and public safety; and/or to upgrade 
or construct public facilities to city standards. 
c. Improvements required as a condition of development approval, when not voluntarily 
provided by the applicant, shall be roughly proportional to the impact of the development 
on transportation facilities. Findings in the development approval shall indicate how the 
required improvements directly relate to and are roughly proportional to the impact of 
development. 
 
Finding: The applicant has submitted a Traffic Analysis Report (Exhibit 11) and 
supplemental memo (Exhibit 12) to analyze traffic impacts. The 12 new cottages in the 
proposed subdivision would generate approximately 113 average daily trips, including 12 
PM Peak Hour trips and 9 AM Peak Hour trips, using Institute of Transportation Engineers 
standard trip generation ratios for single-family detached residences. 
 
The Traffic Analysis Report analyzed the effect that these additional trips would have on 
the local street network. The study focused on five nearby intersections: SE Maple 
Street/SE 3rd Street, SE Maple Street/SE 4th Street, SE Maple Street/Highway 30, SE Elm 
Street/SE 6th Elm Street, and E. Columbia Avenue/SE 4th Street/NE West Lane Road. The 
SE Maple Street /Highway 30 intersection is under Oregon Department of Transportation 
jurisdiction while the remaining intersections are under City jurisdiction. 
 
The traffic analysis examined the effect of the proposed subdivision and other approved 
and pending developments and concluded that all of the study intersections will operate at 
a LOS (level of service) of ‘E’ or better through the year 2021 buildout period. All 
intersections meet or exceeds the City of Scappoose’s level of service standards with the 
exception of the E. Columbia Avenue/SE 4th Street/NE West Lane Road intersection (the 
2016 Transportation System Plan (TSP) specifies that all-way stop-controlled intersections 
have a target of LOS ‘D’ or better). However, the E. Columbia Avenue/SE 4th Street/NE 
West Lane Road intersection would have the same Level of Service ‘E’ in 2021 with or 
without the proposed development. The SE Maple Street/Highway 30 intersection would 
have a year 2021 volume-to-capacity (v/c) ratio of 0.63 with or without the development, 
which meets ODOT’s mobility standards. 
 
The traffic analysis indicates that the E. Columbia Avenue/SE 4th Street/NE West Lane 
Road intersection meets signal warrants in the year 2021, even without the proposed 
development. The TSP identifies project #I4 for this intersection, consisting of a traffic 
signal or roundabout, with an estimated cost of $500,000 in 2015 dollars. However, the 
project is labeled as ‘aspirational,’ which means that it “likely would not have city or state 
funding by 2035.” Staff has not proposed any conditions of approval requiring mitigation 
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since the intersection improvements would not be proportional to the impact from the 
proposed development. 
 
The traffic analyses also addressed Transportation Planning Rule requirements for the zone 
change, which are detailed in the response to Section 17.22.050. Section 17.154.030(S) is 
satisfied. 
 
17.154.040 Blocks. A. The length, width, and shape of blocks shall be designed with regard 
to providing adequate building sites for the use contemplated, consideration of needs for 
safe and convenient pedestrian and vehicular access and circulation and recognition of 
limitations and opportunities of topography. 
B. Except for arterial streets, no block face shall be more than five hundred and thirty (530) 
feet in length between street corner lines and no block perimeter formed by the intersection 
of pedestrian accessways and local, collector and arterial streets shall be more than one 
thousand five hundred feet in length. If the maximum block size is exceeded, mid‐block 
pedestrian and bicycle access ways should be provided at spacing no more than 330 feet, 
unless one or all of the conditions in Subsection C can be met. Minimum access spacing 
along an arterial street must meet the standards in the city’s adopted Transportation 
System Plan. A block shall have sufficient width to provide for two tiers of building sites. 
Reverse frontage on arterial streets may be required by the planning commission. 
 
Finding: The proposed street extension and subdivision expands an existing block in the 
easterly direction, and the proposed preliminary plat and site plan demonstrates that the 
layout can accommodate cottage housing. The street extension would accommodate a 
future street layout on neighboring properties similar to that shown in Exhibit 5, Sheet P-
4; this layout would result in block lengths within the City’s 530-foot limitation. There are 
no lots fronting an arterial. Sections 17.154.040(A-B) are satisfied. 
 
17.154.050 Easements. A. Easements for sewers, drainage, water mains, electric lines or 
other public utilities shall be either dedicated or provided for in the deed restrictions, and 
where a subdivision is traversed by a watercourse, drainage way, channel or stream, there 
shall be provided a stormwater easement or drainage right-of-way conforming 
substantially with the lines of such watercourse and such further width as will be adequate 
for conveyance and maintenance. 
B. A property owner proposing a development shall make arrangements with the city, the 
applicable district and each utility franchise for the provision and dedication of utility 
easements necessary to provide full services to the development. 
 
17.154.070 Sidewalks. A. Sidewalks are required and shall be constructed, replaced or 
repaired in accordance with the city’s public works design standards. 
[…] 
 
Finding: The applicant is required by the Conditions of Approval to illustrate all existing 
and proposed easements on the Final Plat and to provide an 8-foot public utility easement 
adjacent to all rights-of-way. No known existing watercourses or drainage ways traverse 
the proposed development. 
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The applicant is required by the Conditions of Approval to construct sidewalks in 
accordance with the Public Works Design standards. Sections 17.154.050 and 17.154.070 
are satisfied. 
 
17.154.090 Sanitary sewers. A. Sanitary sewers shall be installed to serve each new 
development and to connect developments to existing mains in accordance with the 
provisions set forth by the city’s public works design standards and the adopted policies of 
the comprehensive plan. 
B. The public works director shall approve all sanitary sewer plans and proposed systems 
prior to issuance of development permits involving sewer service. 
C. Proposed sewer systems shall include consideration of additional development within 
the area as projected by the comprehensive plan and the wastewater treatment facility plan 
and potential flow upstream in the sewer sub-basin. 
D. Applications shall be denied by the approval authority where a deficiency exists in the 
existing sewer system or portion thereof which cannot be rectified within the development 
and which if not rectified will result in a threat to public health or safety, surcharging of 
existing mains, or violations of state or federal standards pertaining to operation of the 
sewage treatment system. 
 
Finding: The applicant proposes to connect to the existing public sewer in SE Maple Street 
(Exhibit 5, Sheets P-12 and P-13). The new sewer line would be installed at the 
developer’s expense. The applicant will be required by the Conditions of Approval to stub 
a sewer connection to the eastern property boundary since the abutting property is not yet 
annexed and is not currently connected to the sewer system. Section 17.154.090 is satisfied. 
 
17.154.100 Storm drainage. A. The planner and public works director shall issue permits 
only where adequate provisions for stormwater and floodwater runoff have been made, 
and: 
1. The stormwater drainage system shall be separate and independent of any sanitary 
sewerage system. 
2. Where possible, inlets shall be provided so surface water is not carried across any 
intersection or allowed to flood any street. 
3. Surface water drainage patterns shall be shown on every development proposal plan. 
4. All stormwater analysis and calculations shall be submitted with proposed plans for 
public works directors review and approval. 
5. All stormwater construction materials shall be subject to approval of the public works 
director. 
B. Where a subdivision is traversed by a watercourse, drainageway, channel or stream, 
there shall be provided a stormwater easement or drainage right-of-way conforming 
substantially with the lines of such watercourse and such further width as will be adequate 
for conveyance and maintenance. 
C. A culvert or other drainage facility shall, and in each case be, large enough to 
accommodate potential runoff from its entire upstream drainage area, whether inside or 
outside the development. The public works director shall determine the necessary size of 
the facility. 
D. Where it is anticipated by the public works director that the additional runoff resulting 
from the development will overload an existing drainage facility, the planner and engineer 
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shall withhold approval of the development until provisions have been made for 
improvement of the potential condition or until provisions have been made for storage of 
additional runoff caused by the development. 
 
Finding: As depicted in Exhibit 5, Sheets P-10 and P-11 and discussed in the Preliminary 
Stormwater Report (Exhibit 9) the storm system will be independent of the sanitary sewer 
system. The proposed system design demonstrates that stormwater runoff from impervious 
surfaces will be collected, treated, and discharged into the public system without impacting 
street intersections. The submitted report includes required calculations and the plans 
include details demonstrating that construction materials meet Public Works Design 
standards. 
 
As there is no public stormwater system adjacent to the site, the applicant proposes to 
collect stormwater from SE Maple Street and from within the site via catch basins and 
convey it to a series of drywells, similar to nearby streets. The applicant proposes 3 private 
drywells north of SE Maple Street, 6 private drywells south of SE Maple Street, and 5 
public drywells in SE Maple Street. The appendices to the stormwater report include 
infiltration test results per the Public Works Design Standards. A final stormwater report 
will be required prior to approval of subdivision construction plans. Section 17.154.100(A-
D) is satisfied. 
 
17.154.105 Water system. The planner and public works director shall issue permits only 
where provisions for municipal water system extensions have been made, and: 
A. Any water system extension shall be designed in compliance with the comprehensive 
plan existing water system plans. 
B. Extensions shall be made in such a manner as to provide for adequate flow and gridding 
of the system. 
C. The public works director shall approve all water system construction materials. 
 
Finding: All proposed building lots within the subdivision will be served by water lines 
which must be designed in accordance with the Public Works Design Standards. The 
applicant proposes installing an 8-inch water main that connects to the exiting line in SE 
Maple Street. The Conditions of Approval require that the applicant demonstrate sufficient 
domestic and fire flow pressure for all lots. The City Engineer will review and approve all 
proposed plans. Section 17.154.105 is satisfied. 
 
17.154.107 Erosion controls. A. Any time the natural soils are disturbed and the potential 
for erosion exists, measures shall be taken to prevent the movement of any soils off site. 
The public works director shall determine if the potential for erosion exists and appropriate 
control measures. 
B. The city shall use the city’s public works design standards as the guidelines for erosion 
control. 
 
Finding: The applicant will be required to conduct erosion control measures in accordance 
with the City’s Public Works Design Standards. Erosion control Best Management 
Practices, such as construction entrances, siltation fences, and other appropriate measures 
as determined by the City and applicant during final engineering will be implemented in 
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accordance with City standards. The Conditions of Approval require review by the City 
Engineer of all proposed plans. Section 17.154.107 is satisfied. 
 
17.154.120 Utilities. A. All utility lines including, but not limited to those required for 
electric, communication, lighting and cable television services and related facilities shall 
be placed underground, except for surface mounted transformers, surface mounted 
connection boxes and meter cabinets which may be placed above ground, temporary utility 
service facilities during construction, high capacity electric lines operating at fifty 
thousand volts or above […] 
B. The applicant for a subdivision shall show on the development plan or in the explanatory 
information, easements for all underground utility facilities […] 
 
Finding: All new utility lines shall be placed underground. All private utilities will be 
underground in an 8-foot Public Utility Easement (PUE) behind the right-of-way line, as 
required by the Conditions of Approval. Additional easements may be required for 
transformers upon coordination of final design with the Columbia River PUD. 
 
The Conditions of Approval require review by the City Engineer of all proposed plans. 
Section 17.154.120 is satisfied. 
 
 
Chapter 17.164 PROCEDURES FOR DECISION MAKING—LIMITED LAND USE 
DECISIONS 
17.164.110 Approval authority responsibilities. […] 
B. The planning commission shall have the authority to approve, deny or approve with 
conditions the following applications: 
 1. Subdivisions pursuant to Chapter 17.150; 
[…] 
C. The decision shall be based on the approval criteria set forth in Section 17.164.150. 
[…] 
17.164.150 Decision process. A. The decision shall be based on proof by the applicant that 
the application fully complies with: 
1. The city comprehensive plan; and 
2. The relevant approval standards found in the applicable chapter(s) of this title and other 
applicable implementing ordinances. 
 
Finding: The applicant has submitted a Tentative Subdivision application on forms 
provided by the City of Scappoose, has paid the applicable land use fees, and the Planning 
Commission is, by the very nature of the limited land use decision deliberation, following 
the correct procedures. Based on the submitted materials and the staff report, and as 
conditioned within this report, the proposed Tentative Plan complies with the City’s 
Comprehensive Plan and with the requirements of Title 17 of the Scappoose Municipal 
Code. Sections 17.164.110(B) and (C) and 17.164.150(1) and (2) are satisfied. Due to the 
consolidated application submittal, the Planning Commission will make a recommendation 
to City Council on the cottage housing subdivision. 
 
RECOMMENDATION 
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Based on the Findings of Fact and the material submitted by the applicant, staff 
recommends that the Planning Commission recommend APPROVAL of application 
ANX1-19/ZC1-19/SB1-19 by the City Council subject to the following Conditions of 
Approval: 
 

CONDITIONS OF APPROVAL 
 
PUBLIC UTILITIES/INFRASTRUCTURE  
 

1. All streets, utilities, and other public infrastructure improvements require a Right-of-
Way (ROW) permit and shall be designed and constructed in accordance with the City 
of Scappoose Public Works Design Standards. The ROW permit shall be submitted 
along with the plans and review fees for approval. Once approved, the applicant is 
required to schedule a preconstruction meeting with the City Engineer and Public 
Works Director and pay inspection fees prior to issuance of Notice to Proceed.   

 
2. Prior to approval of final subdivision construction plans, detailed storm drainage, 

sanitary sewage collection, and water distribution plans, which incorporate the 
requirements of the City of Scappoose Municipal Code and the Public Works Design 
Standards and Standard Specifications shall be submitted to, and approved by, the City 
Engineer. Following construction and paving, sanitary sewer manholes and lines shall 
be tested in accordance with the Public Works Design Standards. Water lines shall be 
tested in accordance with the AWWA and the City of Scappoose Public Works Design 
Standards. In addition, the following shall occur: 
a. Provide erosion control measures meeting the requirements of the City of 

Scappoose Public Works Design Standards, Section 2.0051. 
b. Obtain NPDES permit from the Department of Environmental Quality prior to any 

earthwork. A copy of the approved NPDES permit shall be submitted to the City 
Engineer prior to approval of the subdivision design for construction. 

c. Provide storm drainage meeting the City of Scappoose Storm Water Master Plan 
and Public Works Design Standards. The on-site storm system shall be privately 
owned and maintained by the Homeowners Association. The public storm system 
shall utilize horizontal infiltration facilities rather than drywells. Provide 
calculations demonstrating that the capacity of the proposed storm system is 
adequate. 

d. Provide stormwater quality treatment meeting the requirements of the City of 
Scappoose Public Works Design Standards and per approval by the City Engineer 
for all stormwater treatment systems. CWS or City of Portland standards are 
acceptable treatment methods. 

e. Construct 8-inch minimum water mains to serve the subdivision in accordance with 
the Public Works Design Standards. Extend water main line to the eastern boundary 
of the development and install an 8-inch isolation valve and blow-off at the end of 
the water line, as directed by the City Engineer. 

f. Rather than utilize 12 individual services with separate connections to the water 
main, stub larger lines north and south of Maple Street, with services connecting to 
those stubs. 

Planning Commission Packet ~ May 14th, 2020 Page 61 of 278



ANX1-19/ZC1-19/SB1-19  May 7, 2020 
Maple Street Cottages Annexation, Zone Change, and Subdivision 

55 

g. Provide computations to the City Engineer and Fire Chief demonstrating adequate 
domestic and fire flow for the subdivision. 

h. Provide sanitary sewers meeting the requirements of the City of Scappoose Public 
Works Design Standards. Extend 8-inch sanitary sewer line and stub to the eastern 
boundary of the development as directed by the City Engineer. 

i. Meet City of Scappoose Public Works Standards for all construction in the public 
right-of-way. 

 
3. Easements and maintenance agreements as may be required by the City Engineer for 

the provision, extension, and maintenance of utilities shall be submitted to the City 
Engineer for review and approval prior to filing of the Final Plat. All public utilities 
that run across private property shall be within an exclusive public easement, which 
shall be a minimum of 15 feet wide, but in all cases shall be wide enough to allow 
construction and/or maintenance work to proceed within the easement limits as 
required by the Public Works Design Standards. 

 
4. Combined utility easements shall only be allowed with the consent of the City 

Engineer, and only when they are of sufficient width to allow work on any utility 
contained within the easement to be conducted within the easement limits. All required 
easements, including those for natural gas, cable, electric, and telephone shall be shown 
on the face of the Final Plat. All required public utilities shall be installed and approved 
or a performance bond provided prior to the final approval of the plat for recording may 
be submitted with City Manager approval. 

 
5. All public utility services shall be extended to and through the property to points where 

a future extension may reasonably be expected prior to the issuance of building permits 
for individual residences (Public Works Design Standards Sections 3.0010 & 4.0010). 

 
6. An 8-foot wide Public Utility easement shall be located along the frontage of the 

existing and proposed street rights-of-way and be recorded as such on the Final Plat 
unless otherwise approved by the City Engineer. 

 
7. Prior to Final Plat approval, a hydraulic analysis and storm drainage report shall be 

submitted which demonstrates to the satisfaction of the City Engineer that the site will 
not flood nor will it cause increased flooding of adjacent properties either upstream or 
downstream. The report shall include detailed design parameters for inclusion on the 
final plans as well as on-site infiltration test in the location of the proposed facility, if 
applicable, in compliance with the Public Works Design Standards. 

 
8. The developer shall sign a Stormwater Access Easement and Covenant Agreement with 

the City for inspection of the private stormwater facilities. 
 
STREET SYSTEM 
 

9. All street improvements shall meet City of Scappoose Public Works Design Standards 
(PWDS), Section 5.0000.  
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10. Right-of-way width, paved width, and sidewalk width of all proposed streets shall 
comply with applicable standards in the Transportation System Plan and Public Works 
Design Standards. Provide 60-foot right-of-way, 36-foot paved width, 5-foot planter 
(excluding curb) with street trees, and 6-foot sidewalks along Maple Street. The street 
right-of-way shall be dedicated on the Final Plat. 
 

11. Following construction and prior to paving, the sanitary sewer manholes and lines shall 
be mandrel, camera inspected, and once paved, vacuum tested in accordance with the 
Public Works Design Standards. 

 
12. The applicant shall install all required signage in accordance with the current Manual 

on Uniform Traffic Control Devices and the Public Works Design Standards. This 
includes all ADA markings, Stop, Yield signs, cross walks, stop bars and any additional 
signing and striping as reviewed and approved by the City Engineer during final 
engineering. 

 
13. A barricade shall be installed at the edge of pavement at the eastern terminus of Maple 

Street. 
 

14. The developer shall be responsible for the installation of all street lights, street name 
signs, stop signs, and any parking restriction signs or curb painting delineating parking 
restrictions, per the requirements of the Scappoose Public Works Design Standards and 
Specifications. 

 
15. Joint mailbox facilities shall be provided, with each joint mailbox serving at least two 

dwelling units, located adjacent to roadway curb. The mailboxes shall comply with 
Section 17.154.030(P) of the Municipal Code, Chapter 11 of the Oregon Structural 
Specialty Code, and U.S. Postal Service regulations and shall be approved by the U.S. 
Post Office and the City Planner prior to Final Plat approval. 

 
FIRE AND LIFE SAFETY 
 

16. Pursuant to Scappoose Municipal Code 15.04.010(A)(5), the applicant shall comply 
with Fire District Ordinance 17-02 and with Oregon Fire Code provisions, as 
determined by the Scappoose Rural Fire District during the permitting phase. 

 
17. The applicant shall provide fire hydrants as required by the Scappoose Rural Fire 

District: 
 Fire hydrants shall meet the fire department/city specifications and have an 

integrated Storz nozzle for the large discharge port. After market add-ons are not 
permitted. A blue reflector meeting the requirements of Fire District Ordinance 17-
02 shall be required adjacent to hydrants. 

 The hydrant system shall be designed to meet flow requirements of the International 
Fire Code. All hydrant locations shall be approved by the Fire District prior to 
installation. 

 All address numbers on the houses shall be in contrasting color to house color and 
shall meet Fire District Ordinance 17-02. 
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GEOTECHNICAL 
 

18. The applicant shall provide a Geotechnical report to the City Engineer in accordance 
with the Public Works Design Standards. A Geotechnical Engineer registered to 
practice in the state of Oregon shall oversee earthwork portions of the development. 
The applicant shall submit a review by the Geotechnical Engineer of record to verify 
conformance of the final plan with the Geotechnical report. 

 
LANDSCAPING, STREET TREES, AND OPEN SPACE 
 

19. Prior to issuance of a building permit, the applicant shall submit a final landscape plan 
for the review and approval of the City Planner. The landscape plan shall indicate the 
location, number, and species of all required plantings. 

 
20. Prior to the issuance of the final building permit (occupancy) for the first structure 

within Lots 1-4, the applicant shall be responsible for the installation of all landscaping, 
perimeter fencing, and open space amenities in Tract A. Prior to the issuance of the 
final building permit (occupancy) for the first structure within Lots 5-12, the applicant 
shall be responsible for the installation of all landscaping, perimeter fencing, and open 
space amenities in Tract B.  
 

21. Prior to the issuance of the final building permit (occupancy) for the first structure 
within Lots 1-4, the applicant shall be responsible for the installation of all street trees 
on the north side of Maple Street, and prior to the issuance of the final building permit 
(occupancy) for the first structure within Lots 5-12, the applicant shall be responsible 
for the installation of all street trees on the south side of Maple Street. Trees shall be 
installed in conformance with the requirements of Section 13.28.020 and Chapter 
17.104 (Street Trees) of the Scappoose Municipal Code and shall include root barrier 
adjacent to the sidewalks. The applicant shall provide a street tree plan for the review 
and approval of the City Planner. All street trees shall have a two-inch minimum 
caliper, exhibit size and growing characteristics appropriate for the particular planting 
strip and be spaced as appropriate for the selected species and as may be required for 
the location of above ground utility vaults, transformers, light poles, and hydrants. In 
addition, street trees shall not be planted within 25 feet of street intersections or within 
10 feet of hydrants. All street trees shall be of good quality and shall conform to 
American Standard for Nursery Stock (ANSI Z60.1). Street trees located under or 
within ten feet of overhead utility lines shall be less than twenty-five feet tall at 
maturity. The City Planner reserves the right to reject any plant material that does not 
meet this standard. 

 
MISCELLANEOUS 

 
22. The applicant shall submit a revised copy of the Homeowners Agreement and Codes, 

and Covenants and Restrictions (CC&R’s) of the subdivision for review and approval 
by the City Planner and City Engineer. The CC&R’s shall: 
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a. Grant authority to the City to enforce the requirements for maintenance of the 
private stormwater facilities in Tracts A & B. 

b. Specify that the open space areas in Tracts A & B shall be maintained and preserved 
in perpetuity for the benefit of the homeowners. 

c. Specify that the association will maintain the common areas, on-site storm drainage 
facilities, shared utilities, and trash facilities. 

d. Provide an ongoing funding mechanism for the association to cover the costs of 
maintenance and provide a copy of the reserve fund for city review.  

e. Require City signature prior to recording at Columbia County. 
f. Specify that the CC&R’s may not be amended without the written consent of the 

City. 
g.   Building permits for structures will not be issued until the CC&R’s are approved 
      by the City and recorded at Columbia County. 

 
23. The final plat shall depict an easement indicating that the Tract A open space benefits 

Lots 1-4 and the Tract B open space benefits Lots 5-12. 
 

24. The applicant shall provide screening for the waste receptacles for Lots 1-4, to the 
satisfaction of the City Planner. 

 
25. The eaves of each cottage shall have no more than 1 foot of overhang to result in a 

minimum building separation of 6 feet (based on 8-foot separation between 
foundations). 

 
26. Parking lot and site lighting shall be required and shall be designed to deflect light away 

from streets and neighboring properties. Fixture height, light type and lighting levels 
shall function so as to assure compatibility with neighboring land uses. Shields shall be 
incorporated as necessary to minimize glare and to focus lighting to its intended area. 

 
27. The applicant shall provide signing for the disabled parking spaces and label all parking 

spaces using permanent paint. Regular parking spaces shall have a minimum width of 
nine feet and a length of eighteen feet. Compact spaces shall be labeled in permanent 
paint and may have a minimum width of 8.5 feet and a length of 15 feet. 
 

28. The developer and project engineer shall schedule a pre-design conference with the 
City Engineer and Building Official. 

 
29. Subdivision plans shall be submitted to and approved by the City Engineer prior to the 

commencement of construction. An engineering design report with calculations for the 
water, sewer and storm system, as applicable, shall be provided as required by City of 
Scappoose Public Works Design Standards, Section 1.2040. Final drawings shall meet 
the requirements of the City of Scappoose Public Works Design Standards, Sections 
1.2020 and 1.2032. 

 
30. The applicant shall follow all requirements of the City of Scappoose Public Works 

Design Standards. 
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31. The developer shall obtain a Fill and Grading Permit for lot fill and grading from 
Columbia County and the City of Scappoose, including the installation of any necessary 
erosion control measures, per the standards set forth in the Scappoose Public Works 
Design Standards and Specifications. Erosion control measures shall be reviewed and 
approved by the City Engineer and the Oregon Department of Environmental Quality 
as part of an Erosion Control Plan. The applicant shall submit an acceptable Erosion 
Control Plan meeting DEQ requirements and City of Scappoose Public Works Design 
Standards (Section 2.0051). The City shall withhold the Notice to Proceed until the 
applicant provides an approved DEQ 1200C permit. 

 
32. The developer shall enter into an Improvement Agreement with the City of Scappoose 

for all public improvements. A performance bond of 110% of the Public Works 
Construction costs shall be provided prior to the commencement of work. 

 
33. All existing and proposed easements shall be illustrated on the Final Plat. 

 
34. The Final Plat shall conform to the requirements of ORS Chapter 92 (Subdivisions and 

Partitions) and that it shall contain a note specifying that the plat is subject to the 
Conditions of Approval as set forth in the Land Use Approval for Local File number 
ANX1-19/ZC1-19/SB1-19. 

 
35. If the Final Plat is recorded prior to construction and acceptance of the subdivision, the 

developer shall provide a performance bond for 110% of the Public Works construction 
costs. 

 
36. Approval of a Tentative Plat shall expire twelve (12) months after the date of the formal 

notice of decision. 
 

37. The applicant shall furnish a full-size copy of the Final Subdivision Plat to the City of 
Scappoose after the City has approved the Final Plat and the Plat has been recorded 
with Columbia County. 
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Scappoose Planning Department 
33568 E. Columbia Ave. Scappoose, OR 97056 

Phone: 503-543-7146 Fax: 503-543-7182 
www.ci.scappoose .or.us 

RESIDENTIAL DENSITY CALCULATION WORKSHEET 

To monitor compliance with State regul.ations, t he City must t rack the net densities of new residential developments in the City. 

This worksheet must be completed by the applicant and submitted with the preliminary application for any residential or 

mixed-use subdivision, planned unit development , partition, or development review approval . 

Project Name ~ ~~ c.ot(~ 

Developer I Applicant Ci{fY'\. .f.&\1\-tt{ ~~G$ kf.-..:(...... 

Proj.ectSiteAddress ~ ~((Af'C"C~iYUS &!£ ~ MAR,J; ~~) 
Tax Map #(s) 3tJ.Z.W &.-z.Pis Tax lot #{.s) _ _ +f,...I.--C_.:;::()"--0 _______ _ 

Plan Designation 4~At\ f2£6~oning ~ g.-4-
Net residential density is calculated on net acreage. the area on a s1te wlhich is eligible for deve,lopment. Net acreage is 

calculated by subtracting undevelopable land from gross acreage. 

Residential Density Calculations: FiiJ in the blanks below to calculate the net residential density. 

Tot al Gross Area of Subject Site {1 acre= 43,.560 sq. ft. }: ~)~· square feet 

Less "undevelopable land": Public street right·of-w ay dedication lO,~hO 

(as applicable) Public or pr ivate access easements 

Public or privat e access easements 

Privat e street tracts 

Required internal fire access drive areas 

Storm water treatment and detention areas 

Wetlands and requir·ed CWS vegetated corridors 

Areas with 20% or greater slopes 

Areas within t he lOO·year floodplain 

Land dedicated to the City for parks or green ways 

Maneuvering area for truck loading docks 

Electrical transformer platforms, industrial 

chemical and/or gas storage areas, or other 

hazardous area where occupancy is Not 

Permitted for safety reasons 

5 
Last updated 1-10~2019 
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SUBDIVISION PRELIMINARY PLAT 

{CONTINUED) 

Total Net Area (total gross area minus undevelopable land): square feet 

Net Acreage of Subject Site (total net area divided by 43,560): acres 

Total Number of Residential Units Proposed: _.._I~.;;;;....._ __ units 

Net Residential Density (proposed units divided by net acreage): ~ . .::r~ units per net acre 

6 
Last updated 1-10~2019 
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Figure 1: Vicinity map. 

Update: August 16th, 2019 

Calculations run with factor of safety of 4- Drywell design meets criteria. 

Project Overview and Description 

The project proposes a 12-lot cottage subdivision with two parking lots, on the north and south sides of 

Maple Street in Scappoose, Oregon. The project is located at the easterly terminus of Maple Street on Tax 

Lot 4400, SEX of Section 12, T3N, R2W, WM. 

The existing parcel is vacant land with some trees and is 1.59 acres in size. The site generally slopes from 

west to east, with the highest point located in the NW corner of the site and the southerly portion of the 

site being somewhat flat. 

The native soil is Latourell Silt Loam (Figure 4). This soil belongs to Hydrologic Soil Group B and is "well 

drained" (Figure 5). Infiltration testing found rates of 35 in/hr and 80 in/hr (Figure 6). 

The proposed project will consist of 12 new cottages, parking and landscaping, and the extension of Maple 

Street to the east property line of the parcel. Four of the cottages will be located north of the proposed 

public road, and 8 of the cottages will be located south of the Maple Street extension. 

Due to the lack of available municipal storm sewers in the area, runoff from the development will drain 

into drywells. Catch basins with sumps will collect the runoff and provide pretreatment before infiltration. 

Since the development is divided by the extension of Maple Street, 3 drainage basins are proposed: Lots 

1-4 (North Basin), the Maple Street Extension (Public Road), and Lots 5-12 (South Basin). 
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Table 1: Proposed Impervious Surface Areas. 

Surface Surface Type Area Infiltration Rate 
(sf) (in/hr) 

North (Lots 1-4) Impervious 9.869 SF 80 
Public Street+ Sidewalk Impervious 8,054 SF 35 
South (Lots 5-12) Impervious 22,712 SF 80 

Methodology 

The drywell depths and quantities were sized based on the areas of each basin, rainfall (100-year storm), 

and the groundwater depth. Groundwater was found to be around 12 feet deep in this area. Per the 

recommendation of the Geotechnical Engineer, the drywells will only be 7 feet deep to provide 5 feet of 

vertical clearance from the groundwater table. Per Standard Detail605, the drywells will provide 3 feet of 

freeboard (Figure 10). Thus, only the bottom 4 feet will consist of the perforated chamber. Surrounding 

the perforated chambers will be 1.5 feet of drain rock. Infiltration was only modeled through wetted 

surface of the facilities' sidewalls. 

The drywells are sized accordingly for each basin: 

North Basin 

Public Road 

South Basin 

3- 7-foot-deep drywells 

5-7-foot-deep drywells 

6- 7-foot-deep drywells 

Engineering Conclusions 

All stormwater will be completely infiltrated onsite. The drywells meet the design criteria by completely 

infiltrating the 100-year storm event. All facilities will have a drawdown time of less than 30 hours. 

Per City of Portland standards, the private drywells were modeled with a maximum infiltration rate of 20 

in/hr. Thus, these facilities were designed with a factor of safety of 4. For consistency, the public 

facilities were also modeled with a factor of safety of 4 or 8.75 in/hr. 
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Figure 3: Drainage plan. 
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Figure 4: NRCS web soil survey map. 
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27 A-Latourell silt loam, 0 to 3 percent slopes. This deep, well drained soil is on broad valley terraces. It 

formed in alluvium. The vegetation in areas not cultivated is mainly Oregon white oak, Douglas-fir, bigleaf 

maple, western hazel, common snowberry, grasses, and forbs. Elevation is 100 to 300 feet. The average 

annual precipitation is about 40 to 50 inches, the average annual air temperature is 52 to 54 degrees F, 

and the average frost-free period is 165 to 210 days. Typically, the surface layer is dark brown silt loam 

about 9 inches thick. The upper 22 inches of the subsoil is dark brown and brown silt loam, and the lower 

29 inches is dark yellowish brown and dark brown loam. 

Depth to bedrock is 60 inches or more. Included in this unit are small areas of Aloha, Multnomah, and 

Quatama soils and Xerochrepts, steep. Included areas make up about 10 percent of the total acreage. 

Permeability of this Latourell soil is moderate. Available water capacity is about 8 to 12 inches. Effective 

rooting depth is 60 inches or more. Runoff is slow, and the hazard of water erosion is slight. This unit is 

used mainly for crops and as homesites. It is also used for wildlife habitat and recreation. If this unit is 

used for crops, it has few limitations. In summer, irrigation is required for maximum production of most 

crops. Sprinkler irrigation is a suitable method of applying water. Applications of irrigation water should 

be adjusted to the available water capacity, the water intake rate, and the crop needs to avoid 

overinrigating and leaching of plant nutrients. Excessive cultivation can result in the formation of a tillage 

pan. This pan can be broken by subsoiling when the soil is dry. Returning all crop residue to the soil and 

using a cropping system that includes grasses, legumes, or grass-legume mixtures help to maintain fertility 

and tilth. Grazing when the soil is wet results in compaction of the surface layer, poor tilth, and excessive 

runoff. Grain and grasses respond to nitrogen; legumes respond to phosphorus, boron, sulfur, and lime; 

and vegetables respond to nitrogen, phosphorus, and potassium. 

If this unit is used as homesites, it has few limitations. Preserving the existing plant cover during 

construction helps to control erosion. Topsoil can be stockpiled and used to reclaim areas disturbed by 

cutting and filling. In summer, irrigation is required for lawn grasses, shrubs, vines, shade trees, and 

ornamental trees. If this unit is used for recreation, it has few limitations. Cuts and fills should be seeded 

or mulched. Erosion and sedimentation can be controlled and the beauty of the area enhanced by 

maintaining adequate plant cover. Plant cover can be maintained by controlling traffic. This map unit is in 

capability class I. 

Figure 5: Soi/27A description. 
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5.3 Groundwater a.nd Soil Moisture 

On March 20, 2019. the observed soil moisture conditions were generally very moist becoming wet 
near a depth of 12 feet bgs. Light groundwater seepage was observed within our subsurface 
·explorations at an approximate depth of 12 to 13 feet bgs. Based upon review of available well 
logs obtained from the State of Oregon Water Resources Department Well log Query Report, 
static groundwater is commonly encountered at depths of 1 0 to 20 feet bgs in the vicinity of the 
subject site. Review of our internal record of subsurface explorations, static groundwater was 
encountered within excavator test pits conducted at a site located appro.ximately 1 .,000 feet to the 
north at a depth of approximately 13 feet bgs. Perched groundwater may be encountered in 
localized areas. Seeps and springs may exist in areas not explored and may become evident 
during site grading. 
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Geo-technical Engineering Report 
Project No. 19-5167, Maple Street Cottages, Scappoose, Oregon 

5.4 Infiltration Testing 

Due to the presence of cobble-sized aggregate encountered within the test pits, we utilized the 
open-pit method within test pit TP-1, in accordance with the methodology of the 2016 City of 
Portland Stonnwater Management Manual. We also referenced the 2015 City of Scappoose 
Public Works and Design Standards. The approximate locations of the subsurface explorations 
are indicated on Figures 2 and 3. Infiltration testing was conducted at areas which may be 
proposed for installation of stormwater infiltration systems. The test locations were pre-saturated 
prior to testing. During testing the water level was measured to the nearest 0.01 foot (1/8 inch) 
from a fixed point, and the change in water level was r·ecorded at regular intervals until three 
successive measurements showing a consistent infiltration rate were achieved. 

Table 1 summarizes the results of the infiltraUon testing. Infiltration rates have been reported 
without applying a factor of safety. Soils at the test locations were observed and sampled in order 
to characterize the subsurface profile. Tested native soils classified as Poorly Graded Sand and 
GRAVEL (GP).. Ught groundwater seepage was encountered at the bottom of within our 
explorations which extended to a maximum depth approximately 12 feet bgs. Based upon review 
of available well logs obtained from the State of Oregon Water Resources Department Well Log 
Query Report, static groundwater is commonly encountered at depths of 10 to 20 feet bgs in the 
vicinity of the subject site. Review of our internal record ·Of subsurface explorations, static 
groundwater was encountered within excavator test pits conducted at a site located approximately 
1,000 feet to the north at a depth ·Of approximately 13 feet bgs. •nfiltration testing data tables are 
presented in the appendix of this report. 

a e : T bl 1 S ummaryo n rat on es esu f I flit I T t R Its 

Test Test Depth Infiltration Hydraulic Head Depth to 
Soli Type Rate Groundwater Location Designation (feet) 

(lnches/hr) 
Range (inches) 

(Feet) 

TP-1 IT-1 7.5 GP 80 0-12 Est 12-13 

TP-2 JT-2 8 GP 35 0-12 Est 12-13 

TP-3 IT-3 12 GP 80 0-12 Est 12-13 

Moderate to rapid infiltration was observed at the locations and depths tested. Based upon our 
observations of the subsurface soil profile and results of infiltration measurements, it is our opinion 
that stonnwater infiltration systems are geotechnicaJiy feasible at a depth of 8 feet bgs across the 
site. However, due to the presence of groundwater at depths of 12 to 13 feet, care should be 
taken to maintain adequate separation from the groundwater table. Infiltration test methods and 
procedures attempt to simulate the as-built conditions of the planned disposal systems. However, 
due to natural variations in soil properties, actual infiltration rates may vary from the measured 
and/or recommended design rates. All stonnwater disposal systems should be constructed to 
include an emergency overflow, such that potential overflow is discharged in a controlled manner 
away from structures, and all systems should include an adequate factor of safety determined in 
accordance with the City of Scappoose Public Works and Design Standards. Infiltration rates 
presented in this report should not be appJied to inappropriate or complex hydrological models 
such as a closed basin without extensive further studies. Evaluating environmental implications of 
stonnwater disposal at this site are beyond the scope of this study. 

19·5167, Maple Street Collages GRPT 
Version 1.0, March 27, 2019 

6 GEOPACIFIC ENGINEERING, INC. 
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$ Test Pit Exp.loration Designation and Approximate location 

Ct Project No. 19-5167 

Figure 6: Excerpts from geotechnical report. 

APPROXIMATE SCALE 

50 (FEET)~o 100 Drawn by: LOG 

Date: 3/25/2018 

FIGURE 2 
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OHM001 
Prepared by {enter your company name here} 

Type lA 24-hr 30.00 hrs 100-Year Rainfa/1=4. 70" 
Printed 11/15/2019 

HydroCAD® 10.00-18 s/n 01885 © 2016 HydroCAD Software Solutions LLC 

Inflow Area= 
-Inflow 
Outflow 
Discarded = 

Summary for Pond 2P: Drywells 

0.227 ac,100.00% Impervious. Inflow Depth> 4.46" for 100-Year event 
0.18 cfs@ 10.08 hrs, Volume= 0.084 af 
0.13 cfs@ 10.57 hrs, Volume= 0.083 af, Atten= 28%, Lag= 29.4 min 
0.13 cfs @ 10.57 hrs, Volume= 0.083 af 

Routing by Stor-lnd method, Time Span= 0.00-30.00 hrs, dt= 0.50 hrs 
Peak Elev= 27.32'@ 10.57 hrs Surf.Area= 0.004 ac Storage= 0.008 af 

Plug-Flow detention time= 42.4 min calculated for 0.082 af (97% of inflow) 
Center-of-Mass det. time- 31.1 min ( 863.0- 831.9) 

3 DAYWELLS 

Volume 
#1 

Device 
#1 

Invert 
24.00' 

Routing 
Discarded 

Invert Outlet Devices 
24.00' 20.000 in/hr Exfiltration over Wetted area above 24.00' 

Excluded Wetted area= 0.004 ac 

Discarded OutFlow Max=0.13 cfs@ 10.57 hrs HW=27.25' (Free Discharge} 
t...1=Exfiltration (Exfiltration Controls 0.13 cfs) 

Pond 2P: DryweUs 
Hydrograph 

: lmlow 'Area=D.227 ac 
-' w r-,.-.,. - -·- -,- -- - -- - - .. - -, - ., - -. - -. - - ,- -
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Figure 7: Hydro CAD report for private drywells- North Basin. 
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OHM001 Type lA 24-hr 30.00 hrs 100-Year Rainfa11=4. 70" 
Prepared by {enter your company name here} Printed 11/15/2019 
H~droCAD® 10.00-18 s/n 01885 © 2016 H:idroCAD Software Solutions LLC Page' 

Hydrograph for Pond 2P: Drywells 

Time Inflow Storage Elevation Dlscarded 
(hours} (cfs) {acre-feet} (feet} (cfs) 

0.00 0.00 0.000 24.00 0.00 
0.50 0.00 0.000 24.00 0.00 
1.00 0.00 0.000 24.01 0.00 
1.50 0.01 0.000 24.06 0.00 
2.00 0.01 0.000 24.17 0.01 
2.50 0.02 0.001 24.29 0.01 
3.00 0.02 0.001 24.39 0.02 
3 .50 0.02 0.001 24.47 0.02 
4.00 0.02 0.001 24.53 0.02 
4.50 0.02 0.001 24.57 0.02 
5.00 0.03 0.001 24.62 0.02 
5.50 0.03 0.002 24.68 0.03 
6.00 0.03 0.002 24 .74 0.03 
6.50 0.04 0.002 24.80 0.03 
7.00 0.04 0.002 24.89 0.03 
7.50 0.04 0.002 24.98 0.04 
8.00 0.05 0.003 25.08 0.04 
8.50 0.05 0.003 25.19 0.05 
9.00 0.06 0.003 25.29 0.05 
9.50 0.09 0.004 25.61 0.06 

10.00 0.18 0.006 26.57 0.10 
10.50 0.13 0.008 27.31 0.13 
11.00 0,06 0.007 26.89 0.11 
11.50 0.07 0.005 26.24 0.09 
12.00 0.05 0.004 25.83 0.07 
12.50 0.05 0.003 25.51 0.06 
13.00 0.04 0.003 25.31 0.05 
13.50 0.04 0.003 25.17 0.05 
14.00 0.04 0.003 25.08 0.04 
14.50 0.04 0.002 25.01 0.04 
15.00 0.03 0.002 24.93 0.04 
15.50 0.03 0.002 24.88 0.03 
16.00 0.03 0.002 24.85 0.03 
16.50 0.03 0.002 24.82 0.03 
17.00 0.03 0.002 24.80 0.03 
17.50 0 .03 0.002 24.78 0.03 
18.00 0.03 0.002 24.76 0.03 
18.50 0.03 0.002 24.74 0.03 
19.00 0.03 0.002 24.73 0.03 
19.50 0.03 0.002 24.72 0.03 
20.00 0.03 0.002 24.70 0.03 
20.50 0.03 0.002 24.69 0.03 
21.00 0.03 0.002 24.68 0.03 
21.50 0 .03 0.002 24 .66 0.03 
22.00 0.02 0.002 24.65 0.03 
22.50 0.02 0.001 24 .64 0.03 
23.00 0.02 0.001 24.62 0.02 
23.50 0.02 0.001 24.61 0.02 
24.00 0.02 0.001 24.60 0.02 
24.50 0.02 0.001 24.59 0.02 
25.00 0.02 0.001 24.57 0.02 
25.50 0.02 0.001 24.56 0.02 
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OHM001 
Prepared by {enter your company name here} 

Type lA 24-hr 30.00 hrs 100-Year RainfaJ/=4. 70" 
Printed 11/15/2019 

HydroCAD® 10.00-18 s/n 01885 © 2016 HyclroCADSoftware Solutions LLC 

Time 
(hours) 

26.00 
26.50 
27.00 
27.50 
28.00 
28.50 
29.00 
29.50 
30.00 

Inflow 
(cfs) 
0.02 
0.02 
0.02 
0.02 
0.02 
0.02 
0.02 
0.02 
0.02 

Hydrograph for Pond 2P: Drywells (continued) 

Storage 
(acre-feet) 

0.001 
0.001 
0.001 
0.001 
0.001 
0.001 
0.001 
0.001 
0.001 

Elevation 
(teet) 
24.55 
24.53 
24.52 
24.51 
24.49 
24.48 
24.47 
24.45 
24.44 

Discarded 
(cfs) 
0.02 
0.02 
0.02 
0.02 
0.02 
0.02 
0.02 
0.02 
0.02 
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OHM001 
Prepared by {enter your company name here} 

Type lA 24-hr 30.00 hrs 100-Year Rainfa/1=4. 70" 
Printed 11115/2019 

HydroCAD® 10.00-18 s!n 01885 © 2016 HydroCAD Software Solutions LLC 

Inflow Area= 
Inflow 
Outflow 
Discarded = 

Summary for Pond SP: Drywells 

0.521 ac,100.00% Impervious, Inflow Depth> 4.46" for 100-Year event 
0.42 cfs@ 10.08 hrs, Volume= 0.194 af 
0.30 cfs@ 10.57 hrs, Volume= 0.191 af, Atten= 28%, Lag= 29.4 min 
0.30 cfs@ 10.57 hrs, Volume= 0.191 af 

Routing by Stor-lnd method, Time Span= 0.00-30.00 hrs, dt= 0.50 hrs 
Peak Elev= 27.81'@ 10.57 hrs Surf.Area= 0.009 ac Storage= 0.018 af 

Plug-Flow detention time= 42.4 min calculated for 0.188 af (97% of inflow) 
Center-of-Mass det. time= 31 .1 min ( 863.0-831.9) 

6 DRYWELLS 

Volume Invert 
#1 24.00' 

Device Routing 
#1 Discarded 

Invert Outlet Devices 
24.00' 20.000 in/hr Exfiltration over Wetted area above 24.00' 

Excluded Wetted area = 0.009 ac 

Discarded OutFlow Max=0.29 ds@ 10.57 hrs HW=27.73' (Free Discharge) 
t_1=Exfiltration (Exfiltration Controls 0.29 cfs) 

0.46 
0.44 
0.42 

0.4 
0.38 
0.36 

• I f i l I 

-;--·, · -, - ·, · -,--,---

Pond SP: Drywells 
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Figure 8: Hydro CAD report for private drywells- South Basin. 
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OHM001 Type lA 24-hr 30.00 hrs 100-Year RainfaJI=4. 70" 

Prepared by {enter your company name here} Printed 11/15/2019 
H~droCAD® 10.00-18 s/n 01885 © 2016 H~droCAD Software Solutions LLC E~ge~ 

Hydrograph for Pond SP: Drywells 

Time Inflow Storage Elevation Discarded 
(hours) (cfs} (acre-feet} (feet} (cfs) 

0.00 0.00 0.000 24.00 0.00 
0.50 0.00 0.000 24.00 0.00 
1.00 0.00 0.000 24.01 0.00 
1.50 0.02 0.000 24.07 0.01 
2.00 0.03 0.001 24.19 0.02 
2.50 0.04 0.002 24.33 0.03 
3.00 0.05 0.002 24.45 0.04 
3.50 0.05 0.003 24.54 0.04 
4.00 0.05 0.003 24.61 0.05 
4.50 0.06 0.003 24.66 0.05 
5.00 0.06 0.003 24.72 0.06 
5.50 0.07 0.004 24.78 0.06 
6.00 0.07 0.004 24.85 0.07 
6.50 0.08 0.004 24.92 0.07 
7.00 0.09 0.005 25.02 0.08 
7.50 0.10 0.005 25.12 0.09 
8.00 0.11 0.006 25.24 0.10 
8.50 0.12 0.006 25.37 0.11 
9.00 0.13 0.007 25.48 0.12 
9.50 0.21 0.009 25.84 0.14 

10.00 0.41 0.014 26.95 0.23 
10.50 0.31 0.018 27.80 0.30 
11.00 0.1 4 0.015 27.31 0.26 
11.50 0.15 0.012 26.57 0.20 
12.00 0.11 0.010 26.10 0.17 
12.50 0.11 0.008 25.73 0.14 
13.00 0.10 0.007 25.51 0.12 
13.50 0.09 0.006 25.35 0.11 
14.00 0.09 0.006 25.24 0.10 
14.50 0.08 0.005 25.16 0.09 
15.00 0.08 0.005 25.07 0.08 
15.50 0.07 0.005 25.01 0.08 
16.00 0.07 0.005 24.97 0.08 
16.50 0.07 0.004 24.95 0.07 
17.00 0.07 0.004 24.92 0.07 
17.50 0.07 0.004 24.90 0.07 
18.00 0.07 0.004 24.87 0.07 
18.50 0.07 0.004 24.85 0.07 
19.00 0.06 0.004 24.84 0.07 
19.50 0.06 0.004 24.82 0.06 
20.00 0.06 0.004 24.81 0.06 
20.50 0.06 0.004 24.79 0.06 
21 .00 0.06 0.004 24.78 0.06 
21.50 0.06 0.004 24.76 0.06 
22.00 0.06 0.003 24.75 0.06 
22.50 0.06 0.003 24.73 0.06 
23.00 0.05 0.003 24.72 0.06 
23.50 0.05 0.003 24.70 0.06 
24.00 0.05 0.003 24.69 0.05 
24.50 0.05 0.003 24.67 0.05 
25.00 0.05 0.003 24.66 0.05 
25.50 0.05 0.003 24.64 0.05 
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OHM001 
Prepared by {enter your company name here} 

Type lA 24-hr 30.00 hrs 100-Year Rainfa/1=4. 70" 
Printed 11/15/2019 

HydroCAD® 10.00-18 s/n 01885 © 2016 HydroCAD Software Solutions LLC 

Time 
(hours) 

26.00 
26.50 
27.00 
27.50 
28.00 
28.50 
29.00 
29.50 
30.00 

Inflow 
(cfs) 
0.05 
0.05 
0.05 
0.04 
0.04 
0.04 
0.04 
0.04 
0.04 

Hydrograph for Pond 5P: Drywells (continued) 

Storage 
{acre-feet) 

0.003 
0.003 
0.003 
0.003 
0.003 
0.003 
0.002 
0.002 
0.002 

Elevation 
(feet) 
24.63 
24.61 
24.60 
24.58 
24.56 
24.55 
24.53 
24.52 
24.50 

Discarded 
(cfs) 
0.05 
0.05 
0.05 
0.05 
0.04 
0.04 
0.04 
0.04 
0.04 

Paqe3 
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OHM001-PUBLIC 
Prepared by {enter your company name here} 

Type /A 24-hr 100-Year Rainfa/1=4. 70" 
Printed 11115/2019 

HydroCAD® 10.00-18 s/n 01885 © 2016 HydroCAD Software Solutions LLC 

Inflow Area= 
Inflow 
Outflow 
Discarded = 

Summary for Pond 2P: Orywells 

0.185 ac,100.00% Impervious, Inflow Depth= 4.47" for 100-Year event 
0.17 cfs@ 8.13 hrs, Volume= 0.069 af 
0.09 cfs @ 8.85 hrs, Volume= 0.069 af, Atten= 48%, Lag= 43.6 min 
0.09 cfs@ 8.85 hrs, Volume= 0.069 af 

Routing by Stor-lnd method, Time Span= 0.00-30.00 hrs, dt= 0.50 hrs 
Peak Elev= 27.17'@ 8.85 hrs Surf.Area= 0.007 ac Storage= 0.012 af 

Plug-Flow detention time= 98.4 min calculated for 0.069 af (100% of inflow) 
Center-of-Mass det. time;:;; 97.0 min ( 768.4-671.4) 

5 DRYWELLS 

Volume Invert 
#1 24.00' 

Device Routing 
#1 Discarded 

Invert Outlet Devices 
24.00' 8.750 ln/hr Exfiltration over Wetted area above 24.00' 

Excluded Wetted area= 0.007 ac 

Discarded Outflow Max=0.09 cfs@ 8.85 hrs HW=27.13' (Free Discharge) 
"t_1=Exfiltration (Exfiltration Controls 0.09 cfs) 

Pond 2P: DryweUs 
Hydrograph 

,- ·,--,· .,. - r t 1 , •. -- ··.- r ·r· · 
I I J I t 

:. ~ .. .. ; .. :. ~: ~:- -lnflow-.Are8=0;1&5: ac--
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Figure 9: HydroCAD report for public drywells- Public Road. 
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OHM001-PUBLIC Type /A 24-hr 100-YearRainfaJI=4.70" 
Printed 11/15/2019 Prepared by {enter your company name here} 

HydroCAD® 10.00-18 s/n 01885 © 2016 HydroCAD Software Solutions LLC Page 2 

Time 
(hours) 

0.00 
0.50 
1.00 
1.50 
2.00 
2.50 
3.00 
3.50 
4.00 
4.50 
5.00 
5.50 
6.00 
6.50 
7.00 
7.50 
8.00 
8.50 
9.00 
9.50 

10.00 
10.50 
11.00 
11.50 
12.00 
12.50 
13.00 
13.50 
14.00 
14.50 
15.00 
15.50 
16.00 
16.50 
17.00 
17.50 
18.00 
18.50 
19.00 
19.50 
20.00 
20.50 
21 .00 
21.50 
22.00 
22.50 
23.00 
23.50 
24.00 
24.50 
25.00 
25.50 

Inflow 
(cfs) 
0.00 
0.00 
0.00 
0.01 
0.02 
0.02 
0.02 
0.02 
0.03 
0.03 
0.03 
0.04 
0.04 
0.05 
0.05 
0.07 
0.17 
0.14 
0.06 
0.06 
0.04 
0.05 
0.04 
0.04 
0.03 
0.03 
0.03 
0.03 
0.03 
0.03 
0.03 
0.03 
0.03 
0.03 
0.03 
0.03 
0.02 
0.02 
0.02 
0.02 
0.02 
0.02 
0.02 
0.02 
0.02 
0.02 
0.02 
0.02 
0.02 
0.00 
0.00 
0.00 

Storage 
(acre-feet) 

0.000 
0.000 
0.000 
0.000 
0.001 
0.001 
0.002 
0.002 
0.002 
0.003 
0.003 
0.004 
0.004 
0.005 
0.005 
0.006 
0.009 
0.012 
0.012 
0.011 
0.010 
0.009 
0.008 
0.007 
0.007 
0.006 
0.006 
0.005 
0.005 
0.005 
0.005 
0.004 
0.004 
0.004 
0.004 
0.004 
0.004 
0.004 
0.004 
0.003 
0.003 
0.003 
0.003 
0.003 
0.003 
0.003 
0.003 
0.003 
0.003 
0.002 
0.002 
0.001 

Hydrograph for Pond 2P: Drywells 

Elevation 
(feet) 
24.00 
24.00 
24.01 
24.08 
24.19 
24.32 
24.44 
24.55 
24.64 
24.74 
24.84 
24.96 
25.09 
25.24 
25.39 
25.58 
26.26 
27.08 
27.15 
26.87 
26.60 
26.32 
26.09 
25.90 
25.72 
25.57 
25.46 
25.36 
25.29 
25.22 
25.17 
25.12 
25.08 
25.05 
25.01 
24.99 
24.96 
24.93 
24.90 
24.88 
24.86 
24.83 
24.81 
24.78 
24.76 
24.74 
24.71 
24.69 
24.67 
24.59 
24.45 
24.33 

Discarded 
(cfs) 
0.00 
0.00 
0.00 
0.00 
0.01 
0.01 
0.01 
0.02 
0.02 
0.02 
0.02 
0.03 
0.03 
0.04 
0.04 
0.05 
0.06 
0.09 
0.09 
0.08 
0.07 
0.07 
0.06 
0.05 
0.05 
0.05 
0.04 
0.04 
0.04 
0.03 
0.03 
0.03 
0.03 
0.03 
0.03 
0.03 
0.03 
0.03 
0.03 
0.03 
0.02 
0.02 
0.02 
0.02 
0.02 
0.02 
0.02 
0.02 
0.02 
0.02 
0.01 
0.01 

19 I Page 

Planning Commission Packet ~ May 14th, 2020 Page 208 of 278



OHM001-PUBLIC 
Prepared by {enter your company name here} 

Type JA 24-hr 100-Year Rainfal/=4. 70" 
Printed 11/15/2019 

H¥droCAD® 10.00-18 s/n 01885 © 2016 HydroCAD Software Solutions LLC 

Time 
(hours) 

26.00 
26.50 
27.00 
27.50 
28.00 
28.50 
29.00 
29.50 
30.00 

Inflow 
(cfs) 
0.00 
0.00 
0.00 
0.00 
0.00 
0.00 
0.00 
0.00 
0.00 

Hydrograph for Pond 2P: Orywells (continued) 

Storage 
(acre-feet) 

0.001 
0.001 
0.001 
0.000 
0.000 
0.000 
0.000 
0.000 
0.000 

Elevation 
(feet) 
24,24 
24.18 
24.13 
24.10 
24.07 
24.05 
24.04 
24.03 
24.02 

Discarded 
(cfs) 
0.01 
0.01 
0.00 
0.00 
0.00 
0.00 
0.00 
0.00 
0.00 
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SLOP£= 2.0% 
MINIMUM 

POLYPROPYLENE 
HANGING LADDER 
SEE DETAIL 605-A 

CLEAN AND GROUT 
ALL JOINTS AND 
PERFORATIONS 
TO BE WATERTIGHT 

G£0- FABR/C 

ALL PIPE TO 
SEDIMENTATION 
M.H. & PRECAST 
SUMP SHALL 
HAVE CLASS HB. 
BEDDING & PIPE 
ZONE MATERIAL. 

VARIABLE 
8' TO 10' 

TYPICAL 

12" go· SHORT 
RADfU$ ELBOW . PER 
ASTM D- 1248, SDR 
26 HOP£ 

STANDARD FRAME, CONE, 
SECTIONS AND COVER 
(STANDARD DWG. 307) 

STANDARD CONE AND SECTIONS 
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COVER (STANDARD DWG. NO. 309) 
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OF GRADE RINGS. 
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PAVEMENT .r-- BASE ROCK ~ 
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FILL SUMP WITH 
SAND TO RAISE 
BOTTOM TO REQUIRED 
DEPTH. 

UNDISTURBED NATIVE 
MATERIAL, OR 1"-o" 
COMPACTED CRUSHED 
ROCK (6" MIN. DEPTH) 
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ENGINEER - --.......J 

~ 

?! 

(J)HDP£ WRAP AROUND THE OUTSIDE 
OF PERFORATED SUMP S£CTfONS 
MAY BE DELETED IF THE DRAIN 
ROCK fS 2"-4". SMALLER DRAIN 
ROCK REQUIRES HOP£ WRAPPING. 
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Enoineerino.lnc. 

Real-World Geotechnical Solutions 
Investigation • Design • Construction Support 

March 27, 2019 
Project No. 19-5167 

Mr. Joe Kessi 
OHM Equity Partners 
33470 Chinook Plaza, Suite 213 
Scappoose, Oregon 97056 
Phone: (503) 310-7921 
Email: Joek@assuracedevelopment.com 

SUBJECT: GEOTECHNICAL ENGINEERING REPORT 
MAPLE STREET COTTAGES 
SE MAPLE ST & SE CYPRESS CT 
SCAPPOOSE, OREGON 97056 

1.0 PROJECT INFORMATION 

This report presents the results of a geotechnical engineering study conducted by GeoPacific 
Engineering, Inc. (GeoPacific) for the above-referenced project. The purpose of our investigation 
was to evaluate subsurface conditions at the site, and to provide geotechnical recommendations 
for site development. This geotechnical study was performed in accordance with GeoPacific 
Proposal No. P-6903, dated February 28, 2019, and your subsequent authorization of our proposal 
and General Conditions for Geotechnical Services. 

Site Location: 

Developer: 

Jurisdictional Agency: 

Geotechnical Engineer: 

19-5167, Maple Street Cottages GRPT 
Version 1.0, March 27, 2019 

East of the intersection of SE Maple St & SE Cypress Ct 
Scappoose, Oregon 97056 
Columbia County Tax lot 4400 on tax map 3N2W12DA4400 
(see Figures 1 through 3) 

OHM Equity Partners 
33470 Chinook Plaza, Suite 213 
Scappoose, Oregon 97056 
Phone: (503) 310-7921 

City of Scappoose, Oregon 

GeoPacific Engineering, Inc 
14835 SW 72nd Avenue 
Portland, Oregon 97224 
Tel (503) 598-8445 
Fax (503) 941-9281 
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Geotechnical Engineering Report 
Project No. 19-5167, Maple Street Cottages, Scappoose, Oregon Engineering, Inc. 

2.0 SITE AND PROJECT DESCRIPTION 

As indicated on Figures 1 through 3, the subject site is located east of the intersection of SE Maple 
Street and SE Cypress Court in Scappoose, Oregon. The site consists of Columbia County Tax Lot 
4400 on tax map 3N2W12DA4400, totaling approximately 1.59-acres in size. The site latitude and 
longitude are 45.754734, -122.869005, and the legal description is the NE ~ SE ~of Section 12, 
T3N, R2W, Willamette Meridian. The site is bordered by SE Maple Street to the west, and by 
existing residential properties on all sides. Vegetation at the site primarily consists of grasses, 
weeds, blackberries, and other brush, with sparse trees on the margins. Based on review of 
available historical aerial photography it appears that the property has been regularly plowed and 
farmed since at least 1990. Topography at the site is relatively level to gently sloping to the east 
with site elevations ranging from approximately 31 to 35 feet above mean sea level (amsl). 

Based upon communication with the client and review of a conceptual site plan prepared by 
Cascadia Planning and Development Services, GeoPacific understands that the proposed 
development at the site will consist of construction of twelve, one to two-story town homes, a public 
street extension of SE Maple Street, construction of private drive aisles and parking lots, 
stormwater infiltration systems, and associated underground utility improvements. We anticipate 
that the homes will be constructed with typical spread foundations and wood framing, with 
maximum structural loading on column footings and continuous strip footings on the order of 10 to 
35 kips, and 2 to 6 kips respectively. A grading plan has not been reviewed at this time, however 
we anticipate cuts and fills on the order of three feet or less. 

3.0 REGIONAL GEOLOGIC SETTING 

Regionally, the subject site lies within the Willamette Valley/Puget Sound lowland, a broad 
structural depression situated between the Coast Range on the west and the Cascade Range on 
the east. A series of discontinuous faults subdivide the Willamette Valley into a mosaic of 
fault-bounded, structural blocks (Yeats et al., 1996). Uplifted structural blocks form bedrock 
highlands, while down-warped structural blocks form sedimentary basins. 

According to the Geologic Map of the Saint Helens Quadrangle, Columbia County, Oregon, and 
Cowlitz and Clark Counties, Washington (U.S. Department of the Interior, U.S. Geological Survey. 
Evarts, C. Russell, 2004), the site is underlain by Pleistocene and Pliocene-aged, basin-fill 
deposits consisting of clast-supported, pebble to cobble conglomerate (QTc). The conglomerate is 
commonly poorly to moderately well sorted, imbricated and crossbedded, and can contain minor 
lenses of basaltic or quartzose sand. The unit is overlaid by finer grained Holocene sediments in 
the flood plain to the east of the site. 

The Web Soil Survey (United States Department of Agriculture, Natural Resource Conservation 
Service (USDA NRCS 2019 Website), indicates that near-surface soils consist of the Latourell Silt 
Loam soil series. Latourell series soils generally consist of deep, well-drained soils that formed in 
stratified glacio-lacustrine deposits. 
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4.0 REGIONAL SEISMIC SETTING 

At least three major fault zones capable of generating damaging earthquakes are thought to exist 
in the vicinity of the subject site. These include the Portland Hills Fault Zone, the Gales Creek­
Newberg-Mt. Angel Structural Zone, and the Cascadia Subduction Zone. 

4.1 Portland Hills Fault Zone 

The Portland Hills Fault Zone is a series of NW-trending faults that include the central Portland 
Hills Fault, the western Oatfield Fault, and the eastern East Bank Fault. These faults occur in a 
northwest-trending zone that varies in width between 3.5 and 5.0 miles. The combined three faults 
reportedly vertically displace the Columbia River Basalt by 1,130 feet and appear to control 
thickness changes in late Pleistocene (approx. 780,000 years) sediment (Madin, 1990). The 
Portland Hills Fault occurs along the Willamette River at the base of the Portland Hills and is 
located approximately 4 miles south-southwest of the site. The Oatfield Fault occurs along the 
western side of the Portland Hills and is located approximately 13 miles southeast of the site. The 
East Bank Fault occurs along the eastern margin of the Willamette River, and is located 
approximately 9.5 miles southeast of the site. The accuracy of the fau lt mapping is stated to be 
within 500 meters (Wong, et al., 2000). 

According to the USGS Earthquake Hazards Program, the fault was originally mapped as a down­
to-the-northeast normal fault but has also been mapped as part of a regional-scale zone of right­
lateral, oblique slip faults, and as a steep escarpment caused by asymmetrical folding above a 
south-west dipping, blind thrust fault. The Portland Hills fault offsets Miocene Columbia River 
Basalts, and Miocene to Pliocene sedimentary rocks of the Troutdale Formation. No fau lt scarps 
on surficial Quaternary deposits have been described along the fault trace, and the fault is mapped 
as buried by the Pleistocene aged Missoula flood deposits. No historical seismicity is correlated 
with the mapped portion of the Portland Hills Fault Zone, but in 1991 a M3.5 earthquake occurred 
on a NW-trending shear plane located 1.3 miles east of the fault (Yelin, 1992). Although there is 
no definitive evidence of recent activity, the Portland Hills Fault Zone is assumed to be potentially 
active ( Geomatrix Consultants, 1995 ). 

4.2 Gales Creek-Newberg-Mt. Angel Structural Zone 

The Gales Creek-Newberg-Mt. Angel Structural Zone is a 50-mile-long zone of discontinuous, 
NW -trending faults that lies about 20 miles southwest of the subject site. These faults are 
recognized in the subsurface by vertica l separation of the Columbia River Basalt and offset seismic 
reflectors in the overlying basin sediment (Yeats et al., 1996; Werner et al., 1992). A geologic 
reconnaissance and photogeologic analysis study conducted for the Scoggins Dam site in the 
Tualatin Basin revealed no evidence of deformed geomorphic surfaces along the structural zone 
(Unruh et al., 1994). No seismicity has been recorded on the Gales Creek Fault or Newberg Fault 
(the fault closest to the subject site); however, these faults are considered to be potentially active 
because they may connect with the seismically active Mount Angel Fault and the rupture plane of 
the 1993 M5.6 Scotts Mills earthquake (Werner et al. 1992; Geomatrix Consultants, 1995). 

According to the USGS Earthquake Hazards Program, the Mount Angel fault is mapped as a high­
angle, reverse-oblique fault, which offsets Miocene rocks of the Columbia River Basalts, and 
Miocene and Pliocene sedimentary rocks. The fault appears to have controlled emplacement of 
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the Frenchman Spring Member of the Wanapum Basalts, and thus must have a history that 
predates the Miocene age of these rocks. No unequivocal evidence of deformation of Quaternary 
deposits has been described, but a thick sequence of sediments deposited by the Missoula floods 
covers much of the southern part of the fault trace. 

4.3 Cascadia Subduction Zone 

The Cascadia Subduction Zone is a 680-mile-long zone of active tectonic convergence where 
oceanic crust of the Juan de Fuca Plate is subducting beneath the North American continent at a 
rate of 4 em per year (Goldfinger et al., 1996). A growing body of geologic evidence suggests that 
prehistoric subduction zone earthquakes have occurred (Atwater, 1992; Carver, 1992; Peterson et 
al., 1993; Geomatrix Consultants, 1995). This evidence includes: (1) buried tidal marshes 
recording episodic, sudden subsidence along the coast of northern California, Oregon, and 
Washington, (2) burial of subsided tidal marshes by tsunami wave deposits, (3) paleoliquefaction 
features, and (4) geodetic uplift patterns on the Oregon coast. Radiocarbon dates on buried tidal 
marshes indicate a recurrence interval for major subduction zone earthquakes of 250 to 650 years 
with the last event occurring 300 years ago (Atwater, 1992; Carver, 1992; Peterson et al., 1993; 
Geomatrix Consultants, 1995). The inferred seismogenic portion of the plate interface lies 
approximately along the Oregon Coast at depths of between 20 and 40 kilometers below the 
surface. 

5.0 FIELD EXPLORATION AND SUBSURFACE CONDITIONS 

Our subsurface explorations for this report were conducted on March 20, 2019. Three exploratory 
test pits (TP-1 through TP-3) were excavated at the site using a track-mounted excavator provided 
by the client to a maximum depth of approximately 13 feet bgs. Explorations were conducted 
under the full-time observation of a GeoPacific geologist. During the explorations, pertinent 
information including soil sample depths, stratigraphy, soil engineering characteristics, and 
groundwater occurrence were recorded. Soils were classified in accordance with the Unified Soil 
Classification System (USGS). Soil samples obtained from the explorations were placed in 
relatively air-tight plastic bags. The test pits were loosely backfilled with onsite soils. Infiltration 
testing was conducted within all three test pits at various depths to determine hydraulic conductivity 
values for use in design of potential stormwater infiltration systems. The approximate locations of 
the explorations are indicated on Figures 2 and 3. It should be noted that exploration locations 
were located in the field by pacing or taping distances from apparent property corners and other 
site features shown on the plans provided. As such, the locations of the explorations should be 
considered approximate. Summary exploration logs are attached. The stratigraphic contacts shown 
on the individual test pit logs represent the approximate boundaries between soil types. The actual 
transitions may be more gradual. The soil and groundwater conditions depicted are only for the 
specific dates and locations reported, and therefore, are not necessarily representative of other 
locations and times. Soil and groundwater conditions encountered in the explorations are 
summarized below. 
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5.1 Soil Descriptions 

Topsoil: At the locations of our test pits, the ground surface was generally vegetated by grass and 
weeds. The top soil horizon was primarily observed to consist of dark brown, very moist, organic 
SILT (OL-ML), with roots extending to approximately 8 inches bgs. 

SILT (ML): Underlying the topsoil within our explorations, soils were observed to consist primarily 
of brown, soft, very moist, low plasticity, SILT (ML), containing trace gravel. The soil type was 
observed to extend to an approximate depth of 3 feet bgs within our explorations. Soil strength 
was observed to slightly increase near the base of the layer. 

Silty GRAVEL (GM): Underlying the soft SILT soil type within our explorations, soils were 
observed to transition to a brown, medium dense, very moist, non-plastic to low-plasticity, Silty 
GRAVEL (GM), containing subrounded gravel to cobble-sized aggregate. The soil type was 
observed to extend to an approximate depths of 6 feet bgs within our explorations. 

Poorly Graded Sand and GRAVEL (GP): Underlying the Silty GRAVEL soil type within our 
explorations, soils were observed to transition to a gray, medium dense, very moist, non-plastic 
Poorly Graded Sand and GRAVEL (GP), containing subrounded gravel to cobble-sized aggregate. 
The soil type was observed to extend to the maximum depth of exploration within our test pits. 
Review of available well logs from the vicinity of the site indicate that the gravel deposits may 
extend to depths greater than 30 feet bgs. 

5.2 Shrink-Swell Potential 

Fine-grained SILT displaying low-plasticity characteristics was encountered in the upper three feet 
of the ground surface within our subsurface explorations. Below the noted depth soils were non­
plastic. The shrink-swell potential of near surface soils are considered to be low and is not 
anticipated to require special design measures where structures are proposed. 

5.3 Groundwater and Soil Moisture 

On March 20, 2019, the observed soil moisture conditions were generally very moist becoming wet 
near a depth of 12 feet bgs. Light groundwater seepage was observed within our subsurface 
explorations at an approximate depth of 12 to 13 feet bgs. Based upon review of available well 
logs obtained from the State of Oregon Water Resources Department Well Log Query Report, 
static groundwater is commonly encountered at depths of 10 to 20 feet bgs in the vicinity of the 
subject site. Review of our internal record of subsurface explorations, static groundwater was 
encountered within excavator test pits conducted at a site located approximately 1 ,000 feet to the 
north at a depth of approximately 13 feet bgs. Perched groundwater may be encountered in 
localized areas. Seeps and springs may exist in areas not explored and may become evident 
during site grading. 
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5.4 Infiltration Testing 

Due to the presence of cobble-sized aggregate encountered within the test pits, we utilized the 
open-pit method within test pit TP-1, in accordance with the methodology of the 2016 City of 
Portland Stormwater Management Manual. We also referenced the 2015 City of Scappoose 
Public Works and Design Standards. The approximate locations of the subsurface explorations 
are indicated on Figures 2 and 3. Infiltration testing was conducted at areas which may be 
proposed for installation of stormwater infiltration systems. The test locations were pre-saturated 
prior to testing. During testing the water level was measured to the nearest 0.01 foot (1/8 inch) 
from a fixed point, and the change in water level was recorded at regular intervals until three 
successive measurements showing a consistent infiltration rate were achieved. 

Table 1 summarizes the results of the infiltration testing. Infiltration rates have been reported 
without applying a factor of safety. Soils at the test locations were observed and sampled in order 
to characterize the subsurface profile. Tested native soils classified as Poorly Graded Sand and 
GRAVEL (GP). Light groundwater seepage was encountered at the bottom of within our 
explorations which extended to a maximum depth approximately 12 feet bgs. Based upon review 
of available well logs obtained from the State of Oregon Water Resources Department Well Log 
Query Report, static groundwater is commonly encountered at depths of 10 to 20 feet bgs in the 
vicinity of the subject site. Review of our internal record of subsurface explorations, static 
groundwater was encountered within excavator test pits conducted at a site located approximately 
1 ,000 feet to the north at a depth of approximately 13 feet bgs. Infiltration testing data tables are 
presented in the appendix of this report. 

a e T bl 1 S ummary o n 1 ra 1on es esu s f I fit f T t R It 

Test Test Depth 
Infiltration 

Hydraulic Head Depth to 
Soil Type Rate Groundwater Location Designation (feet) 

(inches/hr) 
Range (inches) 

(Feet) 

TP-1 IT-1 7.5 GP 80 0-12 Est 12-13 

TP-2 IT-2 8 GP 35 0-12 Est 12-13 

TP-3 IT-3 12 GP 80 0-12 Est 12-13 

Moderate to rapid infiltration was observed at the locations and depths tested. Based upon our 
observations of the subsurface soil profile and results of infiltration measurements, it is our opinion 
that stormwater infiltration systems are geotechnically feasible at a depth of 8 feet bgs across the 
site. However, due to the presence of groundwater at depths of 12 to 13 feet, care should be 
taken to maintain adequate separation from the groundwater table. Infiltration test methods and 
procedures attempt to simulate the as-built conditions of the planned disposal systems. However, 
due to natural variations in soil properties, actual infiltration rates may vary from the measured 
and/or recommended design rates. All stormwater disposal systems should be constructed to 
include an emergency overflow, such that potential overflow is discharged in a controlled manner 
away from structures, and all systems should include an adequate factor of safety determined in 
accordance with the City of Scappoose Public Works and Design Standards. Infiltration rates 
presented in this report should not be applied to inappropriate or complex hydrological models 
such as a closed basin without extensive further studies. Evaluating environmental implications of 
stormwater disposal at this site are beyond the scope of this study. 
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6.0 CONCLUSIONS AND RECOMMENDATIONS 

Our site investigation indicates that the proposed construction appears to be geotechnically 
feasible, provided that the recommendations of this report are incorporated into the design and 
construction phases of the project. The primary geotechnical concern associated with 
development at this site is the presence of soft soil conditions in the upper three feet of the ground 
surface. Soft soil conditions will require remediation where structures and pavement sections are 
proposed. 

6.1 Site Preparation Recommendations 

Areas of proposed construction and areas to receive fill should be cleared of any organic and 
inorganic debris, and loose stockpiled soils. Inorganic debris and organic materials from clearing 
should be removed from the site. Organic-rich soils and root zones should then be stripped from 
construction areas of the site or where engineered fill is to be placed. Depth of stripping of existing 
organic topsoil is estimated to be approximately 6 to 8 inches across the majority of the site, 
however depth of organic soil layers may increase in areas where trees and vegetation are 
present. 

As previously noted, the upper 3 feet of the ground surface was observed to be soft SILT. We 
anticipate that improvements to the subgrade soils may be accomplished during the dry summer 
months by aerating, scarifying, and re-compacting the upper 3 feet. Development conducted 
during wet winter months will likely require cement treatment, or over-excavation and replacement 
with crushed aggregate in areas where structures and pavement sections are proposed. 

The final depth of soil removal should be determined by the geotechnical engineer or designated 
representative during site inspection while stripping/excavation is being performed. Stripped 
topsoil should be removed from areas proposed for placement of engineered fill. Any remaining 
topsoil should be stockpiled only in designated areas and stripping operations should be observed 
and documented by the geotechnical engineer or his representative. 

If encountered, undocumented fills and any subsurface structures (dry wells, basements, driveway 
and landscaping fill, old utility lines, septic leach fields, etc.) should be completely removed and the 
excavations backfilled with engineered fill. Understanding of the extent and types of 
undocumented fill is based on the observed conditions within our subsurface explorations. 
Experience has shown that soil conditions can change greatly over short distances. It is possible 
fill exists in areas and extents other than those identified in our subsurface explorations. 

Site earthwork may be impacted by wet weather conditions. Stabilization of subgrade soils may 
require aeration and recompaction. If subgrade soils are found to be difficult to stabilize, over­
excavation, placement of granular soils, or cement treatment of subgrade soils may be feasible 
options. GeoPacific should be onsite to observe preparation of subgrade soil conditions prior to 
placement of engineered fill. 
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6.2 Engineered Fill 

All grading for the proposed construction should be performed as engineered grading in 
accordance with the applicable building code at the time of construction with the exceptions and 
additions noted herein. Site grading should be conducted in accordance with the requirements 
outlined in the 2015 International Building Code (IBC), Chapter 18 and Appendix J. Areas 
proposed for fill placement should be prepared as described in Section 6.1, Site Preparation 
Recommendations. Surface soils should then be scarified and recompacted prior to placement of 
structural fill. Site preparation, soil stripping, and grading activities should be observed and 
documented by a geotechnical engineer or his representative. Proper test frequency and 
earthwork documentation usually requires daily observation and testing during stripping, rough 
grading, and placement of engineered fill. 

Onsite native soils consisting of SILT (ML), Silty GRAVEL (GM), and Poorly Graded Sand and 
GRAVEL (GP) appear to be suitable for use as engineered fi ll. Soils containing greater than 5 
percent organic content should not be used as structural fil l. Imported fill material must be 
approved by the geotechnical engineer prior to being imported to the site. Oversize material 
greater than 6 inches in size should not be used within 3 feet of foundation footings, and material 
greater than 12 inches in diameter should not be used in engineered fill. 

Engineered fill should be compacted in horizontal lifts not exceeding 12 inches using standard 
compaction equipment. We recommend that engineered fill be compacted to at least 95 percent of 
the maximum dry density determined by ASTM 0698 (Standard Proctor) or equivalent. Field 
density testing should conform to ASTM 02922 and 03017, or 01556. All engineered fi ll should be 
observed and tested by the project geotechnical engineer or his representative. Typically, one 
density test is performed for at least every 2 vertical feet of fill placed or every 500 yd3, whichever 
requires more testing. Because testing is performed on an on-call basis, we recommend that the 
earthwork contractor be held contractually responsible for test scheduling and frequency. 

Site earthwork may be impacted by shallow groundwater, soil moisture and wet weather 
conditions. Earthwork in wet weather would likely require extensive use of additional crushed 
aggregate, cement or lime treatment, or other special measures, at considerable additional cost 
compared to earthwork performed under dry-weather conditions. 

6.3 Excavating Conditions and Utility Trench Backfill 

We anticipate that onsite soils can generally be excavated using conventional heavy equipment. 
Bedrock was not encountered within our subsurface explorations which extended to a maximum 
depth of 13 feet bgs, however we encountered cobble-sized rock. Maintenance of safe working 
conditions, including temporary excavation stability, is the responsibility of the contractor. Actual 
slope inclinations at the time of construction should be determined based on safety requirements 
and actual soil and groundwater conditions. All temporary cuts in excess of 4 feet in height should 
be sloped in accordance with U.S. Occupational Safety and Health Administration (OSHA) 
regulations (29 CFR Part 1926) or be shored. The existing native soils classify as Type C Soil and 
temporary excavation side slope inclinations as steep as 1.5H: 1 V may be assumed for planning 
purposes. These cut slope inclinations are applicable to excavations above the water table only. 
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Shallow, perched groundwater may be encountered at the site and should be anticipated in 
excavations and utility trenches. Vibrations created by traffic and construction equipment may 
cause some caving and raveling of excavation walls. In such an event, lateral support for the 
excavation walls should be provided by the contractor to prevent loss of ground support and 
possible distress to existing or previously constructed structural improvements. 

Underground utility pipes should be installed in accordance with the procedures specified in ASTM 
02321 and City of Scappoose standards. We recommend that structural trench backfill be 
compacted to at least 95 percent of the maximum dry density obtained by the Standard Proctor 
(ASTM 0698) or equivalent. Initial backfill lift thicknesses for a %"-0 crushed aggregate base may 
need to be as great as 4 feet to reduce the risk of flattening underlying flexible pipe. Subsequent 
lift thickness should not exceed 1 foot. If imported granular fill material is used, then the lifts for 
large vibrating plate-compaction equipment (e.g. hoe compactor attachments) may be up to 2 feet, 
provided that proper compaction is being achieved and each lift is tested. Use of large vibrating 
compaction equipment should be carefully monitored near existing structures and improvements 
due to the potential for vibration-induced damage. 

Adequate density testing should be performed during construction to verify that the recommended 
relative compaction is achieved. Typically, at least one density test is taken for every 4 vertical feet 
of backfill on each 1 00-lineal-foot section of trench. 

6.4 Erosion Control Considerations 

During our field exploration program, we did not observe soil conditions that may be considered 
highly susceptible to erosion. In our opinion, the primary concern regarding erosion potential will 
occur during construction in areas that have been stripped of vegetation. Erosion at the site during 
construction can be minimized by implementing the project erosion control plan, which should 
include judicious use of straw waddles, fiber rolls, and silt fences. If used, these erosion control 
devices should remain in place throughout site preparation and construction. 

Erosion and sedimentation of exposed soils can also be minimized by quickly re-vegetating 
exposed areas of soil, and by staging construction such that large areas of the project site are not 
denuded and exposed at the same time. Areas of exposed soil requiring immediate and/or 
temporary protection against exposure should be covered with either mulch or erosion control 
netting/blankets. Areas of exposed soil requiring permanent stabilization should be seeded with an 
approved grass seed mixture, or hydroseeded with an approved seed-mulch-fertilizer mixture. 

6.5 Wet Weather Earthwork 

Soils underlying the site are likely to be moisture sensitive and will be difficult to handle or traverse 
with construction equipment during periods of wet weather. Earthwork is typically most economical 
when performed under dry weather conditions. Earthwork performed during the wet-weather 
season will require expensive measures such as cement treatment or imported granular material to 
compact areas where fill may be proposed to the recommended engineering specifications. If 
earthwork is to be performed or fill is to be placed in wet weather or under wet conditions when soil 
moisture content is difficult to control, the following recommendations should be incorporated into 
the contract specifications. 

19-5167, Maple Street Cottages GRPT 
Version 1.0, March 27, 2019 

9 GEOPACIFIC ENGINEERING, INC. 

Planning Commission Packet ~ May 14th, 2020 Page 222 of 278



Geotechnical Engineering Report 
Project No. 19-5167, Maple Street Cottages, Scappoose, Oregon Engineering, Inc. 

• Earthwork should be performed in small areas to minimize exposure to wet weather. 
Excavation or the removal of unsuitable soils should be followed promptly by the placement 
and compaction of clean engineered fill. The size and type of construction equipment used 
may have to be limited to prevent soil disturbance. Under some circumstances, it may be 
necessary to excavate soils with a backhoe to minimize subgrade disturbance caused by 
equipment traffic; 

• The ground surface within the construction area should be graded to promote run-off of 
surface water and to prevent the ponding of water; 

• Material used as engineered fill should consist of clean, granular soil containing less than 5 
percent passing the No. 200 sieve. The fines should be non-plastic. Alternatively, cement 
treatment of on-site soils may be performed to facilitate wet weather placement; 

• The ground surface within the construction area should be sealed by a smooth drum 
vibratory roller, or equivalent, and under no circumstances should be left uncompacted and 
exposed to moisture. Soils which become too wet for compaction should be removed and 
replaced with clean granular materials; 

• Excavation and placement of fill should be observed by the geotechnical engineer to verify 
that all unsuitable materials are removed and suitable compaction and site drainage is 
achieved; and 

• Geotextile silt fences, straw waddles, and fiber rolls should be strategically located to 
control erosion. 

If cement or lime treatment is used to facilitate wet weather construction, GeoPacific should be 
contacted to provide additional recommendations and field monitoring. 

6.6 Spread Foundations 

As indicated on Figure 3, GeoPacific understands that the proposed development at the site will 
consist of construction of twelve, one to two-story townhomes. We anticipate that the homes will 
be constructed with typical spread foundations and wood framing, with maximum structural loading 
on column footings and continuous strip footings on the order of 10 to 35 kips, and 2 to 6 kips 
respectively. A grading plan has not been reviewed at this time, however we anticipate cuts and 
fills on the order of three feet or less. 

As noted above, and as indicated on the attached test pit logs, soft SILT was encountered across 
the site extending to depths up to 3 feet below the existing ground surface. Soft soil conditions will 
require remediation where structures and pavement sections are proposed. Areas proposed for 
foundations should either be scarified, aerated, and recompacted; or foundations should extend to 
depths necessary to reach soils which will provide adequate bearing support for the proposed 
loads. We anticipate that improvements to the subgrade soils may be accomplished during the dry 
summer months by aerating, scarifying, and re-compacting the upper 3 feet. Development 
conducted during wet winter months will likely require cement treatment, or over-excavation and 
replacement with crushed aggregate in areas where structures and pavement sections are 
proposed. 

Foundation design, construction, and setback requirements should conform to the applicable 
building code at the time of construction. For maximization of bearing strength and protection 
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against frost heave, spread footings should be embedded at a minimum depth of 12 inches below 
exterior grade. Foundations should be designed by a licensed structural engineer. 

The anticipated allowable soil bearing pressure is 1 ,500 lbs/ff for footings bearing on competent, 
native soil and/or engineered fill, adequately prepared as described above. If over-excavation is 
needed, it should be conducted under the direction and supervision of the geotechnical engineer or 
designated representative. The recommended maximum allowable bearing pressure may be 
increased by 1/3 for short-term transient conditions such as wind and seismic loading. For heavier 
loads, the geotechnical engineer should be consulted. The coefficient of friction between on-site 
soil and poured-in-place concrete may be taken as 0.42, which includes no factor of safety. The 
maximum anticipated total and differential footing movements (generally from soil expansion 
and/or settlement) are 1 inch and % inch over a span of 20 feet, respectively. We anticipate that 
the majority of the estimated settlement will occur during construction, as loads are applied. 
Excavations near structural footings should not extend within a 1 H:1V plane projected downward 
from the bottom edge of footings. 

Footing excavations should penetrate through topsoil and any disturbed soil to competent 
subgrade that is suitable for bearing support. All footing excavations should be trimmed neat, and 
all loose or softened soil should be removed from the excavation bottom prior to placing reinforcing 
steel bars. Due to the moisture sensitivity of on-site native soils, foundations constructed during 
the wet weather season may require over-excavation of footings and backfill with compacted, 
crushed aggregate. 

Our recommendations are for residential construction incorporating raised wood floors and 
conventional spread footing foundations. After site development, a Final Soil Engineer's Report 
should either confirm or modify the above recommendations. 

6. 7 Concrete Slabs-on-Grade 

Preparation of areas beneath concrete slab-on-grade floors should be performed as described in 
Section 6.1, Site Preparation Recommendations and Section 6.6, Spread Foundations. Care 
should be taken during excavation for foundations and floor slabs, to avoid disturbing subgrade 
soils. If subgrade soils have been adversely impacted by wet weather or otherwise disturbed, the 
surficial soils should be scarified to a minimum depth of 8 inches, moisture conditioned to within 
about 3 percent of optimum moisture content and compacted to engineered fill specifications. 
Alternatively, disturbed soils may be removed and the removal zone backfilled with additional 
crushed rock. 

For evaluation of the concrete slab-on-grade floors using the beam on elastic foundation method, a 
modulus of subgrade reaction of 150 kef (87 pci) should be assumed for the medium dense, fine to 
coarse-grained soils anticipated to be present at foundation subgrade elevation following adequate 
site preparation as described above. This value assumes the concrete slab system is designed 
and constructed as recommended herein, with a minimum thickness of 8 inches of 1 %"-0 crushed 
aggregate beneath the slab. The total thickness of crushed aggregate will be dependent on the 
subgrade conditions at the time of construction and should be verified visually by proof-rolling. 
Under-slab aggregate should be compacted to at least 95 percent of its maximum dry density as 
determined by ASTM 01557 (Modified Proctor) or equivalent. 
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In areas where moisture will be detrimental to floor coverings or equipment inside the proposed 
structure, appropriate vapor barrier and damp-proofing measures should be implemented. A 
commonly applied vapor barrier system consists of a 1 0-mil polyethylene vapor barrier placed 
directly over the capillary break material. Other damp/vapor barrier systems may also be feasible. 
Appropriate design professionals should be consulted regarding vapor barrier and damp proofing 
systems, ventilation, building material selection and mold prevention issues, which are outside 
GeoPacific's area of expertise. 

6.8 Footing and Roof Drains 

Construction should include typical measures for controlling subsurface water beneath the 
structures, including positive crawlspace drainage to an adequate low-point drain exiting the 
foundation, visqueen covering the exposed ground in the crawlspace, and crawlspace ventilation 
(foundation vents). The client should be informed and educated that some slow flowing water in 
the crawlspaces is considered normal and not necessarily detrimental to the structures given these 
other design elements incorporated into construction. Appropriate design professionals should be 
consulted regarding crawlspace ventilation, building material selection and mold prevention issues, 
which are outside GeoPacific's area of expertise. 

Down spouts and roof drains should collect roof water in a system separate from the footing drains 
to reduce the potential for clogging. Roof drain water should be directed to an appropriate 
discharge point and storm system well away from structural foundations. Grades should be sloped 
downward and away from buildings to reduce the potential for ponded water near structures. 

Perimeter footing drains are considered necessary for this building. Perimeter footing drains 
should consist of 3 or 4-inch diameter, perforated plastic pipe embedded in a minimum of 1 ft3 per 
lineal foot of clean, free-draining drain rock. The drain pipe and surrounding drain rock should be 
wrapped in non-woven geotextile (Mirafi 140N, or approved equivalent) to minimize the potential 
for clogging and/or ground loss due to piping. A minimum 0.5 percent fall should be maintained 
throughout the drain and non-perforated pipe outlet. Figure 4 presents a typical perimeter footing 
drain detail. In our opinion, footing drains may outlet at the curb, or on the back sides of lots where 
sufficient fall is not available to allow drainage to meet the street. In no case shall collected 
stormwater be allowed to flow freely over slope faces. 

6.9 Permanent Below-Grade Walls 

Lateral earth pressures against below-grade retaining walls will depend upon the inclination of any 
adjacent slopes, type of backfill, degree of wall restraint, method of backfill placement, degree of 
backfill compaction, drainage provisions, and magnitude and location of any adjacent surcharge 
loads. At-rest soil pressure is exerted on a retaining wall when it is restrained against rotation. In 
contrast, active soil pressure will be exerted on a wall if its top is allowed to rotate or yield a 
distance of roughly 0.001 times its height or greater. 

If the subject retaining walls will be free to rotate at the top, they should be designed for an active 
earth pressure equivalent to that generated by a fluid weighing 35 pcf for level backfill against the 
wall. For restrained wall, an at-rest equivalent fluid pressure of 55 pcf should be used in design, 
again assuming level backfill against the wall. These values assume that the recommended 
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drainage provisions are incorporated, and hydrostatic pressures are not allowed to develop against 
the wall. 

During a seismic event, lateral earth pressures acting on below-grade structural walls will increase 
by an incremental amount that corresponds to the earthquake loading. Based on the 
Mononobe-Okabe equation and peak horizontal accelerations appropriate for the site location, 
seismic loading should be modeled using the active or at-rest earth pressures recommended 
above, plus an incremental rectangular-shaped seismic load of magnitude 6.5H, where H is the 
total height of the wall. 

We assume relatively level ground surface below the base of the walls. As such, we recommend 
passive earth pressure of 320 pcf for use in design, assuming wall footings are cast against 
competent native soils or engineered fill. If the ground surface slopes down and away from the 
base of any of the walls, a lower passive earth pressure should be used and GeoPacific should be 
contacted for additional recommendations. 

A coefficient of friction of 0.42 may be assumed along the interface between the base of the wall 
footing and subgrade soils. The recommended coefficient of friction and passive earth pressure 
values do not include a safety factor, and an appropriate safety factor should be included in design. 
The upper 12 inches of soil should be neglected in passive pressure computations unless it is 
protected by pavement or slabs on grade. 

The above recommendations for lateral earth pressures assume that the backfill behind the 
subsurface walls will consist of properly compacted structural fill, and no adjacent surcharge 
loading. If the walls will be subjected to the influence of surcharge loading within a horizontal 
distance equal to or less than the height of the wall, the walls should be designed for the additional 
horizontal pressure. For uniform surcharge pressures, a uniformly distributed lateral pressure of 
0.3 times the surcharge pressure should be added. Traffic surcharges may be estimated using an 
additional vertical load of 250 psf (2 feet of additional fill), in accordance with local practice. 

The recommended equivalent fluid densities assume a free-draining condition behind the walls so 
that hydrostatic pressures do not build-up. This can be accomplished by placing a 12 to 18-inch 
wide zone of sand and gravel containing less than 5 percent passing the No. 200 sieve against the 
walls. A 3-inch minimum diameter perforated, plastic drain pipe should be installed at the base of 
the walls and connected to a suitable discharge point to remove water in this zone of sand and 
gravel. The drain pipe should be wrapped in filter fabric (Mirafi 140N or other as approved by the 
geotechnical engineer) to minimize clogging. 

Wall drains are recommended to prevent detrimental effects of surface water runoff on foundations 
- not to dewater groundwater. Drains should not be expected to eliminate all potential sources of 
water entering a basement or beneath a slab-on-grade. An adequate grade to a low point outlet 
drain in the crawlspace is required by code. Underslab drains are sometimes added beneath the 
slab when placed over soils of low permeability and shallow, perched groundwater. 

Water collected from the wall drains should be directed into the local storm drain system or other 
suitable outlet. A minimum 0.5 percent fall should be maintained throughout the drain and 
non-perforated pipe outlet. Down spouts and roof drains should not be connected to the wall 
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drains in order to reduce the potential for clogging. The drains should include clean-outs to allow 
periodic maintenance and inspection. Grades around the proposed structure should be sloped 
such that surface water drains away from the building. 

GeoPacific should be contacted during construction to verify subgrade strength in WC:lll keyway 
excavations, to verify that backslope soils are in accordance with our assumptions, and to take 
density tests on the wall backfill materials. 

Structures should be located a horizontal distance of at least 1.5H away from the back of the 
retaining wall, where H is the total height of the wall. GeoPacific should be contacted for additional 
foundation recommendations where structures are located closer than 1.5H to the top of any wall. 

6.10 Flexible Pavement Des ign: Public Street Extension (SE Maple Street) 

As indicated on Figure 3, we understand new public street construction will consist of extension of 
SE Maple Street through the site. Maple Street is designated as a Local street. In order to obtain 
strength measurements of the soil subgrade for the proposed roadway, we performed in-place field 
testing of native subgrade soil strength within excavator test pits. Based on the results of our 
testing and evaluation of the upper four feet of the ground surface, we estimate that the native 
subgrade underlying the proposed roadway exhibited a resilient modulus of 4,500 to 6,000 psi. For 
analysis and design purposes, we conservatively assume that the native subgrade soils will exhibit 
a resilient modulus of 4,500 psi under saturated conditions, which correlates to a CBR value of 3. 

We assume that interior streets will be subjected to vehicle traffic primarily consisting of light duty 
passenger vehicles from the 12 proposed homes, weekly trash trucks, and occasional fire trucks 
weighing up to 75,000 lbs. Based upon the anticipated traffic, we calculated an anticipated 18-kip 
ESAL count of approximately 52,281 over 50 years per City of Scappoose, Oregon design 
standards. Table 2 presents our flexible pavement design input parameters and required structural 
number based on the anticipated traffic impacts to the roadways over a 50-year period. Table 3 
presents our recommended minimum dry-weather pavement section for interior streets supporting 
50 years of vehicle traffic per City of Scappoose standards. Pavement design calculations are 
attached to this report. 

Tabl 2 Fl "bl P e ext e ave men ecton est tS f D . 

Input Parameter 

18-kip ESAL Initial Performance Period 
(20 Years) 

Initial Serviceability 

Terminal Serviceability 

Reliability Level 

Overall Standard Deviation 

Roadbed Soil Resilient Modulus (PSI) 

19-5167, Maple Street Cottages GRPT 
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Structural Number 

14 

Jn npu tP arame ers or u tC t f P bl" Street 

Design Value 

52,281 

4.2 

2.5 

90 Percent 

0.5 

4,500 

2.66 
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a e T bl 3 R ecommen e 1m mum d d M". ry- ea er D W th P avemen t s f ec 1on: u IC ree P bl" St t 

Material Layer 
Section Thickness Structural 

Compaction Standard 
(in.) Coefficient 

Asphaltic Concrete (AC) 3.5 in . .42 
91 %/ 92% of Rice Density 

AASHTO T-209 
Crushed Aggregate Base %"-0 

2 in. .10 
95% of Modified Proctor 

(leveling course) AASHTO T-180 

Crushed Aggregate Base 1 %" -0 10 in. .10 
95% of Modified Proctor 

AASHTO T-180 

Subgrade 12 in. 4,500 PSI 
95% of Standard Proctor 

AASHTO T-99 or equivalent 

Total Calculated Structural Number 2.67 

6.11 Flexible Pavement Design: Private Parking and Drive Areas 

As indicated on Figure 3, we understand private parking areas and drive aisles will be constructed. 
In order to obtain strength measurements of the soil subgrade for the proposed pavement areas, 
we performed in-place field testing of native subgrade soil strength within excavator test pits. 
Based on the results of our testing and evaluation of the upper four feet of the ground surface, we 
estimate that the native subgrade underlying the proposed roadway exhibited a resilient modulus 
of 4,500 to 6,000 psi. For analysis and design purposes, we conservatively assume that the native 
subgrade soils will exhibit a resilient modulus of 4,500 psi under saturated conditions, which 
correlates to a CBR value of 3. 

We assume that interior streets will be subjected to vehicle traffic primarily consisting of light duty 
passenger vehicles from the 12 proposed homes, weekly trash trucks, and occasional fire trucks 
weighing up to 75,000 lbs. Based upon the anticipated traffic, we calculated an anticipated 18-kip 
ESAL count of approximately 45,000 over 20 years. Table 4 presents our flexible pavement 
design input parameters and required structural number based on the anticipated traffic impacts to 
the roadways over a 20-year period. Table 5 presents our recommended minimum dry-weather 
pavement section for interior streets supporting 20 years of vehicle traffic. Pavement design 
calculations are attached to this report. 

Table 4: Flex"bl P I e avement s ect1on D es1gn npu tP 

Input Parameter 

18-kip ESAL Initial Performance Period 
(20 Years) 

Initial Serviceability 

Terminal Serviceability 

Reliability Level 

Overall Standard Deviation 

Roadbed Soil Resilient Modulus (PSI) 
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Structural Number 

15 

t f p . t p k" arame ers or nva e ar mg a nd Drive Areas 

Design Value 

45,000 

4.2 

2.2 

85 Percent 

0.5 

4,500 

2.44 
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T bl 5 R a e d d M". ecommen e 1m mum D W h P ry- eat er avement s f ec 1on: p. t p k" nva e ar mg an d D. A nve reas 

Material Layer Section Thickness Structural Compaction Standard (in.) Coefficient 

Asphaltic Concrete (AC) 3 in. .42 91 %/ 92% of Rice Density 
AASHTO T-209 

Crushed Aggregate Base %"-0 2 in. .10 95% of Modified Proctor 
(leveling course) AASHTO T-180 

Crushed Aggregate Base 1 W'-0 10 in. .10 95% of Modified Proctor 
AASHTO T-180 

Subgrade 12 in. 4,500 PSI 95% of Standard Proctor 
AASHTO T-99 or equivalent 

Total Calculated Structural Number 2.46 

6.12 Subgrade Preparation 

Roadway subgrade soils should be compacted and inspected by GeoPacific prior to the placement 
of crushed aggregate base for pavement. Typically, a proofroll with a fully loaded water or haul 
truck is conducted by travelling slowly across the grade and observing the subgrade for rutting, 
deflection, or movement. Any pockets of organic debris or loose fill encountered during ripping or 
tilling should be removed and replaced with engineered fill (see Section 6.1, Site Preparation 
Recommendations). In order to verify subgrade strength, we recommend proof-rolling directly on 
subgrade with a loaded dump truck during dry weather and on top of base course in wet weather. 
Soft areas that pump, rut, or weave should be stabilized prior to paving. 

If pavement areas are to be constructed during wet weather, the subgrade and construction plan 
should be reviewed by the project geotechnical engineer at the time of construction so that 
condition specific recommendations can be provided. The moisture sensitive subgrade soils make 
the site a difficult wet weather construction project. General recommendations for wet weather 
pavement sections are provided below. 

During placement of pavement section materials, density testing should be performed to verify 
compliance with project specifications. Generally, one subgrade, one base course, and one 
asphalt compaction test is performed for every 1 00 to 200 linear feet of paving. 

6.13 Wet Weather Construction Pavement Section 

This section presents our recommendations for wet weather pavement sections and construction 
for new pavement sections at the project. These wet weather pavement section recommendations 
are intended for use in situations where it is not feasible to compact the subgrade soils to project 
requirements, due to wet subgrade soil conditions, and/or construction during wet weather. Based 
on our site review, we recommend a wet weather section with a minimum subgrade deepening of 6 
to 12 inches to accommodate a working subbase of additional 1 %"-0 crushed rock. Geotextile 
fabric, Mirafi 500x or equivalent, should be placed on subgrade soils prior to placement of base 
rock. 

In some instances, it may be preferable to use a subbase material in combination with over­
excavation and increasing the thickness of the rock section. GeoPacific should be consulted for 
additional recommendations regarding use of additional subbase in wet weather pavement 
sections if it is desired to pursue this alternative. Cement treatment of the subgrade may also be 
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considered instead of over-excavation. For planning purposes, we anticipate that treatment of the 
onsite soils would involve mixing cement powder to approximately 6 percent cement content and a 
mixing depth on the order of 12 to 18 inches. 

With implementation of the above recommendations, it is our opinion that the resulting pavement 
section will provide equivalent or greater structural strength than the dry weather pavement section 
currently planned. However, it should be noted that construction in wet weather is risky and the 
performance of pavement subgrades depend on a number of factors including the weather 
conditions, the contractor's methods, and the amount of traffic the road is subjected to. There is a 
potential that soft spots may develop even with implementation of the wet weather provisions 
recommended in this report. If soft spots in the subgrade are identified during roadway excavation, 
or develop prior to paving, the soft spots should be over-excavated and backfilled with additional 
crushed rock. 

During subgrade excavation, care should be taken to avoid disturbing the subgrade soils. 
Removals should be performed using an excavator with a smooth-bladed bucket. Truck traffic 
should be limited until an adequate working surface has been established. We suggest that the 
crushed rock be spread using bulldozer equipment rather than dump trucks, to reduce the amount 
of traffic and potential disturbance of subgrade soils. Care should be taken to avoid over­
compaction of the base course materials, which could create pumping, unstable subgrade soil 
conditions. Heavy and/or vibratory compaction efforts should be applied with caution. Following 
placement and compaction of the crushed rock to project specifications (95 percent of Modified 
Proctor), a finish proof-roll should be performed before paving . 

The above recommendations are subject to field verification. GeoPacific should be on-site during 
construction to verify subgrade strength and to take density tests on the engineered fill, base rock 
and asphaltic pavement materials. 

7.0 SEISMIC DESIGN 

The Oregon Department of Geology and Mineral Industries (DOGAMI), Oregon HazVu: 2019 
Statewide GeoHazards Viewer indicates that the site is in an area where strong ground shaking is 
anticipated during an earthquake. Structures should be designed to resist earthquake loading in 
accordance with the methodology described in the 2015 International Building Code (IBC) with 
applicable Oregon Structural Specialty Code (OSSC) revisions (current 2014). We recommend 
Site Class C be used for design per the OSSC, Table 1613.5.2 and as defined in ASCE 7-10, 
Chapter 20, Table 20.3-1. Design values determined for the site using the ATC Hazards by 
Location 2019 Seismic Design Maps Summary Report are summarized in Table 6 and are based 
upon observed existing soil conditions. 

19-5167, Maple Street Cottages GRPT 
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Table 6: Recommended EarthQuake Ground Motion Parameters (USG s 2018) 
Parameter Value 

Location (Lat, Long), degrees 45.423, -122.496 
Probabilistic Ground Motion Values, 

2% Probability of Exceedance in 50 yrs 
Peak Ground Acceleration PGAM 0.396 g 
Short Period, Ss 0.911 g 
1.0 Sec Period, S1 0.387 g 

Soil Factors for Site Class D: 
Fa 1.036 
Fv 1.413 

S Ds = 2/3 X Fa X Ss 0.629 g 
SD1 = 2/3 X Fv X S1 0.365 g 

Seismic Design Category D 

7.1 Soil Liquefaction 

The Oregon Department of Geology and Mineral Industries (DOGAMI), Oregon HazVu: 2019 
Statewide GeoHazards Viewer indicates that the site is in an area considered to be at low risk for 
soil liquefaction during an earthquake. Soil liquefaction is a phenomenon wherein saturated soil 
deposits temporarily lose strength and behave as a liquid in response to ground shaking caused by 
strong earthquakes. Soil liquefaction is generally limited to loose, sands and granular soils located 
below the water table, and fine-grained soils with a plasticity index less than 15. The upper 13 feet 
of the site was observed to be underlain by soft SILT, underlain by medium dense, coarse-grained 
granular deposits located above the static water table. Based upon review of available well logs 
obtained from the State of Oregon Water Resources Department Well Log Query Report, static 
groundwater is commonly encountered at depths of 10 to 20 feet bgs in the vicinity of the subject 
site. Review of our internal record of subsurface explorations, static groundwater was encountered 
within excavator test pits conducted at a site located approximately 1,000 feet to the north at a 
depth of approximately 13 feet bgs. However, review of available well logs from the vicinity of the 
site indicate that the gravel deposits may extend to depths greater than 30 feet bgs. Based upon 
the results of our study, it is our opinion that the risk of soil liquefaction at the site during a seismic 
event at the subject site should be considered to be low. 
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8.0 UNCERTAINTIES AND LIMITATIONS 

We have prepared this report for the owner and their consultants for use in design of this project 
only. This report should be provided in its entirety to prospective contractors for bidding and 
estimating purposes; however, the conclusions and interpretations presented in this report should 
not be construed as a warranty of the subsurface conditions. Experience has shown that soil and 
groundwater conditions can vary significantly over small distances. Inconsistent conditions can 
occur between explorations that may not be detected by a geotechnical study. If, during future site 
operations, subsurface conditions are encountered which vary appreciably from those described 
herein, GeoPacific should be notified for review of the recommendations of this report, and revision 
of such if necessary. 

Sufficient geotechnical monitoring, testing and consultation should be provided during construction 
to confirm that the conditions encountered are consistent with those indicated by explorations. The 
checklist attached to this report outlines recommended geotechnical observations and testing for 
the project. Recommendations for design changes will be provided should conditions revealed 
during construction differ from those anticipated, and to verify that the geotechnical aspects of 
construction comply with the contract plans and specifications. 

Within the limitations of scope, schedule and budget, GeoPacific attempted to execute these 
services in accordance with generally accepted professional principles and practices in the fields of 
geotechnical engineering and engineering geology at the time the report was prepared. No 
warranty, expressed or implied, is made. The scope of our work did not include environmental 
assessments or evaluations regarding the presence or absence of wetlands or hazardous or toxic 
substances in the soil, surface water, or groundwater at this site. 

We appreciate this opportunity to be of service. 

Sincerely, 

GEOPACIFIC ENGINEERING, INC. 

Benjamin L. Cook, R.G. 
Senior Geologist 

19-5167, Maple Street Cottages GRPT 
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James D. Imbrie, P.E. 
Principal Geotechnical Engineer 
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INTRODUCTION 
This traffic study has been prepared to evaluate and document the operations and safety 
conditions for the Maple Street Cottages development being planned in Scappoose, Oregon. 
The development will build a subdivision totaling 12 housing units. The project site is 
located at the current SE Maple Street terminus east of Cypress Court in an area surrounded 
with residential properties. For traffic flow purposes the property will be served by extending 
SE Maple Street approximately 200 to the east. Figure 'a' in the appendix is a vicinity map 
highlighting the project location. 

In accordance with the City's requirements the study area was defined as the surrounding 
neighborhood including the adjacent streets and several intersections, listed as follows. 

SE Maple Street at 3rd Street 
SE Maple Street at 4th Street 
SE Maple Street at Highway 30 
Columbia Avenue at 4th Street/West Lane Road 
Elm Street at 6th Street 

Development of the 1.59 acre property will require a zone change from the R-10 (single­
family housing, permitting 6 units) in Columbia County to R-4 (moderate density residential) 
when annexed into the City limits. Under the City's cottage housing development standards 
up to 18 housing units are permitted for the R-4 zoning, however the Maple Street Cottages 
development proposes a total of 12 homes. In compliance with the Transportation Planning 
Rule (TPR) the traffic study would normally include analysis of the reasonable worst case 
scenarios under the existing and proposed zoning through the year 2035 forecast year. Since 
the traffic analysis has determined that for the R-4 zoning with 12 housing units and with 18 
housing units no transportation mitigation is required is was not necessary to assess the 
impacts under the existing zoning with only six housing units. 

TRAFFIC ANALYSIS CONSIDERATIONS 
In the project scope established with City of Scappoose staff a number of important elements 
were identified and considered in this study. 

• Inventory and record pertinent information such as traffic control devices, circulation 
patterns, lane conditions, pedestrian & bicycle facilities, transit zones, parking, and 
street characteristics. 

• Record data on typical weekdays during the AM and PM peak traffic hours. 

• Obtain traffic count data for the intersections on Maple Street at 3rd Street, 4th Street, 
and Highway 30 and Columbia Avenue at 4th Street/West Lane Road and Elm Street 
at 6th Street. 

• The project buildout is estimated to occur by year 2021. In-Process traffic for 
Columbia Airpark East, Pioneer 2 Subdivision, and Urie Subdivision was applied to 
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establish the year 2021 background volumes. Additionally, traffic growth at 2%/year 
was applied to account for the year 2021 and 2035 horizon year conditions. 

• Determination of the development's trip generation based on the ITE Trip Generation 
manual for six homes (worst case R-10 zoning), 12 homes (proposed development R-
4 zoning), and 18 homes (worst case development R-4 zoning). 

• Level of service (LOS) analysis of the study intersections to measure the approach 
delays & v/c ratios for comparison to City standards. 

• Provide traffic control and lane configuration details at the study intersections. 
• Document the intersection sight distance standard for the proposed accesses 

(extension of Maple Street to project site location). 
• Determination of vehicular queuing at the study intersections and comparison of the 

demand queues to the available storage lengths. 
• Preparation of the peak hour signal warrant for the study intersections. 
• Review traffic accident data furnished by ODOT. Determine the intersection crash 

rates at the study intersections on Maple Street, Columbia A venue, and Elm Street. 
• Address the development's pedestrian mobility/connectivity to existing streets. 
• Document local street improvement projects noted in the City's TSP. 
• The property will be rezoned from R-1 0 to R-4. As a result a long range horizon year 

analysis for year 2035 was addressed for the worst case buildout scenario for both 12 
housing units and 18 housing units. 

SITE DESCRIPTION, STREETS, ACCESS, AND CRITICAL INTERSECTIONS 
Development of the Maple Street Cottages will include construction of 12 single-family 
homes. The site currently consists of vacant property. It will be necessary to extend Maple 
Street easterly from its current terminus east of Cypress Court to provide vehicular access to 
the project site. Several housing units will then be constructed on each side of Maple Street 
as shown on the project site plan (Figure 'b'). 

The intersection of East Columbia Avenue at 4th Street/West Lane Road is configured as 
a four-way stop controlled design. There are no separate tum lanes at this location. Pedestrian 
crosswalks are marked on the north, west, and south legs. 

The intersection of Elm Street at 6th Street is currently controlled by stop signing on each 
approach and is configured as a three-way design. There are no tum lanes at this location. No 
pedestrian crosswalks are present. 

East Maple Street at Highway 30 (Lower Columbia River Highway) is a signalized 
intersection positioned on the west side of the railroad line. The intersection provides two 
through travel lanes on the highway with separate northbound and southbound left tum lanes. 
The Maple Street approaches include a combination left/through lane and separate right tum 
lane on each side of the highway. There are pedestrian crosswalks on all intersection legs. 
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Maple Street at 3rd Street is a four-way design with stop control on the 3rd Street 
approaches. There are no separate turn lanes at this location. No crosswalks are marked. 

Maple Street at 4th Street is a four-way design with stop control on the Maple Street 
approaches. There are no separate turn lanes at this location. No crosswalks are marked. 

The existing and proposed lane configurations and traffic control are presented in Figure 'c', 

3 

Maple Street is classified as a Neighborhood route and operates with two travel lanes 
without pavement markings. The travel speed is not posted and therefore by statute is 25 
MPH. There is sidewalk along the south side of the street between Highway 30 and yct Street. 
East of 3rd Street pedestrians have to use the widened shoulder area consisting of 
combination pavement and dirt/grass segments. Maple Street currently dead-ends 
approximately 120 feet east of Cypress Court. 

TRAFFIC OPERATIONAL ANALYSIS 
In order to evaluate traffic flow and delay the study intersections were analyzed for level of 
service (LpS) conditions, delays, and safety. The intersections evaluated included Maple 
Street at 3rd Street, 4th Street, and Highway 30 and Columbia Avenue at 4th Street/West Lane 
Road and Elm Street at 6th Street. LOS analyses were completed within the AM & PM peak 

·hour periods for the following scenarios. 

• Year 2019 Existing Traffic - AM & PM Peak Hours 
• Year 2019 Existing plus Site Traffic - AM & PM Peak Hours 
• 2021 Background Traffic (existing plus growth traffic plus in-process traffic) - PM 
• 2021 Total Traffic- PM Peak Hour 
• Year 2035 Horizon Year Traffic -PM Peak Hour 

In order to perform the LOS analysis at the critical intersections video traffic count data was 
obtained for the AM & PM peak traffic hours. Figure 1 illustrates the volume data for the 
weekday peak hours. 

To account for the background traffic volumes in-process traffic data was applied for 
development projects furnished by the City. The associated trip information is depicted on 
Figure 2. The in-process development projects included the Urie Subdivision, Columbia 
Airpark East, and Pioneer 2 Subdivision. 

Figures 5 & 5a represent the existing traffic plus the site generated traffic produced for two 
housing scenarios under the R-4 zoning. Figure 5 includes the site traffic for 18 housing units 
and Figure 5a includes the site traffic for 12 housing units as proposed by the Maple Street 
Cottages subdivision. 
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Figure 6 depicts the year 2021 background traffic consisting of the sum of existing traffic, in­
process traffic, and traffic growth based on a rate of 2%/year as recommended by City staff. 

The year 2021 total traffic represents the summation of the background volumes and the site 
generated traffic for two housing scenarios under the R-4 zoning. Figure 7 includes the site 
traffic for 18 housing units and Figure 7 a includes the site traffic for 12 housing units as 
proposed by the Maple Street Cottages subdivision. 

The year 2035 (horizon year) traffic represents the summation of the background volumes 
and the site generated traffic for two housing scenarios under the R-4 zoning. Figure 8 
includes the site traffic for 18 housing units and Figure 8a includes the site traffic for 12 
housing units as proposed by the Maple Street Cottages subdivision. 

It is noted that the City's 2016 TSP identifies an intersection improvement project for 
Columbia Avenue at 4th Street/West Lane Road. The improvement (#!13) is planned to be a 
traffic signal or roundabout design. 

VEHICULAR TRIP GENERATION 
Trip rates presented in the Institute of Transportation Engineers (ITE) Trip Generation 
manual were utilized to estimate the site's trip generation. The trip generation is summarized 
in Tables 1, 2 & 3. ITE code #210 (Single-Family housing, lOth edition, year 2017) was 
applied to calculate the trip generation. 
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Table 1 Trip Generation Summry - R-1 0 Existing Zoning 

Units 
Weekday 

ITE Land Use AM Peak Hour PM Peak Hour (#) ADT 
Total Enter Exit Total Enter Exit 

Single-Family (#21 0) 6 

Generation Rate 1 9.44 0.74 25% 75% 0.99 63% 37% 

Site Trips 57 4 1 3 6 4 2 
1 

Source: Trip Generation, 10th Edition, ITE, 2017, average rates. 

Table 2 Trip Generation Summry- R-4 Proposed Zoning for 12 Homes 

Units 
Weekday 

ITE Land Use 
(#) ADT 

AM Peak Hour PM Peak Hour 

Total Enter Exit Total Enter Exit 
Single-Family (#210) 12 

Generation Rate 1 9.44 0.74 25% 75% 0.99 63% 37% 

Site Trips 113 9 2 7 12 8 4 
1 

Source: Trip Generation, 10th Edition, ITE, 2017, average rates. 

Table 3 Trip Generation Summary - R-4 Proposed Zoning for 18 Homes 

Units 
Weekday 

ITE Land Use 
(#) ADT 

AM Peak Hour PM Peak Hour 

Total Enter Exit Total Enter Exit 

Single-Family (#210) 18 

Generation Rate 1 9.44 0.74 25% 75% 0.99 63% 37% 

Site Trips 170 13 3 10 18 11 7 
1 

Source: Trip Generation, 10th Edition, ITE, 2017, average rates. 

If the property was not rezoned a maximum of six single-family homes could be on the site. 
The resulting trip generation would equate to 57 trips per day with four trips in the AM peak 
hour and six trips in the PM peak hour. Reference Table 1. 

The Maple Street Cottages' development plan proposed a total of 12 housing units under the 
R-4 zoning. For 12 housing units the trip generating would equate to 113 daily trips, 9 AM 
peak hour trips, and 12 PM peak hour trips. Reference Table 2. 

With 18 homes or the maximum number permitted within the R-4 zoning an ADT of 170 
trips per day would be generated with 13 trips in the AM peak hour and 18 trips in the PM 
peak hour. This scenario is not proposed in conjunction with the proposed development. 
Reference Table 3. 

Trip distribution is based on the traffic counts, historical traffic studies, and engineering 
judgment. Figure 3 presents the distribution. The corresponding peak hour trip assignments 
are presented in Figures 4 & 4a for the perspective 18-homes and 12-homes scenarios, 
respectively. 

5 
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CAPACITY ANALYSIS 
Capacity analyses were performed to determine the levels of service for the weekday AM 
and PM peak hours. Synchro v9 .1 was used to determine the approach delays and level of 
service for the study intersections. The program is based on the 1oth edition Highway 
Capacity Manual methodology. Tables 4a, 4b, 5a, & 5b summarize the analysis results. 
Copies of the capacity analysis summaries are included in the appendix. 

Tables 4a & 4b present the LOS results based on the existing traffic, year 2021 traffic, and 
horizon year 2035 conditions for the proposed development with 12 housing units under the 
R-4 zoning. 

6 

Tables 5a & 5b present the LOS results based on the existing traffic, year 2021 traffic, and 
horizon year 2035 conditions for the worst case scenario with 18 housing units under the R-4 
zonmg. 
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Table 4a LOS Summary- Existing Traffic & Existing Traffic+ Site Traffic w/12 Housing Units 

Traffic Scenario 

Intersection 
Type of Peak 2019 Existing 2019 Existing + Site 
Control Hour 

Grit. Grit. LOS 
Mov't 

LOS Delay v/c 
Mov't 

Delay v/c 

Columbia Avenue AM - A 9.2 0.21 - A 9.2 0.21 

and 4th Street 
All-way Stop 

PM - A 8.7 0.18 - A 8.7 0.18 

Lower Columbia River AM - B 13.0 0.47 B 13.2 0.47 
Highway (Hwy 30) Signal 

and Maple Street PM - B 15.7 0.59 - B 15.8 0.59 

3rd Street Two-way AM NB B 14.3 0.35 NB B 14.4 0.35 

and Maple Street Stop PM NB B 10.4 0.10 NB B 10.4 0.10 

4th Street Two-way AM WB B 13.2 0.02 WB B 12.6 0.04 

and Maple Street Stop PM WB B 10.1 0.01 WB B 10.1 0.02 

6th Street AM - A 7.5 0.09 - A 7.5 0.09 

and Elm Street 
All-way Stop 

PM - A 7.6 0.08 - A 7.6 0.08 

Notes: 2010 H1ghway Capac1ty Manual methodology used 1n analysis , Synchro v9. NB - Northbound, WB­
Westbound, Grit. Mov't - Critical movement or critical approach . 

7 

Table 4b LOS Summary- Yr 2021 Background, Yr 2021 Total, & Yr 2035 Horizon w/12 Housing Units 

Traffic Scenario 

2019 Existing+ Site+ 

Intersection 
Type of Peak Growth 2021 Total 2035 Horizon 
Control Hour (2021 Background) 

Grit. 
LOS Delay v/c 

Grit. 
LOS Delay v/c 

Grit. 
LOS Delay v/c 

Mov't Mov't Mov't 

Columbia Avenue 
All-way Stop PM E 42.9 0.76 E 43.2 0.77 F 78.5 0.98 

and 4th Street 
- - -

Lwr Col. River Hwy (#30) 
Signal PM - D 37.2 0.74 - D 37.8 0.74 - F 110.4 0.93 

and Maple Street 

3rd Street Two-way 
PM NB B 12.3 0.14 NB B 12.4 0.14 NB B 13.5 0.19 

and Maple Street Stop 

4th Street Two-way 
PM EB c 18.1 0.28 EB c 18.8 0.30 EB c 22.1 0.38 

and Maple Street Stop 

6th Street 
All-way Stop PM A 9.7 0.26 A 9.7 0.26 B 10.3 0.30 

and Elm Street - - -
Notes: 2010 H1ghway Capac1ty Manual methodology used 1n analysis , Synchro v9. NB- Northbound, EB- Eastbound, Cnt. Mov't­
Critical movement or critical approach . 
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Table Sa LOS Summary- Exist Traffic & Exist Traffic+ Site Traffic w/18 Housing Units 

Traffic Scenario 

Intersection 
Type of Peak 2019 Existing 2019 Existing+ Site 
Control Hour 

Grit. Grit. 
Mov't LOS Delay v/c 

Mov't LOS Delay v/c 

Columbia Street AM - A 9.2 0.21 - A 9.2 0.21 

and 4th Street 
All-way Stop 

PM - A 8.7 0.18 - A 8.8 0.18 

Lower Columbia River AM - B 13.0 0.47 B 13.4 0 .57 
Highway (Hwy 30) Signal 
and Maple Street PM - B 15.7 0.59 - B 15.9 0.59 

3rd Street Two-way AM NB B 14.3 0.35 NB B 14.5 0 .35 

and Maple Street Stop PM NB B 10.4 0.10 NB B 10.4 0.10 

4th Street Two-way AM WB B 13.2 0.02 WB B 12.5 0.05 

and Maple Street Stop PM WB B 10.1 0.01 EB B 10.2 0.08 

6th Street AM - A 7.5 0.09 - A 7.5 0.09 

and Elm Street 
All-way Stop 

PM - A 7.6 0.08 - A 7.6 0.08 

Notes: 2010 H1ghway Capac1ty Manual methodology used 1n analysis, Synchro v9. NB- Northbound, WB­
Westbound , Grit. Mov't - Critical movement or critical approach. 

8 

Table 5b LOS Summary- Yr 2021 Background, Yr 2021 Total, & Yr 2035 Horizon w/18 Housing Units 

Traffic Scenario 

2019 Existing+ Site+ 

Intersection 
Type of Peak Growth 2021 Tota l 2035 Horizon 
Control Hour (2021 Background) 

Grit. 
LOS Delay v/c 

Grit. 
LOS Delay v/c 

Grit. 
LOS Delay v/c 

Mov't Mov't Mov't 

Columbia Street 
All-way Stop PM E 42.9 0.76 E 43.8 0.77 F 79.5 0.98 

and 4th Street 
- - -

Lwr Col. River Hwy (#30) 
Signal PM D 37.2 0.74 D 38.2 0.74 F 110.5 0.93 

and Maple Street 
1 - - -

3rd Street Two-way 
PM NB B 12.3 0.14 NB B 12.4 0.14 NB B 13.6 0.19 

and Maple Street Stop 

4th Street Two-way 
PM EB c 18.1 0.28 EB c 19.2 0.31 EB c 22.5 0.39 

and Maple Street Stop 

6th Street 
All-way Stop PM A 9.7 0.26 A 9.7 0.26 B 10.3 0.30 

and Elm Street 
- - -

Notes: 2010 Highway Capacity Manual methodology used 1n analys1s , Synchro v9. NB - Northbound, EB- Eastbound, Grit. Mov't­
Critical movement or critical approach. 
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The analysis indicates that the stop controlled study intersections on Maple Street at 3rd and 
4th Streets and the intersection at Elm Street and 6th Street will operate at LOS 'C' or better 
with volume to capacity (vic) ratios less than 0.39 through the year 2035 period for both the 
12 units & 18 units housing scenarios. This intersection operation meets or exceeds the City 
of Scappoose's mobility standards. Therefore, no intersection improvements are necessary at 
these locations. 

The intersection of Columbia Avenue at 4th Street/West Lane Road will operate at LOS 'E' 
or better with a v/c of less than 0. 78 through the year 2021 total traffic period for both the 12 
units & 18 units housing scenarios. This intersection operation meets or exceeds the City of 
Scappoose's mobility standards. For the horizon year 2035 the intersection will experience 
failing conditions (LOS 'F', v/c = 0.98) for both the 12 units & 18 units scenarios unless 
mitigated. The City's 2016 TSP has identified a future intersection improvement at this 
location (#113) that includes construction of a traffic signal or roundabout. Therefore, no 
mitigation is necessary at this location in conjunction with the proposed development. 

The signalized intersection of Highway 30 at Maple Street will operate at LOS 'D' or better 
with a v/c of less than 0.75 through the year 2021 total traffic period for both the 12 units and 
18 units housing scenarios. This intersection operation meets or exceeds the City of 
Scappoose's mobility standards for signalized intersections (LOS 'D', v/c = 0.90). For the 
horizon year 2035 the intersection will experience failing conditions (LOS 'F', v/c = 0.93) 
for both the 12 units and 18 units housing scenarios. Mitigation is not identified in the TSP. 
Adding another northbound through lane on Highway 30 would mitigate the failing 
conditions in year 2035, however due to the presence of the railroad adjacent to the highway 
it would not be practical to widen the road. It should be noted that the proposed development 
will distribute only seven trips in the AM peak hour and in the PM peak hour to this location, 
representing an insignificant impact of0.27% and 0.21 %, respectively compared to the 
existing traffic volume conditions. Therefore, no intersection improvements are 
recommended in conjunction with the housing development. 

Generally, LOS 'A', 'B', 'C', and 'D' are desirable service levels ranging from no vehicle 
delays to average or longer than average delays in the peak hours. Level 'E' represents long 
delays indicating signalization warrants need to be reviewed and signals considered only if 
warrants are met. Level 'F' indicates that intersection improvements, such as widening and 
signalization or signal modification, may be required. According to the Highway Capacity 
Manual (HCM), the following delay times are associated with the LOS at stop controlled 
unsignalized and signalized intersections. 
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Level of Service criteria defined in Highway Capacity Manual 
Level of Service Unsignalized Control Signalized Control 

(LOS) Stopped Delay (sec/veh) Stopped Delay (sec/veh) 

A ~ 10 ~ 10 

B > 10 and~ 15 > 10 and~ 20 

c > 15 and~ 25 > 20 and~ 35 

D > 25 and~ 35 > 35 and~ 55 

E > 35 and~ 50 >55 and~ 80 

F >50 > 80 

QUEUING ANALYSIS 
The queue length demand on the study intersections was evaluated in the capacity analyses 
for the existing, existing plus site traffic, year 2021 background, and year 2021 total traffic 
scenarios. The analysis results are based on the 95th percentile queue values. 

At the stop controlled intersections on Maple Street at 3rd and 4th Streets and at Elm Street 
and 6th Street the vehicle stacking on the stop approaches will not exceed one to two cars in 
the peak hours. At the four-way stop intersection of Columbia Avenue at 4th Street the 
queues will range from four to six vehicles on the east, west, and south approaches. The 
north approach will experience a queue of 14 vehicles in the PM peak hour for the year 2021 
total traffic scenario (no site trips are added to this approach when the project is completed). 

For the signalized intersection of Highway 30 at Maple Street the queuing analysis produced 
the following results. 

Street Approach 
NB Left 
SB Left 
WB Through/Left 
WB Right 
EB Through/Left 
EBRight 

Available Storage Distance 
100' 
100' 
225' 
100' 
50' 
50' 

Projected Queue 
25' 
50' 

200' 
25' 

325' 
50' 

The east leg on Maple Street at Highway 30 is crossed by the railroad tracks approximately 
50 feet east of the highway. The tracks are protected by a railroad signal that includes drop­
arm gates and signing stating 'Do Not Stop On Tracks'. No changes to the existing traffic 
control is recommended. 
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SIGHT DISTANCE 
Intersection sight distance at the development's access on Maple Street is subject to the City's 
engineering standards (AASHTO). By statute Maple Street has a legal speed of25 MPH 
requiring a sight distance of 280 feet in both directions. Currently the street alignment is 
tangent and provides over 300 feet of sightline at the existing intersections and the standard 
is met. Intersection sight distance at the future access points on Maple Street will need to 
meet the required standard of 280 feet and must be maintained in conjunction with the 
project. Potential obstructions related to future buildings, landscaping, fencing, parking, 
signing, above ground utilities, or other objects must be avoided for safety reasons. 

LEFT TURN LANE REQUIREMENTS 
Currently there are no left tum lanes on Maple Street at 3rd and 4th Streets. A review of the 
left tum lane warrant confirmed that left tum lanes are not required at these intersections or 
the site access points. 

TRAFFIC SIGNAL WARRANTS 
No new traffic signals are proposed in conjunction with the development. The peak hour 
signal is included in the appendix. The intersections on Maple Street at 3rd and 4th Streets and 
at Elm Street and 6th Street did not meet the volume threshold. 

The four-way stop controlled intersection at Columbia Avenue and 4th Street/West Lane 
Road met the peak hour signal warrant for the year 2021 background traffic scenario. Since 
this location is identified for a future signal or roundabout design on the City's TSP listing 
and will operate at acceptable LOS through the year 2021 total traffic scenario no mitigation 
is proposed in conjunction with the proposed development. 

ACCIDENT HISTORY 
Accident data for the study intersections on Maple Street, Columbia A venue, and on Elm 
Street was obtained from ODOT staff and reviewed to help identify traffic safety conditions. 
The crash data listing covered a five-year period (20013-2017). 

The accident rates presented in Table 4 below are based on the number of accidents per 
million entering vehicles (MEV) per year. Typically, an intersection is not considered unsafe 
unless the crash rate exceeds the threshold value of 1.0 accidents per MEV. 
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Table 4 Crash Rate Results 

Annual Crash 
Intersection History 

Number of Crashes Traffic Crash rate 

(Years) 
Crashes per year Entering per M.E.V.* 

(veh/yr) 

Columbia Street and 4th Street 5 1 0.2 1829852 0.11 
1--------- -------------------

Lower Columbia River Hwy (#30) and Maple Street 5 14 2.8 11979872 0.23 
--

3rd Street and Maple Street 5 1 0.2 810833 0.25 

4th Street and Maple Street 5 1 0.2 909448 

6th Street and Elm Street 5 0 0.0 668389 

* M.E.V. - million entering vehicles. 

None of the intersections experience crash rates above 0.25 accidents per MEV/year 
indicating safety mitigation is not necessary. 

PEDESTRIANS, BICYCLES, & BUSES 
Currently there are sidewalks on Maple Street west of 3rd Street. Sidewalk will be 
constructed along the development's property frontage on Maple Street for the length of the 
property. 

Bike lanes are not present on Maple Street and will not be added with the project. 

Tri-Met does not provide transit service in Scappoose. 

TRANSPORTATION PLANNING RULE (TPR) FINDINGS 

0.22 

0.00 

The trip generation for both the existing and proposed zoning conditions has been determined 
for the Maple Street Cottages subdivision development. As part of the TPR (Oregon 
Administrative Rules 660-060) it is necessary to compare the reasonable worst case scenario 
under the existing zoning to the reasonable worst case scenario for the proposed zoning in the 
forecast horizon year. In this case the horizon year was determined to be year 203 5. 

The site development involves a property rezone from the current RIO zone (single-family 
housing permitting six dwelling units) to the proposed R-4 zone (moderat~ density residential 
permitting 18 dwelling units). The Maple Street Cottages project is being planned for 12 
housing units. The worst case development for the existing and proposed zoning is a 
difference of 12 housing units. The traffic analysis has confirmed that no improvements are 
necessary to the transportation system through the horizon year 203 5 period. 
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Shown bel'?w are the trip generation comparisons for the existing and proposed zoning and 
associated housing scenarios. 

Zone 
Existing R-1 0 
Proposed R-4 
Proposed R-4 

Zoning & Trip Generation Comparison 

#Units 
6 

12 
18 

Scenario Trip Generation 
ADT AM Pk Hr PM Pk Hr 

57 4 6 
113 9 12 
170 13 18 

13 

Given that the maximum number of housing units possible under the existing and proposed 
zoning designations is 12 units (18 units- 6 units= 12 units) the trip generation difference 
equates to nine trips ( 13 trips - 4 trips = 9 trips) in the AM peak hour and 12 trips ( 18 trips - 6 
trips= 12 trips) in the PM peak hour. As no mitigation is necessary under the maximum 
buildout scenario with 18 homes the proposed zone change will not cause a "significant 
effect", as defined by the Transportation Planning Rule. 

SUMMARY AND RECOMMENDATIONS 
The traffic study for the Maple Street Cottages development has been prepared to determine 
the potential impacts at the study intersections on Maple Street at Highway 30, 3rd Street, and 
4th Street and 4th Street at Columbia Avenue and Elm Street at 6th Street. Development of the 
site includes building 12 homes and is projected to generate 113 daily trips, nine AM peak 
hour trips, and 12 PM peak hour trips. 

Intersection sight distance at the development's access on Maple Street is subject to the City's 
engineering standards (AASHTO). By statute Maple Street has a legal speed of 25 MPH 
requiring a sight distance of 280 feet in both directions. Currently the street alignment is 
tangent and provides over 300 feet of sightline at the existing intersections and the standard 
is met. Intersection sight distance at the future access points on Maple Street will need to 
meet the required standard of 280 feet and must be maintained in conjunction with the 
project. Potential obstructions related to future buildings, landscaping, fencing, parking, 
signing, above ground utilities, or other objects must be avoided for safety reasons. 

The capacity analysis indicates that the stop controlled study intersections on Maple Street at 
3rd and 4th Streets and the intersection at Elm Street and 6th Street will operate at LOS 'C' or 
better with volume to capacity (v/c) ratios less than 0.39 through the year 2035 scenario. This 
intersection operation meets the City's mobility standards. 

The intersection of Columbia Avenue at 4th Street/West Lane Road will operate at LOS 'E' 
or better with a v/c of less than 0. 77 through the year 2021 total traffic scenario. This 
intersection operation meets the City's mobility standards. For the horizon year 2035 the 
intersection will experience failing conditions unless mitigated. The City's 2016 TSP has 
identified a future intersection improvement at this location ( #I13) that includes construction 
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of a traffic signal or roundabout. Therefore, no mitigation is necessary at this location in 
conjunction with the proposed development. 

The signalized intersection of Highway 30 at Maple Street will operate at LOS 'D' or better 
with a v/c of less than 0.75 through the year 2021 total traffic scenario. This intersection 
operation meets the City's mobility standards for signalized intersections. For the horizon 
year 2035 the intersection will experience failing conditions. Mitigation is not identified in 
the TSP. Adding another northbound through lane on Highway 30 would mitigate the failing 
conditions in year 2035, however due to the presence of the railroad tracks adjacent to the 
highway it would not be practical to widen the road. It should be noted that the proposed 
development will distribute only seven trips in the AM peak hour and seven trips in the PM 
peak hour to this location, representing an insignificant impact of 0.27o/o in the AM peak 
hour and 0.21 in the PM peak hour compared to the exiting traffic volume conditions. 
Therefore, no intersection improvements are recommended in conjunction with the housing 
development. 

Crash history data for the study intersections was obtained from ODOT staff and reviewed to 
help identify any traffic safety problems. The crash data listing covered a five-year period 
(20013-2017). None of the intersections experience crash rates above 0.25 accidents per 
MEV /year indicating safety mitigation is not necessary. 

Based on the traffic analysis results it is recommended that the City of Scappoose support the 
development as proposed for 12 housing units under the R-4 zoning without any 
transportation mitigation. 
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~ OiARBONNEAU 
~ ENGINEERING 
10211 SW Barbur Boulevard, Suite 21 OA, Portland, OR 97219 
Phone(503)293~118 

DATE 

TO 

FROM 

SUBJECT 

MEMORANDUM 

November 7, 2019 

Steve Kay. AICP 
Cascadia, Planning & Development Services 
P. 0. Box 1920 
Silverton, OR 97381 

Mary Kate Otto, EIT & Frank Charbonneau, PE, PTOE 

Maple Street Cottages 
Completeness Review Response 

FL19113 

This memorandum has been prepared in response to the June 13, 2019 Completeness Review 
comments expressed by City of Scappoose staff in which requests confirmation that the Maple Street 
and Hwy 30 intersection will meet the ODOT alternative mobility targets (with the addition of the 
site's traffic) and requests a trip generation analysis of the site under its current zoning (R-1 0), 
annexed zoning (R-1 ), and proposed zoning (R-4 ). The associated documentation provides a 
supplementary analysis of the Maple Street and Highway 30 intersection in order to confirm that, 
with the addition of the site's traffic, the Maple Street and Highway 30 intersection will meet the 
ODOT mobility targets. 

This memorandum serves as a supplementary document and update to the Maple Street Cottages 
Traffic Analysis Report, dated April 5111

, 2019. 

During preparation of this completeness review response, Charbonneau Engineering staff identified 
that the capacity analysis in the original traffic report omitted the existing northbound right tum lane 
on Highway 30 at Maple Street. The updated capacity analysis results for the Maple Street and 
Highway 30 intersection are presented below for the 12-home and 18-home scenarios; these analysis 
scenarios were included in the original traffic analysis report. In addition, Charbonneau Engineering 
staff has identified that in the original traffic report, the 2019 Existing+ Site+ Growth analysis 
scenario was incorrectly labeled as 2021 Background Traffic. 

The Maple Street and Highway 3 0 revised level of service calculation results are presented in the 
table below. In addition to the scenarios considered in the original traffic report, at the request of City 
staff, results for the 2035 horizon year without the site scenario have been included. Copies of the 
corrected Maple Street and Highway 30 capacity analysis worksheets are attached. 
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Table 1. LOS Summary - Existing Traffic & Background Traffic. 

Traffic Scenario 

Intersection 
Type of Peak 

2019 Existing 2021 Background1 

Control Hour 
LOS Delay v/c LOS Delay v/c 

Lower Columbia River AM B 12.8 0.40 - - -
Highway (Hwy 30) Signal 

and Maple Street PM B 13.8 0.50 c 27.3 0.63 

Notes: 2010 H1ghway Capac1ty Manual methodology used m analysis , Synchro v9. 
1 

2021 Background Traffic= 2019 Existing Traffic+ growth (2%/yr for two years)+ In-process Traffic. 

Table 2a. LOS Summary- Existing+ Site, Existing+ Site+ Growth, & Year 2021 Total -12 homes. 

Traffic Scenario 

Intersection 
Type of Peak 2019 Existing + Site 2019 Existing + Site 2021 Total2 

Control Hour (12 homes) (12 homes)+ Growth (12 homes) 

LOS Delay v/c LOS Delay v/c LOS Delay v/c 

Lwr Col. River Hwy (#30) AM B 13.0 0.40 - - - - - -
and Maple Street 

Signal 
PM B 13.8 0.50 B 15.0 0.52 c 27.5 0.63 

Notes: 2010 H1ghway Capac1ty Manual methodology used m analys1s, Synchro v9. 
2 2021 Total Traffic= 2019 Existing Traffic + growth (2%/yr for 2 years)+ In-process Traffic+ Site Traffic (12 homes). 

Table 2b. LOS Summary- Existing+ Site, Existing+ Site+ Growth, & Year 2021 Total -18 homes. 

Traffic Scenario 

Intersection 
Type of Peak 2019 Existing + Site 2019 Existing + Site 2021 Total2 

Control Hour (18 homes) (18 homes) + Growth (18 homes}_ 

LOS Delay v/c LOS Delay v/c LOS Delay v/c 

Lwr Col. River Hwy (#30) AM B 13.1 0.41 - - - - - -

and Maple Street 
Signal 

PM B 13.9 0.50 B 15.0 0.52 c 27.6 0.64 

Notes : 2010 H1ghway Capacity Manual methodology used m analysis, Synchro v9. 
2 2021 Total Traffic= 2019 Existing Traffic+ growth (2%/yr for 2 years) + In-process Traffic+ Site Traffic (18 homes). 

Table 3. LOS Summary- 2035 Horizon (No Site, With Site (12 homes), & With Site (18 homes). 

Traffic Scenario 

Type of Peak 2035 Horizon3 2035 Horizon 2035 Horizon 
Intersection - With Site - -With Site -

Control Hour - Without Site - (12 homes) (18 homes) 

LOS Delay v/c LOS Delay v/c LOS Delay v/c 

Lwr Col. River Hwy (#30) 
Signal PM F 85.2 0.79 F 85.4 0.80 F 85.5 0.80 

and Maple Street 

Notes: 2010 H1ghway Capac1ty Manual methodology used m analys1s, Synchro v9. 
3 2035 Horizon Traffic (Without Site) = 2019 Existing Traffic+ growth (2%/yr for 16 years) + In-process Traffic. 
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In both of the site development scenarios ( 12 units and 18 units) considered, the signalized 
intersection of Highway 30 at Maple Street will operate at LOS 'C' with a v/c of less than 
0.65 through the year 2021 total traffic period. This intersection operation exceeds the City of 
Scappoose's mobility standards for signalized intersections (LOS 'D', v/c :::_ 0.90). For the 
horizon year 2035 the intersection is expected to operate at LOS 'F' with a v/c = 0.80 for 
both the 12 units and 18 units housing scenarios. Mitigation is not identified in the TSP. 
Adding another northbound through lane on Highway 30 would mitigate the failing 
conditions in year 2035, however due to the presence of the railroad adjacent to the highway 
it is not practical to widen the road. It should be noted that the proposed development (in the 
18 homes scenario) will distribute only seven trips in the AM peak hour and in the PM peak 
hour to this location, representing an insignificant impact of 0.27% and 0.21 %, respectively 
compared to the existing traffic volume conditions. Therefore, no intersection improvements 
are recommended in conjunction with the housing development. 

ODOT Mobility Standards and Alternative Mobility Targets 
Based on operational deficiencies identified in the Scappoose transportation system over the 20-year 
planning horizon and the financial and other constraints at several intersections along Highway 30, 
alternative mobility targets have been established to adjust roadway performance expectations to 
match with realistic expectations. 

The DKS Associates' Alternative Mobility Targets technical memorandum identifies the process in 
which an intersection should be evaluated if it is found to not meet Oregon Highway Plan (OHP) 
mobility targets. The memorandum specifies for the Maple Street and Highway 30 intersection, in 
order for the alternative mobility target to be met the intersection must not exceed capacity for more 
than five consecutive hours. 

The Maple Street and Highway 30 intersection in anticipated to operate at LOS 'F' and v/c = 0.79 
during the PM peak hour in the 203 5 horizon year regardless of the site's development. The capacity 
analysis for the next consecutive hour (estimated with existing traffic data) identifies that the Maple 
Street and Highway 30 intersection operation at LOS 'E" (delay= 68 .0 seconds) and with a v/c = 
0.76. Based on these findings the intersection's operation is improving. The intersection operation 
(measured by its v/c and LOS) is expected to continue to improve during the proceeding consecutive 
hours and, thus the alternate mobility target will be met for the Maple Street and Highway 30 
intersection. 

Parcel Zoning and Levels of Development 

Current Conditions 
The 1.59-acre site, located in Columbia County on tax lot 4400 (3N2Wl2DA), is currently zoned R­
IO (Single-Family Residential). Under the R-10 zoning designation, one single-family home can be 
built (1 home/acre). Based on this level of development and ITE Single-Family Residential (Land Use 
#21 0) trip rates, the site would be expected to generate nine (9) daily trips, one ( 1) AM peak hour trip, 
and one (1) PM peak hour trip. 
Annexed Conditions 
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Once the site annexed, the parcel zoning would be designated R-l(Low Density Residential). Under 
the R-1 zoning designation and after right-of-way dedication (10,460 sq. ft.), nine (9) single-family 
homes can be built (1 home/6,000 sq. ft.). Based on this level of development, the site would be 
expected to generate 85 daily trips, five (7) AM peak hour trips, and seven (9) PM peak hour trips. 

Proposed Conditions 
The site's proposed development includes a zone change to R-4 (Moderate Density Residential). 
Under the R-4 zoning designation, the maximum number of dwelling units that could be developed 
has been identified as five (5) quad-plexes (1 quad-plex/11,000 sq. ft.). Based on this level of 
development and ITE Low-Rise Housing (Land Use #220) trip rates, the site would be expected to 
generate 146 daily trips, nine (9) AM peak hour trips, and 11 PM peak hour trips. 

Current Proposal 
Considering the proposed R-4 zoning, the Scappoose Municipal Code (Section 17.58•.030) allows up 
to 1.5 cottage units per regular dwelling unit (with no more than 15 cottages per acre). Under the R-4 
zoning designation, no more than 12 single-family dwelling units can be built (1 unit/5,000 sq. ft.). 
Based on these development guidelines the April 20 19 traffic analysis report considered the impacts 
of 12 cottages and 18 cottages. Based on these levels of development and Single-Family Residential 
trip rates, the 12-home site would be expected to generate 113 daily trips, nine (9) AM peak hour 
trips, and 12 PM peak hour trips. With 18 homes, the site would generate 170 daily trips, 13 AM peak 
hour trips, and 18 PM peak hour trips. 

Considering these trip generation comparisons, the capacity analysis with 12 single-family homes and 
18 single-family homes considers the greatest impact. 

Based on the traffic analysis results it is recommended that the City of Scappoose support the 
development as proposed for 12 housing units under the R-4 zoning without any 
transportation mitigation. 

Please contact Mary Kate Otto or Frank Charbonneau if you have any questions or comments. 

~ Charbonneau 
~ Engineering LLC 
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TO BE NAMED 

Protective Covenants, Conditions and Restrictions 

THIS DECLARATION is applicable to all lots within To Be Named development located within the City of 

Scappoose. 

To Be Named is a subdivision located within the city limits of Scappoose, Oregon. It is accessed by 

Maple Street. 

WHEREAS, OHM Equity Partners, LLC, hereinafter referred to as Declarant, is owner of the above 

described real property located in the County of Columbia, State of Oregon, known as To Be Named, a 

duly recorded plat, and 

WHEREAS, the Declarant desires to declare of public record its intention to create protective covenants, 

conditions and restrictions in order to effectuate a general scheme of development creating benefits 

and obligations for the owner of said property. 

NOW THEREFORE, Declarant hereby declares that all of the property described above shall be held, sold 

and conveyed subject to the following easements, restrictions, covenants and conditions which are for 

the purpose of protecting the value and desirability of, and which shall run with, the real property and 

be binding on all parties having any right, title or interest in the described properties or any parts 

thereo( their heirs, successors and assign, and shall insure to the benefit of each owner thereof. 

ARTICLE 1 

RESIDENTIAL COVENANTS 

1. HOME OWNERS ASSOCAITION 

Owning property within To Be Named the legal property owner will automatically become a 

member of the To Be Named Home owners association until the property is no longer owned by 

them. This entitles the property owner to all rights, privileges and responsibilities of the To Be 

Named home owner association. 

2. STORMWATER TRACTS 

Storm water TBD (drainage facilities) are reserved as shown on the recorded plat of the 

subdivision. Within these tracts, no structure, impervious surface, planting or other material 

shall be placed or permitted to remain which may damage or interfere with the operation and 

maintenance of the storm water tract. The storm water tracts are the responsibility of and are 

to be maintained by the To Be Named home owners association. They are to be maintained and 

kept in good working order at all times by the residents and homeowners. 

3. EASEMENTS-TYPICAL EASEMENTS 

Easements for access, installation and maintenance of utilities and drainage facilities are 

reserved as shown on the recorded plat of the subdivision. Within these easements, no 
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structure, shall be placed or permitted to remain which may damage or interfere with the 

installations and maintenance of utilities, or which may change the direction of flow of drainage 

channels in the easements, or which may obstruct or retard the flow of water through drainage 

channels in the easements. The easement area of each affected lot and all improvements in it 

shall be maintained continuously by the current owner of the lot, except for those 

improvements for which a public authority or utility company is responsible. 

4. OFFENSIVE ACTIVITIES 

No noxious or offensive activity shall be carried out on any lot, nor shall anything be done or 

placed upon any lot which interferes with or jeopardizes enjoyment of other lots within this 

subdivision. 

5. ANIMALS 

No Animal, livestock, or poultry of any kind shall be raised, bred or kept on any lot, except that a 

reasonable number (not to exceed 2) of dogs, cats, or other household pets may be kept 

provided that they are not kept, bred, or maintained for commercial purposes and are 

reasonably controlled so as to not be a nuisance. 

6. PARKING 

Parking of boats, trailers, motorcycles, trucks, truck-campers, and like equipment shall not be 

allowed on any part of the property nor on public streets adjacent thereto excepting only within 

the confines of a permanent building enclosure sides and top made of like materials of the 

homes. 

7. TV RECEPTION 

Satellite dishes to be shielded from plain sight. 

8. SIGNS 

No sign shall be erected or maintained on any lot except that not more than on "For Sale" or 

"For Rent" sign be placed by the owners, Declarant or by licensed real estate agent. 

9. VEHICLES IN DESREPAIR 

No lot shall permit any vehicle, which is in an extreme state of disrepair to be abandoned or to 

remain parked upon any lot, parking lot, or on any street for a period in excess of forty-eight 

{48) hours. A vehicle shall be deemed to be in an "extreme state of disrepair" when due to its 

continued inoperability or significant damage if it offends the occupants of the neighborhood. 

NO automobiles or other vehicles shall remain in disrepair, or dismantled on the lots, the 

parking lot or in the street. 

10. RUBBISH AND TRASH 

No lot shall be used as a dumping ground for trash or rubbish of any kind. All garbage and other 

waste shall be kept in appropriate sanitary containers for property disposal and out of public 

view. Yard rakings and dirt resulting from landscaping work shall not be dumped onto streets or 

any lots. 

11. MOTORHOMES AND TRAILERS 

Motorhomes and trailers must be stored in a permanent building enclosure sides and top made 

of like materials of the homes . 
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12. TEMPORARYSTRUCTURES 

No structures of a temporary character, trailer, tent, shack, metal building, tarp building, barn or 

other outbuilding shall be used on any lot at any time as a residence whether temporarily or 

permanently. 

13. LANDSCAPING POLICY 

A. Landscaping Design- The front yard of all lots shall be landscaped in a manner that is 

harmonious and compatible with the overall landscaping of the other homes. No garbage, 

no debris, no stacking of items, no storage of items, will be allowed in plain site of other 

homes, parking lots, or common areas. 

B. Landscaping Maintenance- All front yard landscaping will be maintained by a landscaping 

contractor contracted with the HOA to maintain front yards and all public areas of the 

property. 

C. Fencing- All fencing must follow the rules of the city ordinance. All fencing must be made 

of wood (cedar or outdoor wood) or vinyl. No cyclone fencing is allowed. 

1. Additional Outbuild ings: 

ARTICLE 2 

ARCHITECHTURAL CONTROL COMMITTEE 

DESIGN GUIDLINE 

All addon's, lean-to's must share material characteristics of original homestead on same lot. 

2. Exterior Lighting: 

Exterior lighting must be designed to eliminate glare and annoyance to adjacent property 

owners and passersby. 

ARTICLE 3 

GENERAL PROVISIONS 

1. MAINTENANCE OF TRACTS TBD, Landscaping, and Garbage 

Maintenance of tracts TBD are the responsibility of the HOA. Expenses shall be divided equally 

among the twelve homeowners. 

2. HOA Dues and Collection 

An initial amount of $1000.00 shall be collected from each homeowner at the time of closing on 

their new home and put into to an HOA maintenance account. In addition, 2 months HOA dues 

will be collected at the time of closing. No homeowner shall have any right to the money once 

collected other than to pay for maintenance expenses for tracts A and B, Landscaping, and HOA 

operation. Each time a home is sold in To Be Named a $1000.00 HOA fee will be collected at 

closing and deposited with the HOA. 
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HOA dues are considered past due if not paid by the lOth of every month. Payments by the 

homeowners to the HOA can only be paid via electronic means and only setup for automatic 

payment. Failure to pay the current HOA dues will result in a default by the homeowner and a 

onetime penalty equal to one month's dues for each month in arears. Each homeowner is 

responsible for one twelfth share of the expenses of the HOA. No exceptions. These expenses 

will be paid monthly and be 30 days in arears. 

3. HOA Voting Rights 

Each home owner has one vote and all homeowners must vote on issues brought to them by the 

HOA board. The board will be elected by the homeowners and will consist of a President, 

Secretary and Treasurer. 

4. Enforcement 

In the event of any violation of any of the provisions of this Declaration, the Declarant or any 

other person or persons owning real property within the plat may, at their option, exercise the 

right to enforce these covenants by prosecuting any proceeding at law or in equity necessary to 

prevent the violation or to recover damages sustained by reason of such violation. Failure by 

any party to enforce any covenant or restriction herein contained shall in no event be deemed a 

waiver of the right to do so thereafter. In any action successfully prosecuted to abate or recover 

damages for violation of the provisions of this Declaration, the prevailing party shall be entitled 

to recover all costs, including reasonable attorney fees incurred in such enforcement. 

1. SEVERABILITY 

Invalidation of any one of these covenants by judgment or court order shall in no way affect any 

of the other provision, which shall remain in full force and effect. 

2. LIMITATION OF LIABILITY 

These Covenants, Conditions and Restrictions are designed to be enforceable by the Owners of a 

Lot or Lots in the subdivision and the intent is not for the Developer to be the enforcer or have 

any liability at all. Any lot owner may seek enforcement of these Covenants, Conditions and 

Restriction. Enforcement shall be by proceedings at law or in equity and may be brought against 

any person or persons violating or attempting to violate any Covenant, Condition or Restriction 

stated herein. 

Planning Commission Packet ~ May 14th, 2020 Page 257 of 278



A contract purchaser shall be deemed a lot owner for purposes of the Covenants, Conditions, 

and Restrictions. 

IN WITNESS WHEREOF, the undersigned have caused this instrument to be executed this 

___ day of , 20 __ . 

OHM Equity Partners, LLC 
By: _________ _ 

STATE OF OREGON 

}SS 

County of Columbia } 

BE IT REMEMBERED, that on this _____ day of ______ , 20 __ , before, 

A Notary Public in and for said County and State, Personally appeared the managing member of 

OHM Equity Partners LLC, and Oregon Limited Liability Company, and that said instrument was 

signed and sealed on behalf and said Company, and does acknowledge said instrument to be in 

voluntary act and deed. 

Notary Public for Oregon 

My commission expires ___ _ 
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• 
Board of 
Directors 

Jake Cruter 
Rob Mathers 
Craig Melton 
HanyPrice 

Debbie Reed 

General Manngcr 
Jotm Nguyen 

• 

-------------------------------------------------------· 
A COMMUNITY-OWNED UTILITY 

April 9, 2019 

Cascadia Planning & Developtnent Services 
Attn: Steve Kay 
PO Box 1920 
Silverton, OR 97381 
steve@cascadiapd. cmn 

Re: Maple Street Cottages 

Dear Steve 

64001 Columbia River Highway 
Deer Island, OR 97054 

Post Office Box 1193 
St. Helens, OR 97051 

(503) 397-1844 Phone 
(503) 397-5215 Fax 

www.crpud.net 
facebook.comlcqmd 

twiuer.comlcipudUtitity 

The Maple Street Cottages located at tax lot 4400 of tax map 3N2Wl2DA on SE 
Maple St in Scappoose, OR is within the boundaries established for Columbia 
River People's Utility District (PUD). The PUD will provide electric service in 
accordance with our General Tenns, Conditions, Rules and Regulations for 
Electric Service . 

If you have any questions, please contact our Engineering Departtnent at (503) 
397-0760. 

Thank you, 

Branden Staehely 
Engineering Supervisor 
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NWN I Results https://www.nwnatural.com/ConnectToGas/GasAvailabilityResults 

1 of4 

.(~ NW Natural 

Can I Get Gas? 

1 2 3 Results 4 Next Steps & Special Offers >> 

I am building a single family residence in a new subdivision. 

Good news. While it appears that gas service may not be immediately nearby, 
accessible for this property. 

33897 SE Maple St, Scappoose, OR 97056, USA 

What will gas service cost? 
For Oregon and Washington Properties 

Your gas availability search resulted in an answer of Likely. 

Depending on the location of your house or structure, pricing may vary. For some installations, a site vis 
pricing. Please contact a NW Natural Representative for more details. 

Note: Final costs will be determined at the time you place your order and extraordinary construction cond. 
costs. 
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NWN I Results https:/ /www.nwnatural.com/ConnectToGas/GasAvailability Results 

2 of4 

Your situation 
View 

Your property is eligible for service because the following appears to be true: 

You are using approved conduit to provide the pathway for service on the property per tariff 
requirements. 

There may be a standard gas main that is accessible for your property, but it may not be 
immediately nearby your property. 

There may be other site conditions which may add complexity to your installation. 

How long will it take? 
View Answer 

Each order is unique, so timing can vary. However, you can expect the timing for service install 
to fall within these general guidelines. 

Depending on where your property is located, installation may require a permit from your city o 
county. This can add to the installation time. Installation timing can also be affected by 
extraordinary construction conditions such as nearby railroads, easements, creek crossings, 01 

rocky terrain. 

If no permit is required, installation should occur no later than seven business days from the de: 
the order, after final costs have been determined, and the site is ready for the installation of the 
service line. 

If an extension of our gas main is required to reach your property, installation times may take 
upwards of several weeks. 

How do I purchase and install my gas equipment? 
View Answer 

What do I need to get started? 
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Steve Kay 

From: Ries, Nicholas <nries@wm.com> 
Friday, April 12, 2019 6:37 AM 
steve@cascadiapd.com 

Sent: 
To: 
Cc: 
Subject: 

PNW Dispatch - Resi/Comm; Johnson, Greg 
RE: Scappoose Web Request 

Hello Steve, 

At the moment I don't see any issues with servicing this location. Waste Management will service this property based on 
the preliminary plans provided to us in the email below. As things progress I would love to be a part of the discussion to 
allow the best and safest service for this site. Below are the basic guidelines to build an enclosure: 

1. Thirty feet of overhead clearance is needed to. allow for dumping of containers. This permits 
dumping without hazard of striking overhead wires, limbs, or structures. 

2. Enclosure must be built on a flat and level concrete pad, which extends out in front of the 
. enclosure by approximately 5 feet from gate. This allows container to be turned for dumping if 

needed. Asphalt is not suitable. 
3. Enclosure should measure at least three feet longer than the longest container. 
4. Enclosure must be at least 12 % feet wide to allow 2 %feet clearance 
s. on either side of container to enclosure wall. 
s. Gates may either swing out or slide, and need securing mechanisms (gate pegs) for both the 

open and closed positions. 
7. Gates must swivel at least 180 degrees, or slide at least as wide as the gate supports, which 

need to be a minimum of 12 % feet apart. 
a. Enclosure must be accessible directly by a truck, to drive directly to the enclosure, allowing 

dumping. There also must be enough room for the truck to turn around after dumping, avoiding 
the driver to back onto a major road or intersection. 

9. Enclosure should not be placed where container must be rolled down a narrow alley or 
sidewalk, or where damage and injury may occur. (i.e. sharp inclines, near exposed sprinkler 
heads, cars, etc.) 

All enclosure must have 24 hour access, especially schools in order to pickup the material before 
children are in the area. 

Please feel free to reach out to me if you have any questions. 

Thanks, 
Nick Ries 
Route Manager- Combo All LOBS 
WM of Pacific Northwest 
nries@wm.com 

Waste Management 
34240 Johnson Landing Rd 
Scappoose, OR 97056 
Phone: 503-680-4239 
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From: PNW Dispatch- Resi/Comm 
Sent: Thursday, April11, 2019 5:32AM 
To: Ries, Nicholas <nries@wm.com>; Johnson, Greg <gjohns232@wm.com> 
Subject: FW: [EXTERNAL] Scappoose Web Request 

Please see below. 

Thanks, 

Matt Ryberg 
Lead Dispatcher 
mryberg®wm. com 

Waste Management 
7227 NE 55th Ave, Portland, Oregon 
(503) 331-2220 

From: Steve Kay <steve@cascadiapd.com> 
Sent: Wednesday, April10, 2019 3:50PM 
To: PNW Dispatch- Resi/Comm <PNWDispatch-Resicomm@wm.com> 
Subject: [EXTERNAL] Scappoose Web Request 

I'm current working on a subdivision application and the City of Scappoose suggested that I reach out to you for input 
when evaluating how waste management will occur. The attached plans show the extension of SE Maple Street and 
development of a proposed cottage housing project. A proposed waste and recycling storage enclosure on the south 
side of Maple Street will provide consolidated service for Lots 5-12. The site plan indicates that this enclosure can be 
accessed through a 24' wide driveway which terminates with a turnaround. To serve units on the north side of Maple 
Street, the developer is proposing curbside waste and recycling pickup for Lots 1-4. 

Are there any concerns with proposed waste management services for this development? Could you email me 
standards/plan details that we could refer to when finalizing the design? 

Thanks, 

~teve Kay, AICP 

~ 
Cascadia 
Planning + Development Services 
PO Box 1920 
Silverton, OR 97381 
503-804-1 089 
steve@cascadiapd. com 

2 
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3/30/2020 

Laurie Oliver 

City Planner 

Scappoose, OR 

Dear Laurie, 

ScAPPOCJSE 
Ultegtt#t 

1 have reviewed the Land Use Action Referral (ANX1/ZC1-1/SB1-19) and find no concerns with the 
proposed use or zoning changes. However, I do see a couple items regarding the design of the public 
works infrastructure that will need to be addressed in final design. 

The first item of concern is the public stormwater system. I would prefer a UIC design that utilizes 
horizontal infiltration rather than vertical that the series of drywells creates. I believe that the use of a 
perforated pipe would be a less invasive and more cost effective design. 

My second concern is the number of water services in such a tight space. I propose that the 
developer/designer work with the City to design a larger pipe "stub" toward the properties and then 
branch off to the meters. 

Sincerely, 

Dave Sukau 

Public Works Director 

City of Scappoose 33568 E Columbia Avenue Scappoose Oregon 97056 503-543-7146 Fax 
503-543-7182 
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CITY OF SCAPPOOSE 
33568 E. COLUMBIA AVE. 

SCAPPOOSE, OREGON 97056 
(503) 543-7184 

LAND USE ACTION REFERRAL (ANX1-19/ZC1-19/SB1-19) March 30, 2020 

RETURN TO: Laurie Oliver, City Planner, City of Scappoose, 33568 East Columbia Ave, 
Scappoose, OR, 97056 or email loliver@cityofscappoose.org by April 10, 2020. 

REGARDING: An application submitted by OHM Equity Partners LLC for the proposed 
Annexation (ANX1-19), Zone Change (ZC1-19) and Subdivision (SB1-19) approval for 
approximately 1.59 acres described as Columbia County Assessor Map Number: 3212-DA-
04400. The site is located at the eastern terminus of SE Maple Street. Based on the 
requirements of the Scappoose Development Code, if this property is annexed it would 
automatically receive Low Density Residential (R-1) zoning since the site has a "Suburban 
Residential" Comprehensive Plan Map designation; however, the applicant proposes to rezone 
the property to Moderate Density Residential (R-4) and requests approval of a Cottage Housing 
Development subdivision, to include a total of 12 lots. · 

1. _X_ 

2. 

3. 

4. 

5. 

6. 

We have reviewed the enclosed application and have no objection to its approval 
as submitted. 

Please see either our comments (below) or attached letter. 

We are considering the proposal further and will have comments to you by 

Our board must meet to consider this; we will return their comments to you by 

Please contact our office so we may discuss this. 

We recommend denial of the application. Please see either our comments 
(below) or attached letter: 

COMMENTS: _____________________________________________________________________________________________________ __ 

Signed: Tim Porter 

Title: _ ___..;:S~u~p;.;e.:...:.ri;_;,.nt=e.:...:.n.;::;.de~n..;..;t _____ _ Date : ______ ...;::;..03=---=3..;:;..0--=2;.;::;..0=-20;:;..__ ___________ _ 

Planning Commission Packet ~ May 14th, 2020 Page 265 of 278



CITY OF SCAPPOOSE 
33568 E. COLUMBIA AVE. 

SCAPPOOSE, OREGON 97056 
(503) 543-7184 

LAND USE ACTION REFERRAL (ANX1·19/ZC1-19/SB1-19) March 30, 2020 

RETURN TO: Laurie Oliver, City Planner, City of Scappoose, 33568 East Columbia Ave, 
Scappoose, OR, 97056 or email lolivet@cityofscappoose .. org by April 10, 2020. 

REGARDING: An application submitted by OHM Equity Partners LLC for the proposed 
Annexation (ANX1-19), Zone Change (ZC1-19) and Subdivision (SB1-19) approval for 
approximately 1. 59 acres described as Columbia County Assessor Map Number: 3212-DA-
04400. The site is located at the eastern terminus of SE Maple Street. Based on the 
requirements of the Scappoose Development Code, if this property is annexed it would 
automatically receive Low Density Residential (R-1) zoning since the site has a ~~suburban 
Residential" Comprehensive Plan Map designation; however, the applicant proposes to rezone 
the property to Moderate Density Residential (R-4) and requests approval of a Cottage Housing 
Development subdivision, to include a total of 121ots. 

1. 

2. 

3. 

4. 

5. 

6. 

_x_. -

_x_ 

We have reviewed the enclosed application and have no objection to its approval 
as submitted. 

Please see either our comments (below) or attached letter. 

We are considering the proposal further and will have comments to you by 

Our board must meet to consider this; we will return their comments to you by 

Please contact our office so we may discuss this. 

We recommend denial of the application. Please see either our comments 
(below) or attached letter: 

COMMENTS: Columbia County Planning has no objection to the proposed annexation and 
development proposal. Please note: the property must be annexed into the city to achieve the 
subdivision and cottages as proposed since this would not be allowed in the current R-1 0 zone. 

Title:_Pianning Manger_· ------ Date:_March 31, 2020 ______ _ 
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reg on 
Kate Brown, Governor 

April1, 2020 

laurie Oliver 
City of Scappoose, City Planner 
33568 E. Columbia Ave. 
Scappoose, Oregon 97056 

Department of Land Conservation and Development 
Metro Regional Solutions Center 

1600 SW Fourth Avenue, Suite 109 
Portland, OR 97201 

www .oregon.gov /LCD 

~ 
Sent via Email 

Re: Notice of Plan Amendment (ANX1-19-ZC1-19-SB1-19): Annexation, Zone Change and 
Subdivision; DLCD No. 01-20 

Ms. Oliver, 

Thank you for the notice of a proposed plan amendment for the annexation, rezone, 
and subdivision application for a 12 lot cottage housing development. The department is 
pleased to see such an amendment to rezone residential land for additional housing and 
particularly a wider range of housing, including smaller homes. 

We are also very interested in the implementation of the city's new cottage housing 
development code and look forward to hearing more about what you learn from the 
process. The city is a leader in adopting such a code and the code could become a model 
for jurisdictions around the state. 

Thank you for your proactive approach to provide more housing choice to 
accommodate housing needs in your community. 

Regards, 

Anne Debbaut 
DLCD, Regional Representative 

cc via e-mail: 
DLCD (Howard, Debbaut) 
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CITY OF SCAPPOOSE 
33568 E. COLUMBIA AVE. 

SCAPPOOSE, OREGON 97056 
(503) 543-7184 

LAND USE ACTION REFERRAL (ANX1-19/ZC1-19/SB1-19) March 30, 2020 

RETURN TO: Laurie Oliver, City Planner, City of Scappoose, 33568 East Columbia Ave, 
Scappoose, OR, 97056 or email loliver@citvofscappoose.org by April 10, 2020. 

REGARDING: An application submitted by OHM Equity Partners LLC for the proposed 
Annexation (ANX 1-19), Zone Change (ZC 1-19) and Subdivision (881-19) approval for 
approximately 1.59 acres described as Columbia County Assessor Map Number: 3212-DA-
04400. The site is located at the eastern terminus of SE Maple Street. Based on the requirements 
of the Scappoose Development Code, if this property is annexed it would automatically receive 
Low Density Residential (R-1) zoning since the site has a "Suburban Residential" Comprehensive 
Plan Map designation; however, the applicant proposes to rezone the property to Moderate 
Density Residential (R-4) and requests approval of a Cottage Housing Development subdivision, 
to include a total of 12 lots. 

1. 

2. 

3. 

4. 

5. 

6. 

X 

We have reviewed the enclosed application and have no objection to its approval 
as submitted. 

Please see either our comments {below) or attached Jetter. 

We are considering the proposal further and will have comments to you by 

Our board must meet to consider this; we will return their comments to you by 

Please contact our office so we may discuss this. 

We recommend denial of the application. Please see either our comments (below) 
or attached letter: 

COMMENTS: The PUD has no objections with the request as presented and recognizes the City's 
request to not utilize the unimproved portion of fith Street to the east of the project. We will proceed 
with Option "B" as shown on PUD Drawing 1915643CD2. 

Signed: ~ c }5t;:::;; 
Date: n if /0 1/,ZO,<a 
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Date: 04120/2020 

Lam·ie ()liver 

RE: 

FIRE MARS HAl_J 
Colmnbia River Fire & Rescue I Scappoose Fire District 

LAND USE ACTION REFERRAL (ANX1-19/ZC1-19/SB1-19) 
PHK DeYelopment 

Property Description: 3212-DA-04400 

Dear Lauric: 

I received the Land l1se Action Referral regarding the above referenced pr~jcct. Based on what W<L~ sulnniLtcd, 
the lire district has a few conuncnts and findings, but we have no oqjcctions. 

I. All items that arc identified in the Fire code Guide (Adopted by ordin~utce) need to he adhered to 
<md COinplctcd by finial occupancy <mel inspection or Lhe building. 

1. A l\1ap/directory of the cottages shall be posted on each side of the road to idcntil)' the 
location of all the units (OFC 505) 

u. All units l~tcing a road or parking area n1ust have address or unit nmnber visible. Exarnplc, 
a structure on the corner will require the unit number or address on both sides of the 
con1cr. 

m. 2 fire hydr<Ults nmy be required based upon spacing <uu.llocation li·mn the existing hrdrcmt 
on l\1aple street. In lieu of fire hydrants (If the developer does not want to install the fire 
hydrants, sptinklers arc an acceptable alternative). 

IV. Son1e or all or the collages may be required to have a residential sprinkler systcrn rnccting 
the requiretnents of NFPA 13H. This is in part due to access to the the building and 
cmnmon access lor lire vehicles. Specifically, access for lot l and 2 do not have a turn 
£U'Olllld mHl m·c tnore than 150 lcct off or Maple. 

Should you have any questions about anything else, please do not hesitate to give n1c a call. 

'-----------~·----·· 

:.; 

Jell' Prichcr 

Division Chief 

Fire ~'l<u·shal (CHF&R I SRFD) 

Columbia Hin:r Fire and Ht·snJc I Scappoosr Hnral Fire District 

270 Columbia Bini. .St Helens, OH D7051 / 527Sl Colun~hia Hiwr Hwr (P.O.BOX C)2:'i) .Scappoose OR, 97051i 

{SO;i) :197-29!)0 i (50.'-l) f>J.:J-!i02(i 
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CITY OF SCAPPOOSE 
33568 E. COLUMBIA AVE. 

SCAPPOOSE, OREGON 97056 
(503) 543-7184 

LAND USE ACTION REFERRAL (ANX1-19/ZC1-19/SB1-19) March 30, 2020 

RETURN TO: Laurie Oliver, City Planner, City of Scappoose, 33568 East Columbia Ave, 
Scappoose, OR, 97056 or email loliver@cityofscappoose.org by April 10, 2020. 

REGARDING: An application submitted by OHM Equity Partners LLC for the proposed 
Annexation (ANX1-19), Zone Change (ZC1-19) and Subdivision (SB1-19) approval for 
approximately 1.59 acres described as Columbia County Assessor Map Number: 3212-DA-
04400. The site is located at the eastern terminus of SE Maple Street. Based on the 
requirements of the Scappoose Development Code, if this property is annexed it would 
automatically receive Low Density Residential (R-1) zoning since the site has a "Suburban 
Residential" Comprehensive Plan Map designation; however, the applicant proposes to rezone 
the property to Moderate Density Residential (R-4) and requests approval of a Cottage Housing 
Development subdivision, to include a total of 12 lots. 

1. We have reviewed the enclosed application and have no objection to its approval 
as submitted. 

2. _X_ Please see either our comments (below) or attached letter. 

3. We are considering the proposal further and will have comments to you by 

4. Our board must meet to consider this; we will return 

5. Please contact our office so we may discuss this. 

6. We recommend denial of the application. Please see either our comments 
(below) or attached letter: 

COMMENTS: On April 2, 2020 Chris explained to Geoff that design details will change, but 
concept will not and the City does not think those changes should concern SO/C. 
On March 31, 2020, Geoff Wenker spoke to Chris Negelspach, who said current stormwater 
system designed with 14 dry wells to infiltrate a 100 year storm with a safety factor of 4 will be 
revised. Chris stated the current safety factor of 4 may be reduced, since 1. 5 to 2 is normal. 
Geoff stated SDIC hopes the continue using 100 year storm and high safety factor, because we 
are concerned with the cumulative effect of development in Scappoose. Please provide revised 
final stormw-ater design onoe available. 

Signed: Geoff Wenker 

Title: SDIC Board President Date: Apri/1, 2020, revised Apri/10, 2020 
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