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NOTICE OF DECISION 

Friendsview Residential Care Facility Phase 1– Type 2 Design Review – File # DR221-0001 

May 26, 2021  

    

LRS Architects, Inc. 

Attn: Cynthia Schuster 

720 NW Davis St., Suite 300 

Portland, Oregon 97209 

 

Cc: All who submitted comments including Doug Bartlett 

 

Dear Ms. Schuster,   

 

The Newberg Community Development Director has approved the land use application referenced as File # 

DR221-0001 for the Friendsview Residential Care Facility (RCF) Phase 1 located at 1301 E Fulton Street. 

This decision is subject to the conditions of approval listed in the attached Exhibit “B” to the staff report.  

The decision will become effective on June 10, 2021 unless an appeal is filed.   

You may appeal this decision to the Newberg Planning Commission within 14 calendar days of this decision 

in accordance with Newberg Development Code 15.100.170. All appeals must be in writing on a form 

provided by the Planning Division.  Anyone wishing to appeal must submit the written appeal form together 

with the required fee of $550.20 to the Planning Division within 14 days of the date of this decision.  The 

deadline for filing an appeal is 4:30 pm on June 9, 2021. At the conclusion of the appeal period, please 

remove all notices from the site. 

 

Design review approval is only valid for one year from the effective date above.  If building or construction 

permits are not issued within this time period, then design review approval becomes null and void and no 

construction may take place.  If design review approval on your project is approaching its expiration date, 

contact the Planning Division regarding extension opportunities. It is the applicant’s responsibility to request 

an extension. 

 

Please note that final building plans submitted for building permit review must comply with the attached 

conditions of approval. You must comply with all conditions required through the design review process 

before final occupancy will be granted.  If you have any questions; please contact me at 503-537-1215 or by 

email at keith.leonard@newbergoregon.gov.  

 

Sincerely, 

 
Keith Leonard, AICP 

Associate Planner  

City of Newberg 

mailto:keith.leonard@newbergoregon.gov
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DECISION AND FINDINGS 

Friendsview Residential Care Facility Phase 1– Type 2 Design Review – File # DR221-0001  

 

FILE NO:  DR221-0001 

REQUEST: Residential Care Facility with 79 patient units in a 4 story building of 73,000 

square feet 

LOCATION: 1301 E Fulton Street 

TAX LOT: R3217CB 00200 

APPLICANT: Friendsview Manor, Inc. 

ZONE:  I (Institutional)  

PLAN DISTRICT: PQ (Public/Quasi-Public) 

OVERLAYS: SC (Stream Corridor), Airport Overlay (Airport Inner Horizontal Surface) 

 

CONTENTS 

 

Section I: Application Information 

Section II: Exhibit “A” Findings 

Section III:  Exhibit “B” Conditions of Approval 

Attachments: 

1. Application Material and Supplemental Material 

2. Agency Comments 

3. Public Comments 

4. Relevant Correspondence 
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Section I:  Application Information 

DESCRIPTION OF APPLICATION: Friendsview Manor, Inc. has submitted an application for a 

Type II Site Design Review for a Residential Care Facility (RCF). The proposed use of this building will 

be a Residential Care Facility (RCF) for group care of patients. The applicant is proposing the 

construction of a four story building of approximately 73,000 square feet with 79 patient rooms. The 

maximum height of the building will be approximately 59 feet as measured at the peak of the roof. The 

applicant will construct 31 new parking spaces and utilize shared parking areas within the larger 

Friendsview campus. Phase 1 of the RCF will involve the demolition of one duplex and relocation of a 

second duplex. Phase 1 of the RCF is the next phase for the Friendsview Manor campus. The applicant 

applied and received approval for MISC121-0008, which approved connections to existing stormwater 

and wastewater sewer lines within the Stream Corridor Overlay Subdistrict. Temporary construction 

disturbance caused by installation of these utility lines will be restored with native plant materials, which 

is intended to restore the site to its pre-construction condition.  

SITE INFORMATION: 

 

1. Location:  The development site is located at 1301 E Fulton Street north of Hess Creek 

and is part of the larger Friendsview Manor campus. George Fox University (GFU) is 

located to the south of the site across E Fulton Street. 

2. Parcel area: According to the City of Newberg’s Geographic Information System (GIS) 

the subject property’s total land area is approximately 16.4 acres. Approximately 5 acres 

of the total land area is within the Hess Creek SC overlay subdistrict. The applicant has 
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stated that the RCF development site where the RCF building will be constructed is 

approximately 1.7 acres and located outside the SC.  

3. Proposed building total floor area: 73,000 square feet 

4. Topography and Natural Features: The development site is mostly flat. The Hess Creek 

Stream Corridor is located east of the development site, which slopes steeply downward 

to Hess Creek.  

5. Current Land Use: Friendsview retirement and extended care facilities 

6. Adjacent Land Uses: The development site is within the interior of the larger Friendsview 

campus. 

a. North: Friendsview Duplexes 

b. East: Stream Corridor 

c. South: Friendsview Facilities 

d. West: Parking, Friendsview Manor facilities 

 

7. Access and Transportation: This development has frontage along E Fulton Street, which 

is classified as a Major Collector roadway. The RCF will take access from E Fulton 

Street, a public street, via an existing driveway. 

8. Utilities: 

a. Wastewater: The applicant’s preliminary plans illustrate an existing private 

wastewater line that runs through the east side of the development site along Hess 

Creek. The City’s GIS illustrates there is a 12-inch wastewater trunk line running 

parallel to Hess Creek within the subject property.   

b. Water: The City’s GIS illustrates an existing 8-inch water line looping through the 

site. 

c. Stormwater: The applicant’s preliminary plans illustrate an existing private 

stormwater line that runs through the east side of the development site adjacent to 

Hess Creek. 

d. Overhead Lines: There are existing overhead utility lines along E Fulton Street, 

All utilities on the E Fulton Street frontage will be required to be placed 

underground as part of this development. Existing overhead utilities are required 

to be placed underground when relocated or for an addition or remodel requiring a 

Type II design review. See NMC 15.430.010 for exception provisions.   

B. PROCESS:  The Design Review request is a Type II application and follows the procedures in 

Newberg Development Code 15.100.030.  Following a 14 day public comment period, the 

Community Development Director will make a decision on the application based on the criteria 

listed in the attached findings located in Section II of this decision.  The Director’s decision is 

final unless appealed. Important dates related to this application are as follows: 

1. 02/21/21: The Community Development Director deemed the application 

complete. 

2. 02/24/21: The applicant mailed notice to the property owners within 500 feet 

of the site. 



 
 "Working Together For A Better Community-Serious About Service"  Page 5 

Z:\PLANNING\MISC\WP5FILES\FILES.DR (Design Review)\Type 2 DR\2021\DR221-0001 Friendsview RCF Phase 1\Staff Report\Staff Report - DR221-0001 Friendsview RCF Phase 1 - FINAL.doc 

3. 02/25/21: The applicant posted notice on the site. 

4. 03/11/21: The 14-day public comment period ended. 

5. 05/26/21: The Community Development Director issued a decision on the 

application. 

C. AGENCY COMMENTS:  The application was routed to several public agencies for review and 

comment.  Comments and recommendations from city departments have been incorporated into 

the findings and conditions of approval.  As of the writing of this report, the city received the 

following agency comment:   

1. Tualatin Valley Fire and Rescue (TVF&R): The comments are included in the findings 

and conditions (Attachment 2).  

D. PUBLIC COMMENTS:  As of the writing of this report, the city received one written 

comment, which is summarized below. The full comments are included in Attachment 3. 

 Doug Bartlett – Mr. Bartlett’s is in favor of the development but questioned how 79 living units 

only need 39 parking spaces. He asked if the number of spaces match the existing parking needs 

for similar living accommodations at Friendsview. Does the number of parking spaces meet 

NMC requirements? 

 Staff Response: The applicant stated that the total off-street parking requirements will be met by 

joint use of Friendsview parking lots including the Friendsview Manor lot and the University 

Village lot to the west of the development site. NMC 15.440.030 requires one (1) parking space 

for every 3 beds for group care facilities. There are 79 patient units with one bed in each unit. 

The applicant is required to provide 27 parking spaces for 79 beds. The applicant is proposing 

construction of 31 new parking spaces with the construction of the RCF building. Additionally, 

the applicant is utilizing NMC 15.440.050 Common Facilities for Mixed Uses, which allows 

joint use of parking facilities within 400 feet of the building requiring parking. The RCF and the 

larger Friendsview campus has offices, residential dwellings and various treatment facilities for 

long-term care of their residents. The applicant’s narrative states that there are 407 total units that 

will share the Friendsview off-street parking facilities including the proposed 79 units for the 

proposed RCF. There will be a total of 444 parking spaces provided by the Friendsview Manor 

and University Village parking lots and 31 parking spaces that will be constructed with the RCF 

building. The applicant’s narrative states that there will be no substantial conflicts by utilizing 

joint parking.  

E. Analysis: 

Undergrounding Utility Analysis: The applicant has made a formal request through Attorney 

John Bridges for an exception to constructing all utilities underground based on criteria in NMC 

15.430.010. The request specified the following justifications including 1) the cost of 

undergrounding the utility is extraordinarily expensive; 2) there are physical factors that make 

undergrounding extraordinarily difficult; and 3) existing utility facilities in the area are primarily 

overhead and are unlikely to be changed (Attachment 4). The specific area described as being 

costly and problematic is in the area east of the existing Friendsview service driveway. 

1. The cost of undergrounding the utility is extraordinarily expensive. 
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Summary of Applicant Representatives’ Statement: LRS Architects (LRS) provided a cost 

estimate of $429,916, which equates to approximately 125% the cost to underground 

utilities in other areas.  

  City Staff’s Response: Staff agree that undergrounding of the utilities east of the existing 

service drive underneath the stream bed would be expensive. However, there may be 

enough room just north of E Fulton Street within the right-of-way. The applicant has been 

asked to provide a more thorough analysis (see conditions of approval). 

2. There are physical factors that make undergrounding utilities extraordinarily difficult. 

 Summary of Applicant Representatives’ Statement: The Hess Creek Stream Corridor (SC) 

is east and southeast of the development site. The top of bank of the SC steeply slopes 

downward towards Hess Creek. There subject property drops approximately 120 feet from 

top of the SC bank to the Hess Creek stream bed. Additional land use reviews and 

processes would be required by the NMC. Contractors would have to use directional 

drilling approximately 70 feet down in Hess Creek then laterally 250 feet to run utilities 

under the existing wastewater main without disrupting wastewater service. Once the 

utilities are under Hess Creek then they would connect to an existing George Fox 

University (GFU) power poles which would requiring an easement to be granted to 

Friendsview to utilize these poles. 

 City Staff’s Response: The process to underground utilities described by the applicant to 

underground the utilities underneath the stream bed and the existing physical factors 

associated with the Hess Creek SC area would be difficult. The applicant did not provide 

enough supporting information to justify why directional drilling and placement of the 

utilities in the area adjacent to the existing sidewalk along E Fulton Street could not be 

utilized for undergrounding the utilities. 

3. Existing utility facilities in the area are primarily overhead and are unlikely to be changed. 

Summary of Applicant Representatives’ Statement: The existing utilities parallel E Fulton 

Street and N Villa Road are located on GFU property and above ground. The applicant 

states that there is no plan by GFU to underground existing above ground utilities and it is 

unlikely that the existing above-ground utilities will be undergrounded in the future. 

City Staffs’ Response: Staff did not determine the legitimacy of the applicant’s statement 

regarding GFU “no current/or proposed plan to alter the area in such a way as to trigger the 

undergrounding of these utilities along their property. It is unlikely that the existing above-

ground utilities will ever be changed”. The applicant did not provide documentation from 

GFU substantiating the aforementioned statement made by the applicant’s representative. It 

is true that GFU has overhead power lines in vicinity of the RCF development site. 

The applicant’s submitted land-use application acknowledges that the proposed project 

requires a Type II design review and is therefore proposing to underground all utilities 

adjacent to and serving the site. The applicant has made a formal request to not 

underground utilities in the area east of the Friendsview service driveway. Because the 

extent of the undergrounding of overhead utilities is not fully described and the applicant 

has not provided detailed information or a concept cross section sketch for clearly 

illustrating why the conduits needed for utility undergrounding east of the service drive 
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would be installed beneath the creek and an existing wastewater line, rather than being 

installed by directional drilling at or near the standard depth for franchise utilities along the 

top of the slope adjacent to the sidewalk (see photo’s below). A condition of approval has 

been drafted to address undergrounding of utilities. 
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Section II:  Findings –File DR221-0001 

Friendsview RCF Phase 1 

A. Design Review; Criteria That Apply - Newberg Development Code  15.220.050(B): 

1. Design compatibility. The proposed design review request incorporates an 

architectural design which is compatible with and/or superior to existing or proposed 

uses and structures in the surrounding area.  This shall include, but not be limited to, 

building architecture, materials, colors, roof design, landscape design, and signage. 

Finding: The proposed RCF building will be a 4-story, 73,000 square foot building at a height of 59 feet 

above grade. The Friendsview Residenftial Care Facility (RCF) will have 79 units and associated 

support facilities.  Elevations match the architectural theme of surrounding facilities and the overall 

campus themes of Friendsview facilities and George Fox University. Specific building designs include a 

pitched gable and hipped roof. The primary façade construction material will consist of a brick base on 

the exterior of the first floor and cementitious lap and panel siding along the upper floors of the building. 

Colors will be earth tone brown and tan colors that will blend well with the surrounding buildings. A 

landscape plan illustrates general compliance with the requirements of NMC 15.420 or conditions of 

approval have been applied in order to meet landscaping requirements. The applicant has stated that 

signage will be submitted as part of a separate application. This criterion is met. 

2. Parking and On-Site Circulation. Parking areas shall meet the requirements of 

NMC 15.440.010. Parking studies may be required to determine if adequate parking 

and circulation are provided for uses not specifically identified in NMC 15.440.010. 

Provisions shall be made to provide efficient and adequate on-site circulation without 

using the public streets as part of the parking lot circulation pattern. Parking areas 

shall be designed so that vehicles can efficiently enter and exit the public streets with a 

minimum impact on the functioning of the public street. 

Finding: NMC 15.440.010 is discussed below in greater detail. The majority of the shared parking and 

on-site circulation is existing. The applicant is proposing an additional 31 parking spaces with the 

construction of the RCF building. A total of 444 parking spaces will be available for Friendsview 

University Village, Manor and RCF. Exhibit A of the applicant’s submittal illustrates on-site parking 

and circulation patterns that demonstrate efficient and adequate on-site circulation without using E 

Fulton Street as part of the parking lot circulation pattern. The existing site access to E Fulton Street will 

remain and serve as the main public access for the RCF. This criterion is met. 

15.440.010 Required off-street parking. 

 

A. Off-street parking shall be provided on the development site for all R-1, C-1, M-1, M-2 

and M-3 zones. In all other zones, the required parking shall be on the development site or 

within 400 feet of the development site which the parking is required to serve. All required 

parking must be under the same ownership as the development site served except through 

special covenant agreements as approved by the city attorney, which bind the parking to 

the development site. 

 

Finding: The applicant is proposing off-street parking spaces within 400 feet of the development site. 

All parking will be under the ownership of the property owner Friendsview. This criterion is met. 
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E. All commercial, office, or industrial developments that have more than 20 off-street 

parking spaces and that have designated employee parking must provide at least one 

preferential carpool/vanpool parking space. The preferential carpool/vanpool parking 

space(s) must be located close to a building entrance. 

 

Finding: The applicant did not address this NMC requirement. The RCF is not considered a commercial 

or industrial use. The plan sheets for the RCF illustrate various uses including studio units, centralized 

kitchen facilities, trash facilities and a mail room but no office use appears to be planned within the RCF 

building. This criterion is not applicable. 

F. Maximum Number of Off-Street Automobile Parking Spaces. The maximum number of 

off-street automobile parking spaces allowed per site equals the minimum number of 

required spaces, pursuant to NMC 15.440.030, multiplied by a factor of: 

2. One and one-half spaces for uses fronting no street with adjacent on-street parking 

 

Finding: The on-street parking that is currently located along E Fulton Street will be removed and a 5 

foot wide bike lane is required per the City’s 2007 ADA/Pedestrian/Bike Route Improvement Plan. The 

NMC requires 1 parking space for every 3 beds for nursing homes, homes for the aged, group care 

homes, asylums, etc. The RCF will have 79 units with one bed in each unit, which requires a minimum 

of 27 parking spaces, therefore the maximum number of parking spaces required is 40. The applicant is 

proposing 31 additional off-street parking spaces. This criterion is met. 

 

NMC 15.220.050(B) Criteria for design review (Type II process), continued. 

 

3. Setbacks and General Requirements. The proposal shall comply with NMC 

15.415.010 through 15.415.060 dealing with height restrictions and public access; and 

NMC 15.405.010 through 15.405.040 and NMC 15.410.010 through 15.410.070 

dealing with setbacks, coverage, vision clearance, and yard requirements. 

Finding: As shown below, the applicant has demonstrated compliance with height restrictions, 

public access, setbacks, dimensional requirements and vision clearance requirements. 

Institutionally zoned property is not subject to lot and parking coverage restrictions. These 

criteria are met. 

 

15.415.020 Building height limitation. 

D. Institutional. The maximum height of any building or structure will be 75 feet except as 

follows: 

1. Within 50 feet of an interior property line abutting a C-1, R-1, R-2 or R-P district, 

no main building may exceed 30 feet. 

2. Within 50 feet of an interior property line abutting an R-3 district, no main 

building may exceed 45 feet. 

3. Within 100 feet of a property line abutting a public street or railroad right-of-way, or 

within 100 feet of property lines abutting parcels with an R-1, R-2, R-3, R-P, C-1, C-2, 

C-3, M-1, M-2, or M-3 zoning designation, no main building may exceed 50 feet in 

height. 

4. To utilize the maximum permitted height standard, at least 80 percent of 

the building’s ground coverage must be beyond the setback area designated in 

subsection (D)(3) of this section. The maximum encroachment may not exceed 25 feet. 

 

https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=50
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=273
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=56
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=56
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=56
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=271
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=249
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=216
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=56
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=50
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Finding: The applicant did not state in their narrative the actual height of the building but referred to 

plan sheet A5. Plan sheet A5 does not have a graphic scale or the proposed height noted on the plans so 

a ruler was used to measure the height of the RCF building. As measured by staff the proposed RCF 

building will be approximately 59 feet in height at the peak of the roof, well under the maximum height 

of 75 feet. The applicant did not state the distance of the RCF building to the nearest property line. The 

City’s GIS was used to estimate a distance of approximately 340 feet to the closest residentially zoned 

property (R-1) to the north. All other zoning districts listed in NMC 15.415.020(D) are located further 

away than the R-1 zoned property to the north of the development site. This criterion is met because the 

proposed building will not exceed the maximum height of 75 feet and is positioned approximately 340 

feet from the closest applicable property line. 

E. Alternative Building Height Standard. As an alternative to the building 

height standards above, any project may elect to use the following standard (see Figure 24 

in Appendix A). To meet this standard: 

1. Each point on the building must be no more than 20 feet higher than the ground 

level at all points on the property lines, plus one vertical foot for each horizontal foot of 

distance from that property line; and 

2. Each point on the building must be no more than 20 feet higher than the ground 

level at a point directly north on a property line, plus one vertical foot for each two 

horizontal feet of distance between those points. This second limit does not apply if the 

property directly to the north is a right-of-way, parking lot, protected natural resource, 

or similar unbuildable property. 

 

Finding: The applicant is not requesting an alternative building height calculation. This criterion is not 

applicable. 

F. Buildings within the airport overlay subdistrict are subject to the height limits of that 

subdistrict. 

Finding: The subject property is located in the airport inner horizontal surface of the Airport Overlay 

district but not within the airport approach safety zone or the displaced threshold approach surface zone 

so FAA Form 7460-1 or an ODA letter of determination will not be required. With the RCF building 

being approximately 59 feet in height and over 4,600 straight line feet from the closes point of a 

Sportsman’s Airpark runway, the proposed development will not be a hazard for planes landing and 

taking off. This criterion is met. 

15.415.030 Building height exemptions. 

Roof structures and architectural features for the housing of elevators, stairways, tanks, 

ventilating fans and similar equipment required to operate and maintain the building, fire or 

parapet walls, skylights, towers, flagpoles, chimneys, smokestacks, wireless masts, 

TV antennas, steeples and similar structures may be erected above the height limits prescribed 

in this code; provided, that no roof structure, feature or any other device above the prescribed 

height limit shall be allowed or used for the purpose of providing additional floor space. 

Further, no roof structure or architectural feature under this exemption shall be erected more 

than 18 feet above the height of the main building, whether such structure is attached to it or 

freestanding, nor shall any such structure or feature exceed the height limits of 

the airport overlay subdistrict.  

 

https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=53
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=53
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=53
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=289
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=50
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=50
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=249
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=178
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=50
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=11
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=273
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=50
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=24
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=273
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=72
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=273
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=273
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=56
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=273
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=273
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=11
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Finding: The applicant is not requesting a building height exemption nor is one needed. This criterion is 

not applicable. 

15.415.040 Public access required. 

No building or structure shall be erected or altered except on a lot fronting or abutting on a 

public street or having access to a public street over a private street or easement of record 

approved in accordance with provisions contained in this code. New private streets may not be 

created to provide access except as allowed under NMC 15.332.020(B)(24), 15.336.020(B)(8), 

and in the M-4 zone. Existing private streets may not be used for access for new dwelling 

units, except as allowed under NMC 15.405.030. No building or structure shall be erected or 

altered without provisions for access roadways as required in the Oregon Fire Code, as 

adopted by the city. 

 

Finding: The development site abuts and has direct access to E Fulton Street. No new private streets are 

being proposed. This criterion is met.  

 

15.415.050 Rules and exceptions governing single-family attached dwellings. 

In all residential districts, single-family attached dwelling units may be permitted, provided: 

Finding: This application is not requesting approval for single-family attached dwellings. These criteria 

are not applicable. 

15.415.060 Home occupation. 

Home occupations shall be processed as a Type I procedure. Home occupation uses shall 

comply with the following standards: 

 

Finding: The applicant is not requesting a home occupation so these criteria are not applicable. 

15.405.010 Lot area – Lot areas per dwelling unit. 

A. In the following districts, each lot or development site shall have an area as shown 

below except as otherwise permitted by this code: 

5. Institutional districts shall have a minimum size of five contiguous acres in order to 

create a large enough campus to support institutional uses; however, additions to the 

district may be made in increments of any size. 

Finding: The subject property is zoned Institutional. The RCF development site is approximately 1.7 

acres of a 16.4 acre tax lot. The minimum lot size in the Institutional zoned property is 5 acres. This 

criterion is met. 

B. Lot or Development Site Area per Dwelling Unit. 

Finding: The applicant is not constructing dwelling units with separate cooking facilities. This criterion 

is not applicable.  

15.405.020 Lot area exceptions. 

Finding: This section of the NMC is not applicable to this design review application and the applicant 

has not requested any lot area exceptions. 

15.405.030 Lot dimensions and frontage. 
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A. Width. Widths of lots shall conform to the standards of this code. 

B. Depth to Width Ratio. Each lot and parcel shall have an average depth between the 

front and rear lines of not more than two and one-half times the average width between 

the side lines. Depths of lots shall conform to the standards of this code. Development 

of lots under 15,000 square feet are exempt from the lot depth to width ratio requirement. 

C. Area. Lot sizes shall conform to standards set forth in this code. Lot area calculations 

shall not include area contained in public or private streets as defined by this code. 

D. Frontage. 

1. No lot or development site shall have less than the following lot frontage standards: 

a. Each lot or development site shall have either frontage on a public street for a 

distance of at least 25 feet or have access to a public street through 

an easement that is at least 25 feet wide. No new private streets, as defined in 

NMC 15.05.030, shall be created to provide frontage or access except as allowed by 

NMC 15.240.020(L)(2). 

b. Each lot in R-2 zone shall have a minimum width of 25 feet at the front building 

line and R-3 zone shall have a minimum width of 30 feet at the front building line. 

c. Each lot in R-1 zone shall have a minimum width of 35 feet at the front building 

line and AI or RP shall have a minimum width of 50 feet at the front building line. 

d. Each lot in an AR zone shall have a minimum width of 45 feet at the front 

building line. 

2. The above standards apply with the following exceptions: 

a. Legally created lots of record in existence prior to the effective date of the 

ordinance codified in this code. 

b. Lots or development sites which, as a process of their creation, were approved 

with sub-standard widths in accordance with provisions of this code. 

c. Existing private streets may not be used for new dwelling units, except private 

streets that were created prior to March 1, 1999, including paving to 

fire access roads standards and installation of necessary utilities, and private 

streets allowed in the airport residential and airport industrial districts.  

 

Finding: The applicant is not proposing to create any new lots. The subject property has over 500 feet 

of frontage on E Fulton Street. The dimensions of the existing lot conforms to NMC 15.405.030. These 

criteria are met. 

 

15.405.040 Lot coverage and parking coverage requirements. 

C. All other districts and uses not listed in subsection (B) of this section shall not be limited 

as to lot coverage and parking coverage except as otherwise required by this code. 

 

Finding: The subject site is zoned I (Institutional). Lot and parking coverage regulations only apply to 

R-1, R-2, R-3, AR and RP zoned property. These criteria are not applicable. 

 

15.410.010 General yard regulations. 

A.  No yard or open space provided around any building for the purpose of complying with 

the provisions of this code shall be considered as providing a yard or open space for 

any other building. 

B.  No yard or open space on adjoining property shall be considered as providing 

required yard or open space for another lot or development site under the provisions of 

this code. 
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C.  No front yards provided around any building for the purpose of complying with the 

regulations of this code shall be used for public or private parking areas or garages, or 

other accessory buildings, except as specifically provided elsewhere in this code. 

D. When the common property line separating two or more contiguous lots is covered by 

a building or a permitted group of buildings with respect to such common property line 

or lines does not fully conform to the required yard spaces on each side of such 

common property line or lines, such lots shall constitute a single development site and 

the yards as required by this code shall then not apply to such common property lines. 

 

Finding: The applicant’s narrative and plan set indicate that no yards or open space of adjoining 

properties have been used for complying with the provisions of this code for providing a required yard 

or open space for the proposed building. The subject property’s front yard is not being used for public or 

private parking areas or garages and no accessory buildings are proposed. The proposed building will be 

located on a single development site and will not cross property lines.  These criteria are met. 

15.410.020 Front yard setback. 

D.  Institutional and Community Facility. All lots or development sites in the I and CF 

district shall have a front yard of 25 feet. Outdoor activity facilities, such as pools, 

basketball courts, tennis courts, or baseball diamonds, including any 

accessory structures and uses, are not permitted within the required setback.  

 

Finding: The RCF building will be constructed over 600 feet from E Fulton Street, well outside of the 

minimum front yard setback of 25 feet. This criterion is met. 

15.410.060 Vision clearance setback. 

The following vision clearance standards shall apply in all zones (see Appendix A, Figure 9). 

A. At the intersection of two streets, including private streets, a triangle formed by the 

intersection of the curb lines, each leg of the vision clearance triangle shall be a minimum 

of 50 feet in length. 

B. At the intersection of a private drive and a street, a triangle formed by the intersection 

of the curb lines, each leg of the vision clearance triangle shall be a minimum of 25 feet in 

length. 

C. Vision clearance triangles shall be kept free of all visual obstructions from two and one-

half feet to nine feet above the curb line. Where curbs are absent, the edge of the asphalt 

or future curb location shall be used as a guide, whichever provides the greatest amount of 

vision clearance. 

D. There is no vision clearance requirement within the commercial zoning district(s) 

located within the riverfront (RF) overlay subdistrict.  

 

Finding: The RCF building will be accessed from the existing driveway on E Fulton Street. The 

entryway to the Friendsview campus has existing landscaping. The RCF building will be located in the 

interior of the larger tax lot and does not have any direct private or public street frontage near the 

development site. These criteria are not applicable to the proposed RCF building.  

 

NMC 15.220.050(B) Criteria for design review (Type II process), continued. 

 
4. Landscaping Requirements. The proposal shall comply with NMC 15.420.010 

dealing with landscape requirements and landscape screening. 
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Finding: As illustrated in the applicant’s narrative and landscaping plans, both the proposed landscaping 

for the RCF development site and entire tax lot exceed the minimum 15% site landscaping requirement. 

The applicant’s narrative states that approximately 18,207 square feet or 23.2% of the RCF development 

site will be landscaped. Conditions of approval are required to be met for individual and shared outdoor 

recreation areas and, although the applicant’s narrative discussed the required shade trees within 

landscape parking lot islands, there were no shade trees illustrated within the landscape islands on the 

landscape plans. This criterion will be met with the adherence to landscaping conditions of approval 

outlined later in this report (see NMC 15.420).    

15.420.010 Required minimum standards. 

A. Private and Shared Outdoor Recreation Areas in Residential Developments. 

1. Private Areas. Each ground-level living unit in a residential development subject to a 

design review plan approval shall have an accessible outdoor private space of not less 

than 48 square feet in area. The area shall be enclosed, screened or otherwise designed 

to provide increased privacy for unit residents, their guests and neighbors. 

2. Individual and Shared Areas. Usable outdoor recreation space shall be provided for 

the individual and/or shared use of residents and their guests in any duplex or 

multifamily residential development, as follows: 

a. One- or two-bedroom units: 200 square feet per unit. 

b. Three- or more bedroom units: 300 square feet per unit. 

c. Storage areas are required in residential developments. Convenient areas shall 

be provided in residential developments for the storage of articles such as bicycles, 

barbecues, luggage, outdoor furniture, and the like. These shall be entirely 

enclosed. 

 

Finding: The applicant is proposing 79 one bedroom units group care facility which is not considered a 

residential development such as apartments. However, the applicant’s plans illustrate 48,337 square feet 

or 10% of the total lot area having shared outdoor recreational areas or outdoor space consisting of 

pathways and setting areas. These criteria are not applicable.  

 

 B. Required Landscaped Area. The following landscape requirements are established for 

all developments except single-family dwellings: 

1.  A minimum of 15 percent of the lot area shall be landscaped; provided, however, 

that computation of this minimum may include areas landscaped under subsection 

(B)(3) of this section. Development in the C-3 (central business district) zoning district 

and M-4 (large lot industrial) zoning district is exempt from the 15 

percent landscape area requirement of this section. Additional landscaping 

requirements in the C-4 district are described in NMC 15.352.040(K). In the AI airport 

industrial district, only a five percent landscaping standard is required with the goal of 

“softening” the buildings and making the development “green” with plants, where 

possible. The existence of the runway, taxiway, and approach open areas already 

provide generally for the 15 percent requirement. Developments in the 

AI airport industrial district with a public street frontage shall have said minimum 

landscaping between the front property line and the front of the building. 

2.  All areas subject to the final design review plan and not otherwise improved shall be 

landscaped. 

Finding: The applicant’s site plan sheet A1 illustrates approximately 141,423 square feet or 29% of the 

subject property, including both existing and proposed landscaping, being landscaped. The applicant’s 
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narrative states that approximately 18,207 square feet or 23.2% of the RCF development site area will be 

landscaped. NMC 15.420.010(B(1) pertains to “lot area” landscaping. The applicant has provided 

sufficient information illustrating that the subject property or “lot area” and development site 

landscaping will exceed the 15% requirement. However, there are some deficiencies such as trees not 

being placed in parking lot landscape islands on the landscape plans. These deficiencies are discussed in 

other section of these findings.  This criterion is met because the applicant has demonstrated compliance 

with the minimum of 15% of the lot area being landscaped. 

3. The following landscape requirements shall apply to the parking and loading areas: 

a. A parking or loading area providing 10 or more spaces shall be improved with 

defined landscaped areas totaling no less than 25 square feet per parking space. 

 

Finding: The applicant is proposing 31 parking spaces. The plan set illustrates that at least 25 square 

feet or 775 square feet of defined landscaped area will be provided for each of the spaces within the 

parking lot. This criterion is met.  

 

b. A parking, loading area, or drive aisle which runs adjacent to a property line 

shall be separate from any lot line adjacent to a street by a landscaped strip at least 

10 feet in interior width or the width of the required yard, whichever is greater, and 

any other lot line by a landscaped strip of at least five feet in interior width. See 

subsections (B)(3)(c) and (d) of this section for material to plant within landscape 

strips. 

 

Finding: The closest property line is 315 feet to the east with a stream corridor separating the 

development site from the abutting GFU baseball field. This criterion is met because the development 

site and associated parking, loading and drive aisles are existing and located within the interior of the 

larger Friendsview campus and the existing landscape strips meet NMC requirements.  

 

c. A landscaped strip separating a parking area, loading area, or drive aisle from a 

street shall contain street trees spaced as appropriate to the species, not to exceed 

50 feet apart on average, and a combination of shrubs and ground cover, or lawn. 

This landscaping shall provide partial screening of these areas from the street. 

 

Finding: This criterion is not applicable because the development site and associated parking, loading 

and drive aisles are located within the interior of the larger Friendsview campus. The existing 

landscaping throughout the larger subject property is sufficient. The proposed RCF building 

development site does not directly abut E Fulton Street. 

 

d. A landscaped strip separating a parking area, loading area, or drive aisle from 

an interior lot line shall contain any combination of trees, shrubs, ground cover or 

lawn. Plant material shall be selected from at least two different plant material 

groups (example: trees and shrubs, or lawn and shrubs, or lawn and trees and 

shrubs). 

 

Finding: This criterion is not applicable because the development site and associated parking, loading 

and drive aisles are located within the interior of the larger Friendsview campus and not located near an 

interior property line. 
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e. Landscaping in a parking or loading area shall be located in defined landscaped 

areas which are uniformly distributed throughout the parking or loading area. 

 

Finding: The applicant’s plan set illustrate that landscaping in the parking and/or loading area will be 

provided and uniformly distributed. This criterion is met. 

 

f. Landscaping areas in a parking lot, service drive or loading area shall have an 

interior width of not less than five feet. 

 

Finding: The applicant’s narrative and plan set illustrate that the service drive for Phase 1 of the RCF 

will have landscaping strips and other landscaped areas with interior widths of at least 5 feet. This 

criterion is met.  

 

g. All multifamily, institutional, commercial, or industrial parking areas, service 

drives, or loading zones which abut a residential district shall be enclosed with a 75 

percent opaque, site-obscuring fence, wall or evergreen hedge along and 

immediately adjacent to any interior property line which abuts the residential 

district. Landscape plantings must be large enough to provide the required 

minimum screening requirement within 12 months after initial installation. 

Adequate provisions shall be maintained to protect walls, fences or plant materials 

from being damaged by vehicles using said parking areas. 

 

Finding: The RCF development site does not abut a residential district therefore a site obscuring fence, 

wall or evergreen hedge is not required. This criterion is not applicable. 

 

h. An island of landscaped area shall be located to separate blocks of parking 

spaces. At a minimum, one deciduous shade tree per seven parking spaces shall be 

planted to create a partial tree canopy over and around the parking area. No more 

than seven parking spaces may be grouped together without an island separation 

unless otherwise approved by the director based on the following alternative 

standards: 

i. Provision of a continuous landscaped strip, with a five-foot minimum width, 

which runs perpendicular to the row of parking spaces (see Appendix A, Figure 

13). 

ii. Provision of tree planting landscape islands, each of which is at least 16 

square feet in size, and spaced no more than 50 feet apart on average, within 

areas proposed for back-to-back parking (see Appendix A, Figure 14). 

 

Finding: The applicant’s narrative states that the requirement for “one deciduous shade tree per seven 

parking spaces to create a partial tree canopy over and around the parking area is satisfied as shown on 

the required Landscaping Plans (Exhibit A) and no more than seven spaces are grouped together”. 

However, the Landscaping Plans, specifically L4 Site Planting Plan, does not illustrate one deciduous 

shade tree planted in the parking lot landscape islands. With the building permit submittal, the applicant 

shall provide a narrative and landscape planting plan that clearly illustrates compliance with NMC 

15.420.010 (B)(3)(h) and said landscaping must be installed prior to a certificate of occupancy being 

issued because the narrative and landscape plans did not clearly illustrate compliance with this section of 

the NMC. This criterion will be met with the adherence to the aforementioned condition of approval. 
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4. Trees, Shrubs and Ground Covers. The species of street trees required under this 

section shall conform to those authorized by the city council through resolution. 

The director shall have the responsibility for preparing and updating the street tree 

species list which shall be adopted in resolution form by the city council. 

a. Arterial and minor arterial street trees shall have spacing of approximately 50 

feet on center. These trees shall have a minimum two-inch caliper tree trunk or 

stalk at a measurement of two feet up from the base and shall be balled and 

burlapped or boxed. 

b. Collector and local street trees shall be spaced approximately 35 to 40 feet on 

center. These trees shall have a minimum of a one and one-half or one and three-

fourths inch tree trunk or stalk and shall be balled and burlapped or boxed. 

 

Finding: The applicant’s narrative and plan set illustrate that street trees are appropriately spaced along 

E Fulton Street and not within vision clearance areas. This criterion is met. 

 

c. Accent Trees. Accent trees are trees such as flowering cherry, flowering plum, 

crab-apple, Hawthorne and the like. These trees shall have a minimum one and 

one-half inch caliper tree trunk or stalk and shall be at least eight to 10 feet in 

height. These trees may be planted bare root or balled and burlapped. The spacing 

of these trees should be approximately 25 to 30 feet on center. 

 

Finding: The applicant’s narrative and landscape plans illustrate that accent trees will have a minimum 

trunk diameter of 1.5 inches and eight feet in height with the trees spaced apart no further than 

approximately 25 to 30 feet from the center of the tree. This criterion is met.  

 

d. All broad-leafed evergreen shrubs and deciduous shrubs shall have a minimum 

height of 12 to 15 inches and shall be balled and burlapped or come from a two-

gallon can. Gallon-can size shrubs will not be allowed except in ground covers. 

Larger sizes of shrubs may be required in special areas and locations as specified 

by the design review board. Spacing of these shrubs shall be typical for the variety, 

three to eight feet, and shall be identified on the landscape planting plan. 

 

Finding: The applicant’s narrative and plan set illustrate that a minimum height of 12 to 15 inches in 2-

gallon containers will be used for shrub plantings. The applicant further states that the shrubs will be 

grouped and spaced typically for the variety, three to eight feet and shall be identified on the landscape 

planting plan. This criterion is met. 

 

e. Ground Cover Plant Material. Ground cover plant material such as greening 

juniper, cotoneaster, minor Bowles, English ivy, hypericum and the like shall be 

one of the following sizes in specified spacing for that size: 

 

 

 

 

 

 

 

 

Gallon cans 3 feet on center 

4'' containers 2 feet on center 

2-1/4'' containers 18'' on center 

Rooted cuttings 12'' on center 

https://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=271
https://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=68
https://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=95
https://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=271
https://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=68
https://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=29
https://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=31
https://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=73
https://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=271
https://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=170
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Finding: The criteria for NMC 15.420.010(B)(4) pertains to street trees. There are street trees already 

planted along E Fulton Street (major collector) frontage at approximately 50 feet on center. The RCF 

development site does not have abutting street frontage.  These criteria are not applicable to the 

construction of the RCF building.  

 

The applicant’s narrative states and landscape plans illustrate that all ground cover plant material will be 

planted in groupings and distances appropriate to the species and all planting size will meet or exceed 

NMC requirements. This criterion is met. 

  

5. Automatic, underground irrigation systems shall be provided for all areas required 

to be planted by this section. The director shall retain the flexibility to allow a 

combination of irrigated and nonirrigated areas. Landscaping material used within 

nonirrigated areas must consist of drought- resistant varieties. Provision must be made 

for alternative irrigation during the first year after initial installation to provide 

sufficient moisture for plant establishment. 

6. Required landscaping shall be continuously maintained. 

 

Finding: The applicant’s Landscape Plan Sheet L6 and narrative illustrate that an underground 

irrigation system will be utilized and that the landscaping shall be continuously maintained during 

construction and for 90 days following substantial completion of the installation. Thereafter, the 

applicant’s narrative states that the owner will continuously maintain the landscape as shown within the 

Landscaping Plans (Exhibit A). This criterion is met. 

 

7. Maximum height of tree species shall be considered when planting under overhead 

utility lines.  

8. Landscaping requirements and standards for parking and loading areas (subsection 

(B)(3) of this section) will apply to development proposals unless the institution has 

addressed the requirements and standards by an approved site development master 

plan. With an approved site development master plan, the landscape requirements will 

be reviewed through an administrative Type I review process. 

 

Finding: The applicant’s narrative states that “the maximum height of proposed tree species will not 

interfere with overhead power lines. No landscaping master plan is associated with the construction of 

Phase 1 of the Friendsview RCF. The applicant has illustrated compliance with NMC 15.420.010(B)(7). 

As stated above in subsection (B)(3), the applicant meets landscaping requirements and standards for 

parking and loading areas either outright or by adherence to the conditions of approval. These criteria 

are met.  

 

C. Installation of Landscaping. All landscaping required by these provisions shall be 

installed prior to the issuance of occupancy permits, unless security equal to 110 percent of 

the cost of the landscaping as determined by the director is filed with the city, insuring 

such installation within six months of occupancy. A security – cash, certified check, time 

certificates of deposit, assignment of a savings account, bond or such other assurance of 

completion as shall meet with the approval of the city attorney – shall satisfy the security 

requirements. If the installation of the landscaping is not completed within the six-month 

period, or within an extension of time authorized by the director, the security may be used 

by the city to complete the installation. Upon completion of the installation, any portion of 

the remaining security deposited with the city shall be returned to the applicant. 

https://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=95
https://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=95
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https://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=95
https://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=66
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Finding: The applicant’s narrative states that the “proposed landscaping will be installed prior to 

occupancy”. This criterion will be checked for compliance prior to issuance of occupancy permit(s) 

unless the applicant choses to provide a landscape security equal to 110 percent the cost of the 

landscaping, as determined by the director, in compliance with this section of the NMC. 

NMC 15.220.050(B) Criteria for design review (Type II process), continued. 

5. Signs. Signs shall comply with NMC 15.435.010 et seq. dealing with signs. 

Finding: The applicant is not proposing new signage with this application. This criterion is not 

applicable. 

6. Manufactured Home, Mobile Home and RV Parks. Manufactured home, mobile 

home, and recreational vehicle parks shall also comply with the standards listed in 

NMC 15.445.050 et seq. in addition to the other criteria listed in this section. 

Finding: The application is not proposing a manufactured home, mobile home, or RV park. This 

criterion is not applicable. 

7. Zoning District Compliance. The proposed use shall be listed as a permitted or 

conditionally permitted use in the zoning district in which it is located as found in 

NMC 15.304.010 through 15.328.040. Through this site review process, the director 

may make a determination that a use is determined to be similar to those listed in the 

applicable zoning district, if it is not already specifically listed. In this case, the director 

shall make a finding that the use shall not have any different or more detrimental 

effects upon the adjoining neighborhood area than those specifically listed. 

Finding: The site is zoned I (Institutional). The proposed RCF is considered to be a group care facility 

and is permitted within the I zoning district.  This criterion is met. 

8. Subdistrict Compliance. Properties located within subdistricts shall comply with the 

provisions of those subdistricts located in NMC 15.340.010 through 15.348.060. 

Finding: The Stream Corridor overlay subdistrict applies to the eastern portion of the subject property 

but the proposed building and related improvements are not within the overlay. The site is also within 

the Airport Overlay (Airport Inner Horizontal Surface) but not within the more restrictive airport 

approach safety zone or the displaced threshold approach surface zone, therefore NMC 15.340.010 

through 15.348.060 are not applicable.  

 

9. Alternative Circulation, Roadway Frontage Improvements and Utility 

Improvements. Where applicable, new developments shall provide for access for 

vehicles and pedestrians to adjacent properties which are currently developed or will be 

developed in the future. This may be accomplished through the provision of local 

public streets or private access and utility easements. At the time of development of a 

parcel, provisions shall be made to develop the adjacent street frontage in accordance 

with city street standards and the standards contained in the transportation plan. At the 

discretion of the city, these improvements may be deferred through use of a deferred 

improvement agreement or other form of security. 

https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=14
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=14
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=16
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Finding:  The RCF building will be constructed in the interior of the Friendsview campus. The RCF will 

be served by existing utilities with some utilities requiring relocation outside of the development site. 

Vehicular access to the site will be through an existing driveway on E Fulton Street.  There will be 

frontage improvements along E Fulton Street including replacement of the existing sidewalk with a 6-

foot wide curbside sidewalk. The existing curb cut will be removed and replaced with a full height curb. 

The easternmost service driveway will be re-constructed with a commercial driveway approach meeting 

ADA standards. The applicant has stated that they will dedicate an additional 5-feet to the existing 50-

foot right-of-way. An encroachment easement will be requested for the existing vehicular ramp 

accessing the Friendsview Creekside facility. This ramp will encroach approximately 2 feet into the 

proposed 5-foot dedicated right-of-way. The applicant also stated that PGE utilities along E Fulton 

Street will be placed underground up to the edge of the conservation zone. The lines will be terminated 

at that point with a pole. The applicant has made a formal request for an exception to the requirement to 

underground utilities in the area east of the Friendsview service driveway. New street light poles will be 

engineered and provided per the City standards. Vehicle and pedestrian circulation are discussed in 

greater detail in NMC 15.440. Utilities are discussed in greater detail in NMC 15.505. Placement of 

overhead utilities are discussed in the analysis section of this report and later in this report in the 

discussion pertaining to NMC 15.430.010 and noted condition of approval. This criterion will be met 

with the adherence to the condition of approval noted in the section of this report pertaining to NMC 

15.430-010. 

10. Traffic Study Improvements.  If a traffic study is required, improvements identified 

in the traffic study shall be implemented as required by the director.   

Finding:  The applicant’s narrative includes a Traffic Impact Analysis Memorandum. According to the 

Traffic Impact Analysis, the development is a 79 bed residential care facility with a “Continuing Care 

Retirement Community 255” designation.  The development results in a net increase of 8 PM peak hour 

trips. 8 new PM peak hour trips is below the City’s threshold of 40 trips per PM peak hour, and thus 

does not require the applicant to perform a traffic study. This requirement is met. 

15.220.060 Additional requirements for multi-unit residential projects.  

The purpose of this section is to ensure that residential projects containing three or more units 

meet minimum standards for good design, provide a healthy and attractive environment for 

those who live there, and are compatible with surrounding development. As part of the site 

design review process, an applicant for a new multi-unit residential project must demonstrate 

that some of the following site and building design elements, each of which has a point value, 

have been incorporated into the design of the project. At least 14 points are required for 

attached single-family projects of any size and smaller multifamily projects with six or fewer 

units and at least 20 points are required for multifamily projects with seven or more units. For 

more information and illustrations of each element, refer to the Newberg Residential 

Development Design Guidelines (July 1997). 

Finding: The table below summarizes the building and site design requirement listed in NMC Section 

15.220.060 (A) and (B). The applicant’s narrative and plan set provides responses demonstrating how 

the proposed building design and site design standards are being met by attaining 35 points where 20 

points are required. This section of the NMC is met. 

Design Review – Friendsview RCF Phase 1 Possible Points Points 

Site Design Elements   
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Consolidate green space 3 3 

Preserve existing natural features 3 3 

Use front setback to build a street edge 3  

Place parking lots on sides or back of projects 3 3 

Create "outdoor rooms" 2 2 

Provide good quality landscaping 2 2 

Landscape at edges of parking lots 2 2 

Use street trees and vegetative screens 1  

Use site furnishings to enhance open space 1 1 

Keep fences "neighborly" 1  

Use entry accents 1 1 

Use appropriate outdoor lighting 1 1 

Building Design Elements   

Orient buildings toward the street 3  

Respect the scale and patterns of nearby 

buildings 

3 3 

Break up large building planes into bays 3 3 

Provide variation in repeated units 3  

Building materials:   

a) wood or wood-like siding 

b) shingles on roof or upper portions 

c) brick at base of walls or chimneys 

d) wood or wood-like sash windows 

e) wood or wood-like trim 

1 each 5 

Incorporate historical architectural elements 2   

Keep car shelters accessory to building 2 2 

Provide a front porch at every main entry 2 2 

Use slope roofs at a pitch of 3:12 or steeper 2 2 

Total (a minimum score of 20 is required)  35 (exceeds 

minimum) 
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Landscaping, continued. 

 

15.420.020 Landscaping and amenities in public rights-of-way. 

The following standards are intended to create attractive streetscapes and inviting pedestrian 

spaces. A review body may require any of the following landscaping and amenities to be 

placed in abutting public rights-of-way as part of multifamily, commercial, industrial, or 

institutional design reviews, or for subdivisions and planned unit developments. In addition, 

any entity improving existing rights-of-way should consider including these elements in the 

project. A decision to include any amenity shall be based on comprehensive plan guidelines, 

pedestrian volumes in the area, and the nature of surrounding development. 

 

Finding: Landscaping and amenities in the public right-of-way are already in place and the RCF 

development site does not have direct public street frontage. These criteria are not applicable. 

 

Exterior Lighting 

 

15.425.020 Applicability and exemptions. 

A. Applicability. Outdoor lighting shall be required for safety and personal security in 

areas of assembly, parking, and traverse, as part of multifamily residential, commercial, 

industrial, public, recreational and institutional uses. The applicant for any Type I or Type 

II development permit shall submit, as part of the site plan, evidence that the proposed 

outdoor lighting plan will comply with this section. This information shall contain but not 

be limited to the following: 

1. The location, height, make, model, lamp type, wattage, and proposed cutoff angle of 

each outdoor lighting fixture. 

2. Additional information the director may determine is necessary, including but not 

limited to illuminance level profiles, hours of business operation, and percentage of 

site dedicated to parking and access. 

3. If any portion of the site is used after dark for outdoor parking, assembly or traverse, 

an illumination plan for these areas is required. The plan must address safety and 

personal security. 

 

Finding: The applicant has provided an exterior lighting photometric plan sheet, E103, as part of their 

plan set. The applicant has selected appropriate locations, heights, makes, models, lamp type, wattage 

and appropriate lighting cutoffs for the development site. Because the lighting plans provided for review 

do not provide construction level detail, finalized lighting details and drawings must be submitted with 

the building permit and will be reviewed for compliance with NMC 15.425.020(A) as part of the 

building permit review process. These criteria are met. 

 

B. Exemptions. The following uses shall be exempt from the provisions of this section: 

1. Public street and airport lighting. 

2. Circus, fair, carnival, or outdoor governmentally sponsored event or festival 

lighting. 

3. Construction or emergency lighting, provided such lighting is discontinued 

immediately upon completion of the construction work or abatement of the emergency 

necessitating said lighting. 

4. Temporary Lighting. In addition to the lighting otherwise permitted in this code, a 

lot may contain temporary lighting during events as listed below: 
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a. Grand Opening Event. A grand opening is an event of up to 30 days in duration 

within 30 days of issuance of a certificate of occupancy for a new or remodeled 

structure, or within 30 days of change of business or ownership. No lot may have 

more than one grand opening event per calendar year. The applicant shall notify 

the city in writing of the beginning and ending dates prior to the grand opening 

event. 

b. Other Events. A lot may have two other events per calendar year. The events may 

not be more than eight consecutive days in duration, nor less than 30 days apart. 

5. Lighting activated by motion sensor devices. 

6. Nonconforming lighting in place as of September 5, 2000. Replacement of 

nonconforming lighting is subject to the requirements of NMC 15.205.010 through 

15.205.100. 

7. Light Trespass onto Industrial Properties. The lighting trespass standards of NMC 

15.425.040 do not apply where the light trespass would be onto an industrially zoned 

property. 

 

Finding: The applicant has not proposed any lighting exemptions nor are any required. These criteria 

are not applicable. 

15.430.010 Underground utility installation. 

A. All new utility lines, including but not limited to electric, communication, natural gas, 

and cable television transmission lines, shall be placed underground. This does not include 

surface-mounted transformers, connections boxes, meter cabinets, service cabinets, 

temporary facilities during construction, and high-capacity electric lines operating at 

50,000 volts or above. 

B. Existing utility lines shall be placed underground when they are relocated, or when an 

addition or remodel requiring a Type II design review is proposed, or when a developed 

area is annexed to the city. 

C. The director may make exceptions to the requirement to underground utilities based on 

one or more of the following criteria: 

1. The cost of undergrounding the utility is extraordinarily expensive. 

2. There are physical factors that make undergrounding extraordinarily difficult. 

3. Existing utility facilities in the area are primarily overhead and are unlikely to be 

changed. 

 

Finding: The applicant’s submitted land-use application acknowledges that the proposed project 

requires a Type II design review and is therefore proposing to underground all utilities adjacent to and 

serving the site. The applicant has made a formal request for an exception to the requirement to 

underground utilities in the area east of the Friendsview service driveway. Because the extent of the 

undergrounding of overhead utilities is not fully described and the applicant has not provided detailed 

information or a concept cross section sketch for clearly illustrating why the conduits requiring utility 

undergrounding east of the service drive would be installed beneath the creek and an existing 

wastewater line, rather than being installed by directional drilling at or near the standard depth for 

franchise utilities along the top of the slope adjacent to the sidewalk, the applicant will be required to 

underground overhead utilities adjacent to the subject property along the entire E Fulton Street property 

frontage. Undergrounding of overhead utilities must include undergrounding to the next adjacent pole 

outside of the project area boundary, which could require some “off-site” work. If information is 

provided with the building permit submittal such as a cross section sketch for the conduit installation 

east of the service drive by directional drilling at or near the standard depth for franchise utilities along 

https://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=66
https://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=95
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the top of the slope adjacent to the sidewalk illustrates that 1) the conduit cover or separation between 

the conduits and the wastewater line does not meet industry standards; or 2) that the integrity of the 

slope would not be maintained then undergrounding of utilities east of the service drive will not be 

required.   

The criterion will be met if the aforementioned condition of approval is adhered to. 

15.440 Off-Street Parking, Bicycle Parking, and Private Walkways, continued. 

15.440.020 Parking area and service drive design. 

A. All public or private parking areas, parking spaces, or garages shall be designed, laid 

out and constructed in accordance with the minimum standards as set forth in NMC 

15.440.070. 

B. Groups of three or more parking spaces, except those in conjunction with single-family 

or two-family dwellings on a single lot, shall be served by a service drive so that no 

backward movement or other maneuvering of a vehicle within a street, other than an alley, 

will be required. Service drives shall be designed and constructed to facilitate the flow of 

traffic, provide maximum safety in traffic access and egress and maximum safety of 

pedestrian and vehicular traffic on the site, but in no case shall two-way and one-way 

service drives be less than 20 feet and 12 feet, respectively. Service drives shall be improved 

in accordance with the minimum standards as set forth in NMC 15.440.060. 

 

Finding: The applicant is proposing groups of more than three parking spaces that will be accessed by 

service drives. No backing or other maneuvering movements onto a public street will be required. 

Service drive widths were not clearly illustrated in the plan set or described in the narrative. The 

applicant shall provide a clearly dimensioned site plan with the building permit submittal that illustrates 

all services drives comply with NMC 15.440.070 and all related improvements must be completed or 

bonded for prior to a certificate of occupancy being issued because sufficient information to determine 

compliance with these requirements was not provided with the design review application. This criterion 

will be met with the adherence to the aforementioned condition of approval. 

  

C. Gates. A private drive or private street serving as primary access to more than one 

dwelling unit shall not be gated to limit access, except as approved by variance. 

 

Finding: No gates are proposed for the private drives within the Friendsview campus that would restrict 

access to the RCF building. This criterion is not applicable.   

 

15.440.030 Parking spaces required. 

 
 

Finding: The subject property is zoned I (Institutional) and according to NMC 15.440.030 “nursing 

homes, homes for the aged, group care homes, asylums, etc.” require 1 parking space per three beds. 

The applicant is proposing 31 parking spaces for 79 patient units that have one bed per unit. The 

minimum parking requirements for the proposed RCF building is 27 parking spaces. This criterion is 

met. 
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15.440.050 Common facilities for mixed uses. 

A. In the case of mixed uses, the total requirements for off-street parking spaces shall be 

the sum of the requirements for the various uses. Off-street parking facilities for 

one use shall not be considered as providing parking facilities for any other use except as 

provided below. 

B. Joint Uses of Parking Facilities. The director may, upon application, authorize the 

joint use of parking facilities required by said uses and any other parking facility; 

provided, that: 

1. The applicant shows that there is no substantial conflict in the principal operating 

hours of the building or use for which the joint use of parking facilities is proposed. 

2. The parking facility for which joint use is proposed is no further than 400 feet from 

the building or use required to have provided parking. 

3. The parties concerned in the joint use of off-street parking facilities shall evidence 

agreement for such joint use by a legal instrument approved by the city attorney as to 

form and content. Such instrument, when approved as conforming to the provisions of 

the ordinance, shall be recorded in the office of the county recorder and copies of the 

instrument filed with the director. 

 

Finding: The applicant also discusses utilizing NMC 15.440.050 Common Facilities for Mixed Uses, 

which allows joint use of parking facilities within 400 feet of the building requiring parking. The larger 

Friendsview campus has mix of office, residential, various treatment facilities for long-term care of their 

residents and patients and is considered mixed-use. The applicant’s narrative states that there are 407 

total units sharing the Friendsview off-street parking facilities including the proposed 79 RCF units or 

beds. There will be a total of 444 parking spaces provided by the Friendsview Manor and University 

Village parking lots. The applicant’s narrative states that there will be no substantial conflicts by 

utilizing joint parking and Friendsview staff will utilize the shared parking areas. The joint parking area 

is within 400 feet of the development site. Friendsview Manor, LLC owns the entire Friendsview 

campus where the RCF will be constructed. With the applicant providing 31 new parking spaces for the 

RCF, the shared parking will be additional parking beyond the 27 parking spaces required by NMC 

15.440.030. These criteria are met. 

 
15.440.060 Parking area and service drive improvements. 

All public or private parking areas, outdoor vehicle sales areas, and service drives shall be 

improved according to the following: 

A. All parking areas and service drives shall have surfacing of asphaltic concrete or 

Portland cement concrete or other hard surfacing such as brick or concrete pavers. Other 

durable and dust-free surfacing materials may be approved by the director for infrequently 

used parking areas. All parking areas and service drives shall be graded so as not to drain 

stormwater over the public sidewalk or onto any abutting public or private property. 

 

Finding: The applicant’s narrative states that the proposed parking area and service drive will be 

surfaced with asphaltic concrete. The applicant has provided supporting information that illustrates the 

parking areas and service drives will be graded so as not to drain stormwater over public sidewalks or 

onto any abutting public or private property. This criterion is met. 

B. All parking areas shall be designed not to encroach on public streets, alleys, and other 

rights-of-way. Parking areas shall not be placed in the area between the curb and sidewalk 

or, if there is no sidewalk, in the public right-of-way between the curb and the property 
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https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=289
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=216.2
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=289
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=289
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=216.2
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=95
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=289
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=216.2
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=289
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=216.2
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=26
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=50
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=289
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=289
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=216.2
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=216.2
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=289
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=50
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=289
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=289
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=216.2
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=289
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=66
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=95
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line. The director may issue a permit for exceptions for unusual circumstances where the 

design maintains safety and aesthetics. 

 

Finding: The applicant’s narrative and plan set illustrate that the proposed parking area is designed to be 

wholly contained within the property boundaries; therefore, the parking areas will not encroach on 

public streets, alleys, or other rights-of-way. No parking areas have been proposed between the curb and 

sidewalk. This criterion is met. 

  

C. All parking areas, except those required in conjunction with a single-family or two-

family dwelling, shall provide a substantial bumper which will prevent cars from 

encroachment on abutting private and public property. 

Finding: The RCF development site is not abutting any private or public property. Therefore vehicles 

parking for the RCF will not encroach onto abutting private or public property. This criterion is met.   

D. All parking areas, including service drives, except those required in conjunction with 

single-family or two-family dwellings, shall be screened in accordance with NMC 

15.420.010(B). 

Finding: The applicant has provided narrative responses and plan sheets that illustrate compliance with 

NMC 15.420.010(B). This criterion is met.  

 

E. 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:  The applicant has proposed lighting for the RCF parking area. The parking that will be 

utilized by the RCF will be from existing or reconfigured parking lots that have existing lighting. The 31 

new proposed parking spaces are located in the interior of the Friendsview campus and is already 

illuminated so abutting or adjacent residential properties will not be affected by the parking lot lighting. 

This criterion is met. 

 

F. All service drives and parking spaces shall be substantially marked and comply with 

NMC 15.440.070. 

Finding: The applicant has provided a plan set and narrative that indicate all service drives and parking 

spaces will be substantially marked in compliance with NMC 15.440.070.  This criterion is met. 

 

G. Parking areas for residential uses shall not be located in a required front yard, except 

as follows: 

1. Attached or detached single-family or two-family: parking is authorized in a front 

yard on a service drive which provides access to an improved parking area outside the 

front yard. 

2. Three- or four-family: parking is authorized in a front yard on a service drive which 

is adjacent to a door at least seven feet wide intended and used for entrance of a vehicle 

(see Appendix A, Figure 12). 
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Finding: The applicant is not proposing parking within the required front yard and the proposed 

development does not involve single-, two-, three- or four family residential development. These criteria 

do not apply. 

 

H. A reduction in size of the parking stall may be allowed for up to a maximum of 30 

percent of the total number of spaces to allow for compact cars. For high turnover uses, 

such as convenience stores or fast-food restaurants, at the discretion of the director, all 

stalls will be required to be full-sized. 

 

Finding: The applicant is not requesting any compact parking spaces. This criterion is not applicable.  

 

I. Affordable housing projects may use a tandem parking design, subject to approval of the 

community development director. 

Finding: The proposed project is not an affordable housing project, therefore, this criterion does not 

apply. 

J. Portions of off-street parking areas may be developed or redeveloped for transit-related 

facilities and uses such as transit shelters or park-and-ride lots, subject to meeting all other 

applicable standards, including retaining the required minimum number of parking 

spaces. 

Finding: Transit facilities are not proposed with this application nor are any required. This criterion is 

not applicable.  

15.440.070 Parking tables and diagrams. 
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Finding: The applicant is not proposing angle or compact parking spaces within the parking area. The 

applicant’s narrative is proposing parking spaces that meet required stall dimensions of 9 feet in width 

and at least 18 feet in depth. The applicant’s plan set did not illustrate the width of the service drive. In 

the applicant’s narrative response states that parking aisles will have a minimum width of 24 feet. The 

applicant’s narrative goes on to state that “no paved areas will abut a street right-of-way. No stalls will 

be located near a property line. Parking spaces will be clearly marked, and the markings maintained in 

good condition.” Staff generally concur with the applicant’s finding. The statements from the applicant 

indicate a willingness to comply with NMC 15.440.070. However, a previous condition of approval 

requiring confirmation of the service aisle width is necessary because the plan sheets do not definitively 

illustrate drive aisle dimensions. These criteria are met with the adherence to the conditions of approval. 

 

 

Bicycle Parking 
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15.440.100 Facility requirements.  

Bicycle parking facilities shall be provided for the uses shown in the following table. 

Fractional space requirements shall be rounded up to the next whole number. 

Use  Minimum Number of Bicycle Parking Spaces Required 

New commercial, industrial, 

office, and institutional 

developments, including 

additions that total 4,000 square 

feet or more 

One bicycle parking space for every 10,000 square feet of gross floor area. In 

C-4 districts, two bicycle parking spaces, or one per 5,000 square feet 

of building area, must be provided, whichever is greater 

 

Finding: Institutional uses require one bicycle parking space for every 10,000 square feet of gross floor 

area. The applicant is proposing a gross floor area of 73,000 square feet. Therefore, 7 bicycle parking 

spaces are required. The applicant is proposing 8 new bicycle parking spaces. This criterion is met. 

15.440.110 Design. 

A. Bicycle parking facilities shall consist of one or more of the following: 

1. A firmly secured loop, bar, rack, or similar facility that accommodates locking the 

bicycle frame and both wheels using a cable or U-shaped lock. 

2. An enclosed locker. 

3. A designated area within the ground floor of a building, garage, or storage area. 

Such area shall be clearly designated for bicycle parking. 

4. Other facility designs approved by the director. 

 

Finding: Sheet A1 illustrates the location of the bicycle parking and design that meets NMC 

15.440.110. This criterion is met. 

B. All bicycle parking spaces shall be at least six feet long and two and one-half feet wide. 

Spaces shall not obstruct pedestrian travel. 

Finding: The applicant’s plan sheet A2 and narrative illustrate that the bicycle parking spaces will meet 

the dimensional requirements of this section of the NMC. This criterion is met. 

C. All spaces shall be located within 50 feet of a building entrance of the development. 

Finding: The applicant’s plan sheets indicate that all bicycle parking will be within 50 feet of the 

building entrances. This criterion is met. 

D. Required bicycle parking facilities may be located in the public right-of-way adjacent to 

a development subject to approval of the authority responsible for maintenance of that 

right-of-way. 

Finding: This criterion is not applicable because no bike parking is proposed within the right-of-way. 

Private Walkways 

15.440.130 Where required. 

https://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=289
https://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=222
https://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=222
https://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=143
https://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=222
https://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=50
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Private walkways shall be constructed as part of any development requiring Type II design 

review, including mobile home parks. In addition, they may be required as part of conditional 

use permits or planned unit developments. In the airport industrial (AI) district and residential 

(AR) district, on-site walks are not required in aircraft operations areas, such as parking 

aprons, taxiways, and runways. 

15.440.140 Private walkway design. 

A. All required private walkways shall meet the applicable building code and Americans 

with Disabilities Act requirements. 

Finding: The applicant’s narrative states that all walkways will meet the applicable building code and 

ADA requirements for access. Because the plans submitted for design review are not construction level 

detail, the applicant shall submit plans with the building permit application that illustrate sufficient detail 

to determine if all private walkways comply with NMC 15.440.140. This criterion will be met with the 

adherence to the aforementioned conditions of approval.    

B. Required private walkways shall be a minimum of four feet wide. 

Finding: The applicant’s narrative states and plan set illustrate that all private walkways will be a 

minimum of four feet in width. This criterion is met. 

C. Required private walkways shall be constructed of portland cement concrete or brick. 

Finding: The proposed private walkways are identified as being constructed of concrete. This 

requirement is met. 

D. Crosswalks crossing service drives shall, at a minimum, be painted on the asphalt or 

clearly marked with contrasting paving materials or humps/raised crossings. If painted 

striping is used, it should consist of thermoplastic striping or similar type of durable 

application. 

Finding: The applicant’s narrative and plan sheets illustrate that the walkways will be clearly marked 

with a contrasting construction material. This criterion is met. 

E. At a minimum, required private walkways shall connect each main pedestrian building 

entrance to each abutting public street and to each other. 

Finding: The applicant’s narrative and plan sheets illustrate private walkways will connect to the main 

pedestrian building entrance. The Friendsview campus has existing sidewalk connections to E Fulton 

Street. The proposed sidewalks will connect to the existing Friendsview campus pedestrian circulation 

system. This criterion is met. 

F. The review body may require on-site walks to connect to development on adjoining sites. 

Finding: As illustrated in the applicant’s narrative and plan set, the Friendsview RCF proposed 

construction provides on-site walks for pedestrian circulation around the development site and connects 

with the larger Friendsview campus that then connects to the public sidewalk along E Fulton Street. This 

criterion is met. 



 
 "Working Together For A Better Community-Serious About Service"  Page 31 

Z:\PLANNING\MISC\WP5FILES\FILES.DR (Design Review)\Type 2 DR\2021\DR221-0001 Friendsview RCF Phase 1\Staff Report\Staff Report - DR221-0001 Friendsview RCF Phase 1 - FINAL.doc 

G. The review body may modify these requirements where, in its opinion, the development 

provides adequate on-site pedestrian circulation, or where lot dimensions, existing 

building layout, or topography preclude compliance with these standards. 

Finding: The review body has not identified any necessary modifications nor are any required. This 

criterion is met. 

15.505.020 Applicability. 

The provision and utilization of public facilities and services within the City of Newberg shall 

apply to all land developments in accordance with this chapter. No development shall be 

approved unless the following improvements are provided for prior to occupancy or operation, 

unless future provision is assured in accordance with NMC 15.505.030(E). 

A. Public Works Design and Construction Standards. The design and construction of all 

improvements within existing and proposed rights-of-way and easements, all improvements to 

be maintained by the city, and all improvements for which city approval is required shall 

comply with the requirements of the most recently adopted Newberg public works design and 

construction standards. 

B. Street Improvements. All projects subject to a Type II design review, partition, or 

subdivision approval must construct street improvements necessary to serve the development. 

Finding:  The narrative describes and preliminary plans illustrate that the applicant is proposing to re-

construct an existing driveway on E Fulton Street. The applicant is also showing the installation of new 

public sidewalks on E Fulton Street, and removal of existing curb cuts on E Fulton Street. These criteria 

will be met if all improvements necessary to serve the development meet City standards and are 

completed, see conditions of approval in Section 15.505.030.  

C. Water. All developments, lots, and parcels within the City of Newberg shall be served by the 

municipal water system as specified in Chapter 13.15 NMC. 

Finding:  The narrative describes and preliminary plans illustrate installation of a 6-inch fire line off of 

an existing water line in E Fulton Street and a new proposed fire hydrant to serve the development. The 

narrative describes and preliminary plans also illustrate that a portion of the existing 8-inch water main 

within the site will be relocated outside the construction limits of the new building.  This criterion will 

be met if all water improvements necessary to service the development meet City standards and are 

completed, see conditions of approval in Section 15.505.040(D).  

D. Wastewater. All developments, lots, and parcels within the City of Newberg shall be served 

by the municipal wastewater system as specified in Chapter 13.10 NMC. 

Finding:  The preliminary plans illustrate installation of new wastewater facilities to serve the 

development including a grease-interceptor. This criteria will be met if all wastewater improvements 

necessary to service the development meet City standards and are completed, see conditions of approval 

in Section 15.505.040(E). 

E. Stormwater. All developments, lots, and parcels within the City of Newberg shall manage 

stormwater runoff as specified in Chapters 13.20 and 13.25 NMC. 

Finding:  The preliminary plans illustrate installation of new stormwater facilities to serve the 

development. A connection to an existing stormwater line along Hess Creek is also illustrated. Proposed 
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facilities include a combination of Low Impact Development Approach (LIDA) flow through planters, 

underground chambers and storm filter structures. This criterion will be met if all stormwater 

improvements necessary to service the development meet City standards and are completed, see 

conditions of approval in Section 15.505.050.   

F. Utility Easements. Utility easements shall be provided as necessary and required by the 

review body to provide needed facilities for present or future development of the area. 

Finding:  This criterion will be met if all easements necessary to service the development meet City 

standards and are completed, see conditions of approval in Section 15.505.040(F). 

G. City Approval of Public Improvements Required. No building permit may be issued until all 

required public facility improvements are in place and approved by the director, or are 

otherwise bonded for in a manner approved by the review authority, in conformance with the 

provisions of this code and the Newberg Public Works Design and Construction Standards.  

15.505.030 Street standards. 

E. Improvements to Existing Streets. 

1. All projects subject to partition, subdivision, or Type II design review approval shall 

dedicate right-of-way sufficient to improve the street to the width specified in 

subsection (G) of this section. 

 

Finding: E Fulton Street is classified as a major collector roadway. Per the Transportation System Plan 

and Public Works Design and Construction Standards, major collector roadways require a minimum of 

60-feet of right-of-way and are comprised of the following:  

 

• 1-foot from back of walk to right-of-way 

• 5-foot sidewalk 

• 5.5-foot planter 

• 0.5-foot curb 

• 6-foot bike lane 

• 12-foot travel lane 

• 12-foot travel lane 

• 6-foot bike lane 

• 0.5-foot curb 

• 5.5-foot planter 

• 5-foot sidewalk 

• 1-foot from back of walk to right-of-way 

 

The applicant’s plans illustrate the current right-of-way width of E Fulton Street as approximately 50-

feet. Because the applicant has not clearly noted the additional right-of-way that needs to be dedicated 

on the north side of the E Fulton Street centerline, the applicant shall dedicate additional right-of-way 

along the north side of the E Fulton Street centerline to account for a total of 30-feet of dedicated right-

of-way to the City of Newberg on the north side of E Fulton Street prior to the certificate of occupancy 

being issued. 

 

The applicant has noted that an existing vehicular ramp that accesses the existing Creekside facility will 

encroach approximately 2-feet into the required right-of-way dedication and that an encroachment 

easement will be requested for this ramp. Because the applicant has not yet submitted a request for an 
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encroachment easement, the applicant will be required to obtain an encroachment easement for the 

existing vehicular ramp structure that accesses the existing Friendsview Creekside facility prior to 

certificate of occupancy being issued. This criterion will be met if the aforementioned condition of 

approval is adhered to. 

 

2. All projects subject to partition, subdivision, or Type II design review approval must 

construct a minimum of a three-quarter street improvement to all existing streets 

adjacent to, within, or necessary to serve the development. The director may waive or 

modify this requirement where the applicant demonstrates that the condition of 

existing streets to serve the development meets city standards and is in satisfactory 

condition to handle the projected traffic loads from the development. Where a 

development has frontage on both sides of an existing street, full street improvements 

are required. 

 

Finding: Frontage improvements along E Fulton Street do not match the City’s cross-section for a 

major collector roadway per the Transportation System Plan. A major collector roadway require a 

minimum of 60-feet of right-of-way and are comprised of the following:  

 1-foot from back of walk to right-of-way 

 5-foot sidewalk 

 5.5-foot planter 

 0.5-foot curb 

 6-foot bike lane 

 12-foot travel lane 

 12-foot travel lane 

 6-foot bike lane 

 0.5-foot curb 

 5.5-foot planter 

 5-foot sidewalk 

 1-foot from back of walk to right-of-way 

 

The existing curb-to-curb width along E Fulton Street is approximately 34-feet, and the required curb-

to-curb width is 36-feet. In addition, the centerline of the roadway does not match the centerline of the 

existing curb-to-curb street width and is askew. Due to irregularities with the roadway curb-to-curb 

cross-section, the roadway centerline location, and existing development, along the property frontage, 

the applicant will not be required to relocate the curb along their property frontage based on 

conversations that occurred with the Community Development Director and City Engineering during 

pre-application meetings.  

The applicant’s narrative states and preliminary plans illustrate replacement of the existing 4-foot wide 

sidewalk between the western existing driveway and the easterly driveway with a 6-foot wide curbside 

sidewalk. The easterly portion of the existing sidewalk, west of the easterly service driveway, is curbside 

while the westerly portion of the existing sidewalk, east of the westerly driveway, is set back with a 

narrow planter strip. It is unclear from the applicant’s submittal if existing trees along the property 

frontage on E Fulton Street between the easterly and westerly driveways are street trees. However, the 

trees along the E Fulton Street frontage between the two driveways are mature and provide shade for the 

sidewalk and surrounding area and there would not be enough room to locate additional trees underneath 

the mature trees along the E Fulton Road     
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Because the applicant’s plans are preliminary and do not provide construction level detail, the applicant 

shall submit construction drawings as part of the Public Improvement Permit that include installation of 

a 6-foot Type ‘B’ sidewalk along the property frontage west of the easterly driveway where the existing 

sidewalk is curbside. Unless the existing trees along the property frontage between the easterly and 

westerly driveways are street trees and will remain, the applicant will be required to install a 5-foot Type 

‘A’ sidewalk with a minimum 5-feet wide planter strip in the area where the existing 4-foot wide 

sidewalk is set back from the curb. The applicant will also be required to remove existing curb cuts with 

full height curb and replace any curb sections in disrepair or that do not meet city standards. All 

sidewalk and curb improvements must be completed prior to the certificate of occupancy being issued. 

The criterion will be met if the aforementioned condition of approval is adhered to. 

3. In lieu of the street improvement requirements outlined in NMC 15.505.040(B), the 

review authority may elect to accept from the applicant monies to be placed in a fund 

dedicated to the future reconstruction of the subject street(s). The amount of money 

deposited with the city shall be 100 percent of the estimated cost of the required street 

improvements (including any associated utility improvements), and 10 percent of the 

estimated cost for inflation. Cost estimates used for this purpose shall be based on 

preliminary design of the constructed street provided by the applicant’s engineer and 

shall be approved by the director. 

Finding:  The applicant’s property is not located on a street scheduled for near-term future 

reconstruction and therefore a fee in lieu for improvements is not applicable. This criterion does not 

apply. 

F. Improvements Relating to Impacts. Improvements required as a condition of development 

approval shall be roughly proportional to the impact of the development on public facilities 

and services. The review body must make findings in the development approval that indicate 

how the required improvements are roughly proportional to the impact. Development may not 

occur until required transportation facilities are in place or guaranteed, in conformance with 

the provisions of this code. If required transportation facilities cannot be put in place or be 

guaranteed, then the review body shall deny the requested land use application. 

Finding: There are no improvements relating to impacts identified as part of this proposed development 

nor are any required. This criterion does not apply.  

G. Street Width and Design Standards. 

1. Design Standards. All streets shall conform with the standards contained in Table 

15.505.030(G). Where a range of values is listed, the director shall determine the width 

based on a consideration of the total street section width needed, existing street widths, and 

existing development patterns. Preference shall be given to the higher value. Where values 

may be modified by the director, the overall width shall be determined using the standards 

under subsections (G)(2) through (10) of this section. 

Table 15.505.030(G) Street Design Standards 

https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=271
https://www.codepublishing.com/OR/Newberg/#!/Newberg15/Newberg15505.html#15.505.040
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=26
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=66
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=271
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=271
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=26
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=95
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=72
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=289
https://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=271
https://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=271
https://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=95
https://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=271
https://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=271
https://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=95
https://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=271
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Type of Street 

Right-of-

Way 

Width 

Curb-to-

Curb 

Pavement 

Width 

Motor 

Vehicle 

Travel 

Lanes 

Median Type 

Striped 

Bike 

Lane 

(Both 

Sides) 

On-Street 

Parking 

Arterial Streets 

Expressway** ODOT  ODOT  ODOT  ODOT  ODOT  ODOT  

Major arterial 95 – 100 

feet 

74 feet 4 lanes TWLTL or 

median* 

Yes No* 

Minor arterial 69 – 80 

feet 

48 feet 2 lanes TWLTL or 

median* 

Yes No* 

Collectors  

Major 57 – 80 

feet 

36 feet 2 lanes None* Yes No* 

Minor 61 – 65 

feet 

40 feet 2 lanes None* Yes* Yes* 

Local Streets 

Local residential 54 – 60 

feet 

32 feet 2 lanes None No Yes 

Limited residential, 

parking both sides 

44 – 50 

feet 

28 feet 2 lanes None No Yes 

Limited residential, 

parking one side 

40 – 46 

feet 

26 feet 2 lanes None No One side 

Local commercial/ 

industrial 

55 – 65 

feet 

34 feet 2 lanes None* No* Yes* 

*    May be modified with approval of the director. Modification will change overall curb-to-

curb and right-of-way width. Where a center turn lane is not required, a landscaped median 

shall be provided instead, with turning pockets as necessary to preserve roadway functions. 

**    All standards shall be per ODOT expressway standards. 

 

2. Motor Vehicle Travel Lanes. Collector and arterial streets shall have a minimum width 

of 12 feet. 

 

Finding: The existing curb-to-curb cross-section for E Fulton Street is adequate and the applicant’s 

development is not proposing any modifications. E Fulton Street is a major collector roadway and 12-

foot travel lanes are being provided. This requirement is met. 

 

3. Bike Lanes. Striped bike lanes shall be a minimum of six feet wide. Bike lanes shall be 

provided where shown in the Newberg transportation system plan. 

 

https://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=271
https://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=249
https://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=249
https://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=42
https://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=42
https://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=29
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Finding: The curb-to-curb cross-section for E Fulton Street is existing and the applicant’s development 

is not proposing any modifications. E Fulton Street is a major collector roadway but the existing curb-to 

curb cross-section is only 34-feet in comparison to the required 36-feet, which would be needed to meet 

the City’s standard 6-foot marked bike lane. Currently, this section of E Fulton Street is marked with 

sharrows, which encourage on-street biking. However, the City’s 2007 ADA/Pedestrian/Bike Route 

Improvement Plan specifically calls for bike lanes along the east-west connector of Illinois 

Street/Vermillion Street/Fulton Street/Haworth Avenue. The State of Oregon’s 2012 ODOT Highway 

Design Manual, Chapter 13 Pedestrian and Bicycle, does allow for 5-foot wide bike lanes in constrained 

areas. Because the applicant’s plans do not show pavement markings on E Fulton Street, the applicant 

will be required to remove sharrow lane markings along the property frontage, and install a 5-foot wide 

bike lane along the property frontage to be consistent with the City of Newberg 2015 Transportation 

System Plan and the 2007 ADA/Pedestrian/Bike Route Improvement Plan and related documents. This 

criterion will be met if the aforementioned condition of approval is adhered to. 

4. Parking Lanes. Where on-street parking is allowed on collector and arterial streets, the 

parking lane shall be a minimum of eight feet wide. 

Finding:  The functional classification of E Fulton Street is a major collector roadway which does not 

allow for on-street parking due to the required bike lane. This requirement is met. 

5. Center Turn Lanes. Where a center turn lane is provided, it shall be a minimum of 12 

feet wide. 

Finding:  The functional classification of E Fulton Street is a major collector roadway which does not 

include a center turn lane. This requirement is not applicable. 

6. Limited Residential Streets. Limited residential streets shall be allowed only at the 

discretion of the review authority, and only in consideration of the following factors: 

a. The requirements of the fire chief shall be followed. 

b. The estimated traffic volume on the street is low, and in no case more than 600 

average daily trips. 

c. Use for through streets or looped streets is preferred over cul-de-sac streets. 

d. Use for short blocks (under 400 feet) is preferred over longer blocks. 

e. The total number of residences or other uses accessing the street in that block is 

small, and in no case more than 30 residences. 

f. On-street parking usage is limited, such as by providing ample off-street parking, or 

by staggering driveways so there are few areas where parking is allowable on both 

sides. 

Finding:  There are no limited residential streets proposed as part of this project. These criteria do not 

apply. 

7. Sidewalks. Sidewalks shall be provided on both sides of all public streets. Minimum 

width is five feet. 

Finding: The applicant’s narrative states, and preliminary plans illustrate, replacement of the existing 4-

foot wide sidewalk between the western existing driveway and the easterly service driveway with a 6-

foot wide curbside sidewalk. The easterly portion of the existing sidewalk, west of the easterly 
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driveway, is curbside while the westerly portion of the existing sidewalk, east of the westerly driveway, 

is set back with a narrow planter strip. It is unclear if existing trees along the property frontage between 

the easterly and westerly driveways are street trees but they function as street trees by providing shade to 

the sidewalk and surrounding area.      

Because the applicant’s plans are preliminary and do not provide construction level detail, the applicant 

shall submit construction drawings as part of the Public Improvement Permit that include installation of 

a 6-foot Type ‘B’ sidewalk along the property frontage west of the easterly driveway where the existing 

sidewalk is curbside. Unless the existing trees along the property frontage between the easterly and 

westerly driveways are street trees and will remain, the applicant will be required to install a 5-foot Type 

‘A’ sidewalk with a minimum 5-feet wide planter strip in the area where the existing 4-foot wide 

sidewalk is set back from the curb. The applicant will also be required to remove existing curb cuts with 

full height curb and replace any curb sections in disrepair or not meeting the city’s standards. All 

sidewalk and curb improvements must be completed prior to the certificate of occupancy being issued. 

The applicant did not provide sufficient detail to determine the conditions of the sidewalks along the 

subject property, if any of the existing sidewalk along the existing property frontage on E Fulton Street 

east of the westerly driveway is in poor condition and does not meet current ADA requirements, those 

sidewalk panels are required to be repaired and/or replaced to meet current city standards prior to the 

certificate of occupancy being issued. This criterion will be met if the aforementioned conditions of 

approval is adhered to.  

8. Planter Strips. Except where infeasible, a planter strip shall be provided between the 

sidewalk and the curb line, with a minimum width of five feet. This strip shall be 

landscaped in accordance with the standards in NMC 15.420.020.  

a. Additional reinforcement is done to the sidewalk section at corners. 

b. Sidewalk width is six feet. 

Finding:  The applicant’s narrative states, and preliminary plans illustrate, replacement of the existing 

4-foot wide sidewalk between the western existing driveway and the easterly service driveway with a 6-

foot wide curbside sidewalk. The easterly portion of the existing sidewalk, west of the easterly 

driveway, is curbside while the westerly portion of the existing sidewalk, east of the westerly driveway, 

is set back with a narrow planter strip. It is unclear if existing trees along the property frontage between 

the easterly and westerly driveways are street trees but they function as street trees by providing shade to 

the sidewalk and the surrounding area.      

Because the applicant’s plans are preliminary and do not provide construction level detail, the applicant 

shall submit construction drawings as part of the Public Improvement Permit that include installation of 

a 6-foot Type ‘B’ sidewalk along the property frontage west of the easterly driveway where the existing 

sidewalk is curbside. Unless the existing trees along the property frontage between the easterly and 

westerly driveways are street trees and will remain, the applicant will be required to install a 5-foot Type 

‘A’ sidewalk with a minimum 5-feet wide planter strip in the area where the existing 4-foot wide 

sidewalk is set back from the curb. The applicant will also be required to remove existing curb cuts with 

full height curb and replace any curb sections in disrepair or not meeting the city’s standards. All 

sidewalk and curb improvements must be completed prior to the certificate of occupancy being issued. 

The applicant did not provide sufficient detail to determine the conditions of the sidewalks along the 

subject property, if any of the existing sidewalk along the existing property frontage on E Fulton Street 

east of the westerly driveway is in poor condition and does not meet current ADA requirements, those 

https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=256
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=256


 
 "Working Together For A Better Community-Serious About Service"  Page 38 

Z:\PLANNING\MISC\WP5FILES\FILES.DR (Design Review)\Type 2 DR\2021\DR221-0001 Friendsview RCF Phase 1\Staff Report\Staff Report - DR221-0001 Friendsview RCF Phase 1 - FINAL.doc 

sidewalk panels are required to be repaired and/or replaced to meet current city standards prior to the 

certificate of occupancy being issued. 

This criterion will be met if the aforementioned conditions of approval is adhered to.    

 

9. Slope Easements. Slope easements shall be provided adjacent to the street where 

required to maintain the stability of the street. 

Finding:  The applicant is not proposing a slope easement nor is one required. This criterion does not 

apply.  

10. Intersections and Street Design. The street design standards in the Newberg public 

works design and construction standards shall apply to all public streets, alleys, bike 

facilities, and sidewalks in the city. 

Finding:  The applicant is not proposing any modifications to existing street intersections that do not 

meet or have been conditioned to meet the City’s Public Works Design and Construction Standards. 

This criterion does not apply.  

11. The planning commission may approve modifications to street standards for the 

purpose of ingress or egress to a minimum of three and a maximum of six lots through 

a conditional use permit. 

Finding:  The applicant is not proposing a conditional use permit. This criterion does not apply.  

H. Modification of Street Right-of-Way and Improvement Width. The director, pursuant to 

the Type II review procedures of Chapter 15.220 NMC, may allow modification to the 

public street standards of subsection (G) of this section, when the criteria in both 

subsections (H)(1) and (2) of this section are satisfied: 

1. The modification is necessary to provide design flexibility in instances where: 

a. Unusual topographic conditions require a reduced width or grade separation of 

improved surfaces; or 

b. Lot shape or configuration precludes accessing a proposed development with a 

street which meets the full standards of this section; or 

c. A modification is necessary to preserve trees or other natural features determined 

by the city to be significant to the aesthetic character of the area; or 

d. A planned unit development is proposed and the modification of street standards 

is necessary to provide greater privacy or aesthetic quality to the development. 

2. Modification of the standards of this section shall only be approved if the director 

finds that the specific design proposed provides adequate vehicular access based on 

anticipated traffic volumes. 

Finding:  The applicant is not proposing modifications to the street right-of-way or improvement width 

nor are any required. These criteria do not apply.  

I. Temporary Turnarounds. Where a street will be extended as part of a future phase of a 

development, or as part of development of an abutting property, the street may be 

terminated with a temporary turnaround in lieu of a standard street connection or circular 

cul-de-sac bulb. The director and fire chief shall approve the temporary turnaround. It 

https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=109
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=109
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=271
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=271
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=271
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=271
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=271
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=256
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=66
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=229
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=271
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=178
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=81
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=271
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=95
https://www.codepublishing.com/OR/Newberg/#!/Newberg15/Newberg15220.html#15.220
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=271
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=142
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=178
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=271
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=66
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=271
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=95
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=2
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=271
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=271
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=271
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=86
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=95


 
 "Working Together For A Better Community-Serious About Service"  Page 39 

Z:\PLANNING\MISC\WP5FILES\FILES.DR (Design Review)\Type 2 DR\2021\DR221-0001 Friendsview RCF Phase 1\Staff Report\Staff Report - DR221-0001 Friendsview RCF Phase 1 - FINAL.doc 

shall have an all-weather surface, and may include a hammerhead-type turnaround 

meeting fire apparatus access road standards, a paved or graveled circular turnaround, or 

a paved or graveled temporary access road. For streets extending less than 150 feet and/or 

with no significant access, the director may approve the street without a temporary 

turnaround. Easements or right-of-way may be required as necessary to preserve access to 

the turnaround. 

Finding:  The applicant is not proposing a temporary turnaround nor is one needed. This criterion does 

not apply. 

J. Topography. The layout of streets shall give suitable recognition to surrounding 

topographical conditions in accordance with the purpose of this code. 

Finding:  The applicant is not proposing new streets. This criterion does not apply. 

K. Future Extension of Streets. All new streets required for a subdivision, partition, or a 

project requiring site design review shall be constructed to be “to and through”: through 

the development and to the edges of the project site to serve adjacent properties for future 

development. 

Finding: There are no possible future street extensions being requested nor are any required. This 

criterion does not apply.  

L. Cul-de-Sacs. 

1. Cul-de-sacs shall only be permitted when one or more of the circumstances listed in 

this section exist. When cul-de-sacs are justified, public walkway connections shall be 

provided wherever practical to connect with another street, walkway, school, or similar 

destination. 

a. Physical or topographic conditions make a street connection impracticable. 

These conditions include but are not limited to controlled access streets, railroads, 

steep slopes, wetlands, or water bodies where a connection could not be reasonably 

made. 

b. Buildings or other existing development on adjacent lands physically preclude a 

connection now or in the future, considering the potential for redevelopment. 

c. Where streets or accessways would violate provisions of leases, easements, or 

similar restrictions. 

d. Where the streets or accessways abut the urban growth boundary and rural 

resource land in farm or forest use, except where the adjoining land is designated 

as an urban reserve area. 

2. Cul-de-sacs shall be no more than 400 feet long (measured from the centerline of the 

intersection to the radius point of the bulb). 

3. Cul-de-sacs shall not serve more than 18 single-family dwellings. 

Each cul-de-sac shall have a circular end with a minimum diameter of 96 feet, curb-to-

curb, within a 109-foot minimum diameter right-of-way. For residential uses, a 35-foot 

radius may be allowed if the street has no parking, a mountable curb, curbside 

sidewalks, and sprinkler systems in every building along the street. 

 

Finding:  The applicant is not proposing a cul-de-sac nor is one required. These criteria do not apply.  
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M. Street Names and Street Signs. Streets that are in alignment with existing named streets 

shall bear the names of such existing streets. Names for new streets not in alignment with 

existing streets are subject to approval by the director and the fire chief and shall not 

unnecessarily duplicate or resemble the name of any existing or platted street in the city. It 

shall be the responsibility of the land divider to provide street signs. 

Finding:  The applicant is not proposing any new streets or street name signs nor are any required. This 

criterion does not apply. 

N. Platting Standards for Alleys. 

1. An alley may be required to be dedicated and constructed to provide adequate access for 

a development, as deemed necessary by the director. 

2. The right-of-way width and paving design for alleys shall be not less than 20 feet wide. 

Slope easements shall be dedicated in accordance with specifications adopted by the city 

council under NMC 15.505.010 et seq. 

3. Where two alleys intersect, 10-foot corner cut-offs shall be provided. 

4. Unless otherwise approved by the city engineer where topographical conditions will not 

reasonably permit, grades shall not exceed 12 percent on alleys, and centerline radii on 

curves shall be not less than 100 feet. 

5. All provisions and requirements with respect to streets identified in this code shall apply 

to alleys the same in all respects as if the word “street” or “streets” therein appeared as the 

word “alley” or “alleys” respectively. 

 

Finding: The applicant is not proposing alleys. These criteria do not apply.  

O. Platting Standards for Blocks. 

1. Purpose. Streets and walkways can provide convenient travel within a neighborhood 

and can serve to connect people and land uses. Large, uninterrupted blocks can serve as a 

barrier to travel, especially walking and biking. Large blocks also can divide rather than 

unite neighborhoods. To promote connected neighborhoods and to shorten travel 

distances, the following minimum standards for block lengths are established. 

2. Maximum Block Length and Perimeter. The maximum length and perimeters of blocks 

in the zones listed below shall be according to the following table. The review body for a 

subdivision, partition, conditional use permit, or a Type II design review may require 

installation of streets or walkways as necessary to meet the standards below. 

  

Zone(s) 

Maximum 

Block 

Length 

Maximum 

Block 

Perimeter 

R-1 800 feet 2,000 feet 

R-2, R-3, RP, I 1,200 feet 3,000 feet 

 

3. Exceptions. 

a. If a public walkway is installed mid-block, the maximum block length and perimeter 

may be increased by 25 percent. 
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b. Where a proposed street divides a block, one of the resulting blocks may exceed the 

maximum block length and perimeter standards provided the average block length and 

perimeter of the two resulting blocks do not exceed these standards. 

c. Blocks in excess of the above standards are allowed where access controlled streets, 

street access spacing standards, railroads, steep slopes, wetlands, water bodies, 

preexisting development, ownership patterns or similar circumstances restrict street 

and walkway location and design. In these cases, block length and perimeter shall be 

as small as practical. Where a street cannot be provided because of these circumstances 

but a public walkway is still feasible, a public walkway shall be provided. 

d. Institutional campuses located in an R-1 zone may apply the standards for the 

institutional zone. 

e. Where a block is in more than one zone, the standards of the majority of land in the 

proposed block shall apply. 

f. Where a local street plan, concept master site development plan, or specific plan has 

been approved for an area, the block standards shall follow those approved in the plan. 

In approving such a plan, the review body shall follow the block standards listed above 

to the extent appropriate for the plan area. 

 

Finding: The applicant is not proposing blocks. These criteria are not applicable. 

Q. Traffic Calming. 

1. The following roadway design features may be required in new street construction 

where traffic calming needs are anticipated: 

a. Serpentine alignment. 

b. Curb extensions. 

c. Traffic diverters/circles. 

d. Raised medians and landscaping. 

e. Other methods shown effective through engineering studies. 

2. Traffic-calming measures such as speed humps should be applied to mitigate traffic 

operations and/or safety problems on existing streets. They should not be applied with new 

street constructions. 

Finding:  The applicant is not proposing traffic calming devices nor are any required. These criteria do 

not apply.  

P. Private Streets. New private streets, as defined in NMC 15.05.030, shall not be created, 

except as allowed by NMC 15.240.020(L)(2). 

 

Finding:  The applicant is not proposing private streets. This criterion is not applicable.  

 

R. Vehicular Access Standards. 

1. Purpose. The purpose of these standards is to manage vehicle access to maintain traffic 

flow, safety, roadway capacity, and efficiency. They help to maintain an adequate level of 

service consistent with the functional classification of the street. Major roadways, 

including arterials and collectors, serve as the primary system for moving people and 

goods within and through the city. Access is limited and managed on these roads to 

promote efficient through movement. Local streets and alleys provide access to individual 

properties. Access is managed on these roads to maintain safe maneuvering of vehicles in 

and out of properties and to allow safe through movements. If vehicular access and 
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circulation are not properly designed, these roadways will be unable to accommodate the 

needs of development and serve their transportation function. 

2. Access Spacing Standards. Public street intersection and driveway spacing shall follow 

the standards in Table 15.505.R below. The Oregon Department of Transportation 

(ODOT) has jurisdiction of some roadways within the Newberg city limits, and ODOT 

access standards will apply on those roadways. 

 Table 15.505.R. Access Spacing Standards 

Roadway Functional 

Classification 
Area1 

Minimum Public Street Intersection 

Spacing (Feet)2 

Driveway Setback 

from Intersecting 

Street3 

Expressway All Refer to ODOT Access Spacing 

Standards 

NA 

Major arterial Urban 

CBD 

Refer to ODOT Access Spacing 

Standards 

 

Minor arterial Urban 

CBD 

500 

200 

150 

100 

Major collector  All 400 150 

Minor collector  All 300 100 

 

 
1     “Urban” refers to intersections inside the city urban growth boundary outside the central business district (C-3 zone). 

    “CBD” refers to intersections within the central business district (C-3 zone). 

    “All” refers to all intersections within the Newberg urban growth boundary. 
2     Measured centerline to centerline. 
3    The setback is based on the higher classification of the intersecting streets. Measured from the curb line of the intersecting street to 

the beginning of the driveway, excluding flares. If the driveway setback listed above would preclude a lot from having at least one 

driveway, including shared driveways or driveways on adjoining streets, one driveway is allowed as far from the intersection as possible. 

 

Finding: The subject property has frontage on E Fulton Street (major collector). Access is from an 

existing driveway. This requirement is met.  

 

 

S. Public Walkways. 

1. Projects subject to Type II design review, partition, or subdivision approval may be 

required to provide public walkways where necessary for public safety and convenience, or 

where necessary to meet the standards of this code. Public walkways are meant to connect 

cul-de-sacs to adjacent areas, to pass through oddly shaped or unusually long blocks, to 

provide for networks of public paths according to adopted plans, or to provide access to 

schools, parks or other community destinations or public areas. Where practical, public 

walkway easements and locations may also be used to accommodate public utilities. 

2. Public walkways shall be located within a public access easement that is a minimum of 

15 feet in width. 
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3. A walk strip, not less than 10 feet in width, shall be paved in the center of all public 

walkway easements. Such paving shall conform to specifications in the Newberg public 

works design and construction standards.4. Public walkways shall be designed to meet the 

Americans with Disabilities Act requirements. 

5. Public walkways connecting one right-of-way to another shall be designed to provide as 

short and straight of a route as practical. 

6. The developer of the public walkway may be required to provide a homeowners’ 

association or similar entity to maintain the public walkway and associated improvements. 

7. Lighting may be required for public walkways in excess of 250 feet in length. 

8. The review body may modify these requirements where it finds that topographic, 

preexisting development, or similar constraints exist. 

 

 

Finding:  The applicant is not proposing public walkways nor are any required. These criteria are not 

applicable. 

 

3. Properties with Multiple Frontages. Where a property has frontage on more than one 

street, access shall be limited to the street with the lesser classification. 

Finding:  The applicant’s property has frontage on E Fulton Street which is a public street. All street 

access is from private service drives within the Friendsview campus. This criterion is met. 

4. Driveways. More than one driveway is permitted on a lot accessed from either a minor 

collector or local street as long as there is at least 40 feet of lot frontage separating each 

driveway approach. More than one driveway is permitted on a lot accessed from a major 

collector as long as there is at least 100 feet of lot frontage separating each driveway 

approach. 

Finding:  The applicant is not proposing new driveways. The two existing driveways are separated by 

more than 100-feet. The applicant has noted that the existing easterly service driveway will be re-

constructed with a commercial driveway approach meeting ADA standards. This criterion does not 

apply. 

5. Alley Access. Where a property has frontage on an alley and the only other frontages 

are on collector or arterial streets, access shall be taken from the alley only. The review 

body may allow creation of an alley for access to lots that do not otherwise have frontage 

on a public street provided all of the following are met: 

a. The review body finds that creating a public street frontage is not feasible. 

b. The alley access is for no more than six dwellings and no more than six lots. 

c. The alley has through access to streets on both ends. 

d. One additional parking space over those otherwise required is provided for each 

dwelling. Where feasible, this shall be provided as a public use parking space adjacent 

to the alley. 

 

Finding:  The applicant is not proposing alley access. These criteria do not apply. 
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6. Closure of Existing Accesses. Existing accesses that are not used as part of development 

or redevelopment of a property shall be closed and replaced with curbing, sidewalks, and 

landscaping, as appropriate. 

Finding: The applicant has noted that existing curb cuts will be removed and replaced with a full height 

curb and gutter. Because the applicant’s plans are preliminary and do not provide construction level 

detail, the applicant will be required to obtain a Public Improvement Permit prior to completing work to 

close existing accesses. This criterion will be met if the aforementioned condition of approval is adhered 

to.  

7. Shared Driveways. 

a. The number of driveways onto arterial streets shall be minimized by the use of 

shared driveways with adjoining lots where feasible. The city shall require shared 

driveways as a condition of land division or site design review, as applicable, for traffic 

safety and access management purposes. Where there is an abutting developable 

property, a shared driveway shall be provided as appropriate. When shared driveways 

are required, they shall be stubbed to adjacent developable parcels to indicate future 

extension. “Stub” means that a driveway temporarily ends at the property line, but may 

be accessed or extended in the future as the adjacent parcel develops. “Developable” 

means that a parcel is either vacant or it is likely to receive additional development (i.e., 

due to infill or redevelopment potential). 

b. Access easements (i.e., for the benefit of affected properties) and maintenance 

agreements shall be recorded for all shared driveways, including pathways, at the time 

of final plat approval or as a condition of site development approval. 

c. No more than four lots may access one shared driveway. 

d. Shared driveways shall be posted as no parking fire lanes where required by the fire 

marshal. 

e. Where three lots or three dwellings share one driveway, one additional parking space 

over those otherwise required shall be provided for each dwelling. Where feasible, this 

shall be provided as a common use parking space adjacent to the driveway. 

Finding:  The applicant is not proposing shared driveways. These criteria do not apply.  

8. Frontage Streets and Alleys. The review body for a partition, subdivision, or design 

review may require construction of a frontage street to provide access to properties 

fronting an arterial or collector street. 

Finding:  The applicant is not proposing frontage streets or alleys. This criterion does not apply.  

9. ODOT or Yamhill County Right-of-Way. Where a property abuts an ODOT or Yamhill 

County right-of-way, the applicant for any development project shall obtain an access 

permit from ODOT or Yamhill County. 

Finding:  The RCF development site does not abut an ODOT or Yamhill County right-of-way. This 

criterion does not apply. 

10. Exceptions. The director may allow exceptions to the access standards above in any of 

the following circumstances: 
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a. Where existing and planned future development patterns or physical constraints, 

such as topography, parcel configuration, and similar conditions, prevent access in 

accordance with the above standards. 

b. Where the proposal is to relocate an existing access for existing development, where 

the relocated access is closer to conformance with the standards above and does not 

increase the type or volume of access. 

c. Where the proposed access results in safer access, less congestion, a better level of 

service, and more functional circulation, both on street and on site, than access 

otherwise allowed under these standards. 

11. Where an exception is approved, the access shall be as safe and functional as practical 

in the particular circumstance. The director may require that the applicant submit a traffic 

study by a registered engineer to show the proposed access meets these criteria. 

Finding: The applicant is not proposing any exceptions to required access standards nor are any 

required. This criterion is not applicable.  

T. Street Trees. Street trees shall be provided for all projects subject to Type II design review, 

partition, or subdivision. Street trees shall be installed in accordance with the provisions of 

NMC 15.420.010(B)(4). 

 

Finding: There are 8 mature trees located along the E Fulton Street frontage between the two driveways 

on the north side of the curbside sidewalk but it is unclear if these are street trees or trees that have been 

planted on the subject property. These existing mature trees function as street trees by providing shade 

to the sidewalk and surrounding area along the E Fulton Street frontage. The applicant has stated the 

trees are in good health. With these mature trees functioning as street trees they should remain in place. 

If street trees were required they would have to be planted underneath the existing mature trees. This 

criterion is met. 

 

U. Street Lights. All developments shall include underground electric service, light standards, 

wiring and lamps for street lights according to the specifications and standards of the 

Newberg public works design and construction standards. The developer shall install all such 

facilities and make the necessary arrangements with the serving electric utility as approved by 

the city. Upon the city’s acceptance of the public improvements associated with the 

development, the street lighting system, exclusive of utility-owned service lines, shall be and 

become property of the city unless otherwise designated by the city through agreement with a 

private utility. 

 

Finding:  The applicant’s narrative states that new street light poles will be engineered and provided per 

the City standards. Because it’s unclear if the applicant understands the extent of street lighting 

requirements, therefore, with the Public Improvement Permit submittal the applicant will be required to 

illustrate via a lighting analysis that proposed PGE Option A street lighting along the property frontage 

is compliant with the City’s Public Works Design and Construction Standards.  

Street lighting meeting City standards is required at the following locations: 

 Street lighting will be required on the north side of E Fulton Street along the entire 

property frontage.  

 

The criterion will be met if the aforementioned condition of approval is adhered to.  

https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=216
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=2
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=2
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=2
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=2
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=2
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=2
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=271
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=2
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=2
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=95
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=26
https://www.codepublishing.com/OR/Newberg/cgi/defs.pl?def=2


 
 "Working Together For A Better Community-Serious About Service"  Page 46 

Z:\PLANNING\MISC\WP5FILES\FILES.DR (Design Review)\Type 2 DR\2021\DR221-0001 Friendsview RCF Phase 1\Staff Report\Staff Report - DR221-0001 Friendsview RCF Phase 1 - FINAL.doc 

 

V. Transit Improvements. Development proposals for sites that include or are adjacent to 

existing or planned transit facilities, as shown in the Newberg transportation system plan or 

adopted local or regional transit plan, shall be required to provide any of the following, as 

applicable and required by the review authority: 

1. Reasonably direct pedestrian connections between the transit facility and building 

entrances of the site. For the purpose of this section, “reasonably direct” means a route 

that does not deviate unnecessarily from a straight line or a route that does not involve a 

significant amount of out-of-direction travel for users. 

2. A transit passenger landing pad accessible to disabled persons. 

3. An easement of dedication for a passenger shelter or bench if such facility is in an 

adopted plan. 

4. Lighting at the transit facility. 

Finding:  The applicant is not proposing transit improvements and the site is not adjacent to existing or 

planned transit facilities. These criteria do not apply.  

15.505.040 Public utility standards. 

A. Purpose. The purpose of this section is to provide adequate services and facilities 

appropriate to the scale and type of development. 

B. Applicability. This section applies to all development where installation, extension or 

improvement of water, wastewater, or private utilities is required to serve the development 

or use of the subject property. 

C. General Standards. 

1. The design and construction of all improvements within existing and proposed rights-of-

way and easements, all improvements to be maintained by the city, and all improvements 

for which city approval is required shall conform to the Newberg public works design and 

construction standards and require a public improvements permit. 

2. The location, design, installation and maintenance of all utility lines and facilities shall 

be carried out with minimum feasible disturbances of soil and site. Installation of all 

proposed public and private utilities shall be coordinated by the developer and be approved 

by the city to ensure the orderly extension of such utilities within public right-of-

way and easements. 

D. Standards for Water Improvements. All development that has a need for water service shall 

install the facilities pursuant to the requirements of the city and all of the following standards. 

Installation of such facilities shall be coordinated with the extension or improvement of 

necessary wastewater and stormwater facilities, as applicable. 

1. All developments shall be required to be linked to existing water facilities adequately 

sized to serve their intended area by the construction of water distribution lines, reservoirs 

and pumping stations which connect to such water service facilities. All 

necessary easements required for the construction of these facilities shall be obtained by 

the developer and granted to the city pursuant to the requirements of the city. 

2. Specific location, size and capacity of such facilities will be subject to the approval of 

the director with reference to the applicable water master plan. All water facilities shall 

conform with city pressure zones and shall be looped where necessary to provide adequate 

pressure and fire flows during peak demand at every point within the system in the 

development to which the water facilities will be connected. Installation costs shall remain 

entirely the developer’s responsibility. 
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3. The design of the water facilities shall take into account provisions for the future 

extension beyond the development to serve adjacent properties, which, in the judgment of 

the city, cannot be feasibly served otherwise. 

 4. Design, construction and material standards shall be as specified by the director for the 

construction of such public water facilities in the city. 

 

Finding The applicant’s narrative and preliminary plans illustrate that the proposed project will received 

city water via a connection to the existing 8-inch public water line that loops through the property. The 

narrative also states that fire flow testing has been completed for the site. The preliminary plans 

illustrate: 

 A new public water main connection near the easterly driveway on E Fulton Street to 

serve a new onsite fire hydrant. The proposed water line is shown within a new 15-wide 

public water easement. 

 Relocation of a portion of the existing 8-inch public water line that loops through the 

property. A new 15-foot wide public water easement is illustrated for the existing and 

relocated portions of the public water main within the site. 

 New fire hydrants served from the existing public water line that loops through the 

property. 

 A water service connection with a new water meter, domestic double check valve and 

irrigation connection. 

 A separate fire sprinkler service connection with a double check detector assembly.    

Because construction plans have not yet been submitted, the applicant will be required to submit 

construction plans and obtain a Public Improvement Permit to install the new public water main to serve 

the new onsite fire hydrant off of E Fulton Street, reroute the indicated portion of the existing onsite 

public water main, install the domestic service lateral, fire service lateral, and fire hydrants pursuant to 

the requirements of the City’s Public Works Design and Construction Standards. The applicant will also 

be required to abandon and cap all existing water service laterals at the main as part of removing 

existing buildings. System development charge credits will be calculated at the time of the Public 

Improvement Permit/Building Permit application review. Results of the noted fire flow testing are to be 

submitted with the Public Improvement Permit application.      

These criteria will be met if the aforementioned condition of approval is adhered to.  

.E. Standards for Wastewater Improvements. All development that has a need for wastewater 

services shall install the facilities pursuant to the requirements of the city and all of the 

following standards. Installation of such facilities shall be coordinated with the extension or 

improvement of necessary water services and stormwater facilities, as applicable. 

1. All septic tank systems and on-site sewage systems are prohibited. Existing septic 

systems must be abandoned or removed in accordance with Yamhill County standards. 

2. All properties shall be provided with gravity service to the city wastewater system, except 

for lots that have unique topographic or other natural features that make gravity 

wastewater extension impractical as determined by the director. Where gravity service is 

impractical, the developer shall provide all necessary pumps/lift stations and other 

improvements, as determined by the director. 

3. All developments shall be required to be linked to existing wastewater collection 

facilities adequately sized to serve their intended area by the construction of wastewater 

lines which connect to existing adequately sized wastewater facilities. All 
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necessary easements required for the construction of these facilities shall be obtained by 

the developer and granted to the city pursuant to the requirements of the city. 

4. Specific location, size and capacity of wastewater facilities will be subject to the approval 

of the director with reference to the applicable wastewater master plan. All wastewater 

facilities shall be sized to provide adequate capacity during peak flows from the entire area 

potentially served by such facilities. Installation costs shall remain entirely the developer’s 

responsibility. 

5. Temporary wastewater service facilities, including pumping stations, will be permitted 

only if the director approves the temporary facilities, and the developer provides for all 

facilities that are necessary for transition to permanent facilities. 

6. The design of the wastewater facilities shall take into account provisions for the future 

extension beyond the development to serve upstream properties, which, in the judgment of 

the city, cannot be feasibly 

7. Design, construction and material standards shall be as specified by the director for the 

construction of such wastewater facilities in the city. 

 

Finding: The applicant narrative and preliminary plans illustrate that the proposed project will connect 

to an existing onsite private wastewater system. This existing private wastewater system is shown 

connecting to the existing public main parallel to Hess Creek at an existing manhole. The applicant 

stated that they also plan to install a grease interceptor since the proposed building will have a kitchen 

facility. The applicant also provided a preliminary sewer evaluation memo that includes the existing 

public wastewater main directly downstream of the project site. Because the applicant has not yet 

submitted construction plans, the applicant will be required to install a grease interceptor pursuant to the 

requirements of the City’s Public Works Design and Construction Standards and provide the sewer 

evaluation memo with permit applications. System development charge credits will be calculated at the 

time of the Public Improvement Permit or Building Permit application. 

These criteria will be met if the aforementioned condition of approval is adhered to.  

 

F. Easements. Easements for public and private utilities shall be provided as deemed 

necessary by the city, special districts, and utility companies. Easements for special 

purpose uses shall be of a width deemed appropriate by the responsible agency. 

Such easements shall be recorded on easement forms approved by the city and designated on 

the final plat of all subdivisions and partitions. Minimum required easement width and 

locations are as provided in the Newberg public works design and construction standards. 

[Ord. 2810 § 2 (Exhs. B, C), 12-19-16.] 

Finding: The applicant has submitted preliminary plans and a narrative which do not sufficiently 

illustrate all required utility easements deemed necessary. The applicant’s narrative and preliminary 

plans illustrate new 15-foot wide public water easements for existing and proposed segments of the 

public water mains within the site. The applicant has noted that trees will not be within the public water 

easements. The preliminary plan sheets show trees adjacent to the water line within segments of the 

easement. However, additional utility easements will be required based on the submitted plans. Because 

the applicant has not illustrated or recorded all necessary utility easements, with the building permit 

application the applicant will be required to submit a final plan that includes necessary utility easements 

meeting the specifications and standards of the City’s Public Works Design and Construction Standards, 

but not necessarily limited to: 
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1. 10-foot wide public utility easement along the north side of E Fulton Street for the length 

of the property frontage. 

2. 15-foot wide public water easements for existing and proposed segments of the public 

water mains within the site and provided plans showing that trees will not be installed 

within this easement.  

The criterion will be met if the aforementioned condition of approval is adhered to. 

15.505.050 Stormwater system standards. 

B. Applicability. The provisions of this section apply to all developments subject to site 

development review or land division review and to the reconstruction or expansion of such 

developments that increases the flow or changes the point of discharge to the city stormwater 

system. Additionally, the provisions of this section shall apply to all drainage facilities that 

impact any public storm drain system, public right-of-way or public easement, including but 

not limited to off-street parking and loading areas. 

C. General Requirement. All stormwater runoff shall be conveyed to a public storm 

wastewater or natural drainage channel having adequate capacity to carry the flow without 

overflowing or otherwise causing damage to public and/or private property. The developer 

shall pay all costs associated with designing and constructing the facilities necessary to meet 

this requirement. 

D. Plan for Stormwater and Erosion Control. No construction of any facilities in a 

development included in subsection (B) of this section shall be permitted until an engineer 

registered in the State of Oregon prepares a stormwater report and erosion control plan for the 

project. This plan shall contain at a minimum: 

1. The methods to be used to minimize the amount of runoff, sedimentation, and pollution 

created from the development both during and after construction. 

2. Plans for the construction of stormwater facilities and any other facilities that depict 

line sizes, profiles, construction specifications, and other such information as is necessary 

for the city to review the adequacy of the stormwater plans. 

3. Design calculations shall be submitted for all drainage facilities. These drainage 

calculations shall be included in the stormwater report and shall be stamped by a licensed 

professional engineer in the State of Oregon. Peak design discharges shall be computed 

based upon the design criteria outlined in the public works design and construction 

standards for the city. 

 

Finding:  The applicant’s plans and preliminary stormwater report illustrate that stormwater will be 

treated and detained by installing two private stormwater facilities and connecting to the existing private 

stormwater line on the east side of the development. Because the applicant did not discuss the need for 

an erosion and sedimentation control permit to construct the proposed development and because the site 

size exceeds 1-acre, the applicant will be required to obtain a DEQ 1200-C permit prior to the City 

issuing the Public Improvement Permit. 

The criterion will be met if the aforementioned condition of approval is adhered to. 

E. Development Standards. Development subject to this section shall be planned, designed, 

constructed, and maintained in compliance with the Newberg public works design and 

construction standards. 
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Finding: The applicant’s plans and preliminary stormwater report illustrate that stormwater will be 

treated and detained by installing private stormwater facilities and connecting to the existing private 

stormwater line on the east side of the development. The proposed private stormwater facilities consist 

of a combination of Low Impact Development Approach (LIDA) flow through planters, stormfilter 

structures and an underground detention chamber system. Upon initial review it appears that the City’s 

standards can be met, a final stormwater report will be required with the submittal of the Public 

Improvement Permit and will be reviewed for compliance with city standards at that time. Because the 

applicant has not submitted a final stormwater report or construction plans, the applicant must submit a 

final stormwater report and construction plans meeting the City’s Public Works Design and 

Construction Standards and NMC 13.25 Stormwater Management requirements and obtain a Public 

Improvement Permit. Utility designs and alignments will be reviewed as part of the Public Improvement 

Permit. Additional stormwater facilities beyond illustrated on the preliminary plans might be required. 

The Building Department will also need to review and approve the location of the proposed facilities 

due to their proximity to the proposed building. Prior to a certificate of occupancy being issues a private 

stormwater maintenance agreement with the city must be recorded for the private stormwater facilities 

located on the property. Prior to utility work taking place near or within the Hess Creek stream corridor 

the applicant must provide compliance letters from state/federal agencies to verify if additional 

state/federal permitting is, or is not, required for work to connect to existing utilities along Hess Creek.     

The criterion will be met if the aforementioned condition of approval is adhered to. 

CONCLUSION:  Based on the above findings, the project meets the criteria required within the 

Newberg Development Code, subject to completion of the attached conditions of approval. 
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Section III:  Conditions of Approval –File DR221-0001 

Friendsview RCF Phase 1 

A. THE FOLLOWING MUST BE COMPLETED BEFORE THE CITY WILL ISSUE A 

BUILDING PERMIT: 

1. Building Permit Submittal:  Submit a building permit application and two (2) complete 

working drawing sets of the proposed project. Show all the features of the plan approved 

through design review, including the following: 

a. ADA accessible route 

b. Existing and finish grade elevations 

c. Grading plan 

d. O.S.S.C. Chapter 11 (ADA) requirements relating to access from the public way, 

parking spaces and signage 

e. On-site walks 

f. Parking lot design, including ADA compliant spaces 

g. Structural details 

h. Utility plan 

i. Bicycle parking  

j. Landscaping plan 

k. Required permits 

l. Lighting plan 

 

2. Conditions of Approval:  Either write or otherwise permanently affix the conditions of 

approval contained within this report onto the first page of the plans submitted for 

building permit review. 

3. Landscaping: 

a. With the building permit submittal, the applicant shall provide a narrative and 

landscape planting plan that clearly illustrates compliance with NMC 15.420.010 

(B)(3)(h) and said landscaping must be installed prior to a certificate of 

occupancy being issued. 

4. Lighting: 

a. Finalized lighting details and drawings must be submitted with the building 

permit and will be reviewed for compliance with NMC 15.425.020(A) as part of 

the building permit review process. 

5. Utilities: 

a. The applicant will be required to underground overhead utilities adjacent to the 

subject property along the entire E Fulton Street property frontage. 

Undergrounding of overhead utilities must include undergrounding to the next 

adjacent pole outside of the project area boundary, which could require some 

“off-site” work. If information is provided with the building permit submittal such 

as a cross section sketch for the conduit installation east of the service drive by 
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directional drilling at or near the standard depth for franchise utilities along the 

top of the slope adjacent to the sidewalk illustrates that 1) the conduit cover or 

separation between the conduits and the wastewater line does not meet industry 

standards; or 2) that the integrity of the slope would not be maintained then 

undergrounding of utilities east of the service drive will not be required. 

6. Service Drives: 

a. The applicant shall provide a clearly dimensioned site plan with the building 

permit submittal that illustrates all services drives comply with NMC 15.440.070 

and all related improvements must be completed or bonded for prior to a 

certificate of occupancy being issued. 

7. Walkways: 

a. The applicant shall submit plans with the building permit application that 

illustrate sufficient detail to determine if all private walkways comply with NMC 

15.440.140. 

8. Right-of-Way: 

a. The applicant shall dedicate additional right-of-way along the north side of the E 

Fulton Street centerline to account for a total of 30-feet of dedicated right-of-way 

to the City of Newberg on the north side of E Fulton Street prior to the certificate 

of occupancy being issued. 

9. Easements: 

a. The applicant will be required to obtain an encroachment easement for the 

existing vehicular ramp structure that accesses the existing Friendsview Creekside 

facility prior to the certificate of occupancy being issued. 

b. with the building permit application the applicant will be required to submit a 

final plan that includes necessary utility easements meeting the specifications and 

standards of the City’s Public Works Design and Construction Standards, but not 

necessarily limited to: 

i. 10-foot wide public utility easement along the north side of E Fulton Street for 

the length of the property frontage. 

ii. 15-foot wide public water easements for existing and proposed segments of 

the public water mains within the site and provided plans showing that trees 

will not be installed within this ease 

10. Roads, Sidewalks Bike lanes and Driveways: 

a. The applicant shall submit construction drawings as part of the Public 

Improvement Permit that include installation of a 6-foot Type ‘B’ sidewalk along 

the property frontage west of the easterly driveway where the existing sidewalk is 

curbside. Unless the existing trees along the property frontage between the 
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easterly and westerly driveways are street trees and will remain, the applicant will 

be required to install a 5-foot Type ‘A’ sidewalk with a minimum 5-feet wide 

planter strip in the area where the existing 4-foot wide sidewalk is set back from 

the curb. The applicant will also be required to remove existing curb cuts with full 

height curb and replace any curb sections in disrepair or that do not meet the city 

standards. All sidewalk and curb improvements must be completed prior to the 

certificate of occupancy being issued. 

b. The applicant will be required to remove sharrow lane markings along the 

property frontage, and install a 5-foot wide bike lane along the property frontage 

to be consistent with the City of Newberg 2015 Transportation System Plan and 

the 2007 ADA/Pedestrian/Bike Route Improvement Plan and related documents. 

c. If any of the existing sidewalk along the existing property frontage on E Fulton 

Street east of the westerly driveway is in poor condition and does not meet current 

ADA requirements, those sidewalk panels are required to be repaired and/or 

replaced to meet current city standards prior to the certificate of occupancy being 

issued. 

11. Permits: 

a. The applicant will be required to obtain a Public Improvement Permit prior to 

completing work to close existing accesses. 

b. The applicant will be required to obtain a DEQ 1200-C permit prior to the City 

issuing the Public Improvement Permit. 

12. Street Lighting: 

a. With the Public Improvement Permit submittal the applicant will be required to 

illustrate via a lighting analysis that proposed PGE Option A street lighting along 

the property frontage is compliant with the City’s Public Works Design and 

Construction Standards. Street lighting meeting City standards is required at the 

following locations: 

i. Street lighting will be required on the north side of E Fulton Street along the 

entire property frontage. 

13. Water: 

a. The applicant will be required to submit construction plans and obtain a Public 

Improvement Permit to install the new public water main to serve the new onsite 

fire hydrant off of E Fulton Street, reroute the indicated portion of the existing 

onsite public water main, install the domestic service lateral, fire service lateral, 

and fire hydrants pursuant to the requirements of the City’s Public Works Design 

and Construction Standards. The applicant will also be required to abandon and 

cap all existing water service laterals at the main as part of removing existing 

buildings. System development charge credits will be calculated at the time of the 

Public Improvement Permit/Building Permit application review. Results of the 
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noted fire flow testing are to be submitted with the Public Improvement Permit 

application. 

14. Wastewater: 

a. The applicant will be required to install a grease interceptor pursuant to the 

requirements of the City’s Public Works Design and Construction Standards and 

provide the sewer evaluation memo with permit applications. System 

development charge credits will be calculated at the time of the Public 

Improvement Permit or Building Permit application.  

15. Stormwater: 

a. The applicant must submit a final stormwater report and construction plans 

meeting the City’s Public Works Design and Construction Standards and NMC 

13.25 Stormwater Management requirements and obtain a Public Improvement 

Permit. Utility designs and alignments will be reviewed as part of the Public 

Improvement Permit. Additional stormwater facilities beyond illustrated on the 

preliminary plans might be required. The Building Department will also need to 

review and approve the location of the proposed facilities due to their proximity 

to the proposed building. Prior to a certificate of occupancy being issues a private 

stormwater maintenance agreement with the city must be recorded for the private 

stormwater facilities located on the property. Prior to utility work taking place 

near or within the Hess Creek stream corridor the applicant must provide 

compliance letters from state/federal agencies to verify if additional state/federal 

permitting is, or is not, required for work to connect to existing utilities along 

Hess Creek. 

16. Engineering Department: Construction Plans must be submitted for review and 

approval for all infrastructure per the requirements below. 

a. General Requirements for engineering permit: 

The Public Works Design & Construction Standards require that the applicant submit 

engineered construction plans for review and approval of all utilities, public street 

improvements, and any new public streets being constructed. Please note that additional 

Engineering Department plan review application and fees apply for review of plans. 

Submit any required easements for review and approval, and record approved easements.  

No construction of, or connection to, any existing or proposed public 

utility/improvements will be permitted until all plans are approved and all necessary 

permits have been obtained. 

 

B. DEVELOPMENT NOTES 

1. A DEQ 1200-C permit will be required before a grading permit can be issued for all sites 

greater than one acre. 

2. Systems development charges (SDCs) will be collected when building permits are issued. 

For questions regarding SDCs please contact the Engineering Division. 

3. Please contact the City of Newberg Building Division 503-537-1240 with any questions 

pertaining to building permit requirements. 



 
 "Working Together For A Better Community-Serious About Service"  Page 55 

Z:\PLANNING\MISC\WP5FILES\FILES.DR (Design Review)\Type 2 DR\2021\DR221-0001 Friendsview RCF Phase 1\Staff Report\Staff Report - DR221-0001 Friendsview RCF Phase 1 - FINAL.doc 

4. A Certificate of Occupancy will not be issued until all Public Improvement Permit 

requirements have been approved. 
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Attachment 1: Application 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



FRIENDSVIEW RCF PHASE 1 
Type II Site Design Review – City of Newberg 

 

  

 

SUBMITT ED T O  

City of Newburg 
414 E 1st Street 
Newberg, OR 97132 

OWNER 

Friendsview Manor, Inc 
1301 Fulton Street 
Newberg, OR 97132 

APPL ICANT  

Cynthia Schuster 
LRS Architects, Inc 
720 NW Davis Street, Suite 300 
Portland, OR 97209 
 

 

DATE 

12.29.2020 

APPL ICAT IO N 

Type II Review Criteria  

SIT E LO CATION 

1301 Fulton Street 
Newberg, Oregon located 
northeast of Manor 
Campus 
 

YAMHILL COUNTY 

ASSESSO R’S MAP:  

3217CB  
Tax Lot 01700-02000 
 

SIT E SIZE 

16.4 +\- Acre Campus 
1.7 +\- Acres for RCP 
Phase 1 
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Friendsview RCF Phase 1 
 Type II Site Design Review – City of Newberg 

August 2020  

Summary   

Friendsview Manor, Inc. is submitting applications for a Type II Site Design Review for a continuing care 
community. The proposed project is a single building of 73,000 +\-square feet, four stories, 79 patient units, and 
onsite parking. The proposed use of this building will be a Residential Care Facility (RCF), a type of group care 
building. Phase 1 will involve the demolition of one duplex and a relocation of a duplex. The proposed construction 
will be oriented internally to the northwest. Phase 1 RCF is the next phase to the Friendsview Manor Campus. A 
Master Plan (DR2-15-009) was approved for a concept of the entire project on February 26, 2016. The Concept 
Master Plan approval is valid for up to 10 years.   

An application is required for this RCF building:  

• A Site Plan Type II Design Review   

The Applicant (Friendsview Manor, Inc.) requests Site Design Review approval of Friendsview Retirement 
Community Phase 1 (RCF) listed above. Below are the relevant City of Newberg Municipal Code (NMC) 
requirements and a description of how this request will meet the applicable criteria. These applications include the 
City forms, written materials, and preliminary plans necessary for City staff to review and determine compliance 
with the applicable approval criteria. The evidence is substantial and supports the City’s approval of the 
application.   

Site Description 

The proposed project area is located northeast of the existing Manor Tower and north of the Hess creek.  The 
overall site is 11.24 +\- acres (excluding the stream corridor area).  The disturbed area for this proposed area of 
scope is 1.7+\- Acres.  The existing campus topography slopes up towards the north east towards the duplexes. 
George Fox University is located to the south of the site across Fulton Street.  
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I. Applicable Review Criteria  

NEWBERG MUNICIPAL CODE  - Title 15  DEVELOPMENT CODE  

CHAPTER 15.100 L AND USE PROCESSES AND PROCEDURES     

Article I.  Procedure Types and Determination of Proper Procedures  

15.100.030  Type II procedure.  

A.  Type II development actions shall be decided by the director.  

B.  Type II actions include, but are not limited to:  

1.  Site design review.  

Response: The Applicant is proposing a Residential Care Facility (RCF) Phase 1 to expand the 
existing Friendsview Manor Campus.  This would trigger a Site Design Review and is, therefore, a 
Type II procedure. It is understood that the Type II procedure requirements listed in this section 
apply to this application.  

C.  The applicant shall provide notice pursuant to the requirements of NMC 15.100.200 et seq.  

Article IV.  Notice  

15.100.200  Compliance required.  

Notice on all Type I through Type IV actions, including appeals, shall be conducted in accordance with this 
article.  

15.100.210 Mailed Notice  

Mailed notice shall be provided as follows:  

B.  Type II and Type III Actions. The applicant shall provide public notice to:  

1.  The owner of the site for which the application is made; and  

2.  Owners of property within 500 feet of the entire site for which the application is made. The list 
shall be compiled from the most recent property tax assessment roll. For purposes of review, this 
requirement shall be deemed met when the applicant can provide an affidavit or other certification 
that such notice was deposited in the mail or personally delivered.  

3.  To the owner of a public use airport, subject to the provisions of ORS 215.416 or 227.175.  

C.  The director may request that the applicant provide notice to people other than those required in this 
section if the director believes they are affected or otherwise represent an interest that may be affected by 
the proposed development. This includes, but is not limited to, neighborhood associations, other 
governmental agencies, or other parties the director believes may be affected by the decision.  

 

D.  The director shall provide the applicant with the following information regarding the mailing of notice:  

1.  The latest date by which the notice must be mailed;  
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2.  An affidavit of mailing (to be signed and returned) certifying that the notice was mailed, 
acknowledging that a failure to mail the notice in a timely manner constitutes an agreement by the 
applicant to defer the 120-day process limit and acknowledging that failure to mail will result in 
the automatic postponement of a decision on the application; and  

3.  A sample notice.  

Response: The Applicant will provide notice to the site owner, property owners within 500 feet of  
the entire site, and to public use airport operators within 5,000 feet of the site per ORS 215.416 and 
NMC 15.100.200. No other individuals or agencies requiring special notice have been identified. A 
mailing list and an affidavit of mailing will be submitted to the City when they are completed. A 
sample notice for approval has been included with this application. These criteria are met or will be 
met when applicable.  
 

E.  The notice of a Type II and Type III development application shall be reasonably calculated to give 
actual notice and shall:  

1.  Set forth the street address or other easily understood geographical reference to the subject 
property;  

2.  List, by commonly used citation, the applicable criteria for the decision;  

3.  Include the name and phone number of a local government contact person, the telephone 
number where additional information may be obtained and where information may be examined;  

4.  Explain the nature of the application and the proposed use or uses which could be authorized;  

5.  State that a copy of the application, all documents and evidence relied upon by the applicant 
and applicable criteria are available for inspection at no cost and will be provided at a reasonable 
cost.  

F.  Prior to mailing or posting any notice required by this code, the applicant shall submit a copy of the 
notice to the director.  

G.  The applicant shall mail the notice for Type II actions at least 14 days before a decision is rendered. 
The applicant shall file with the director an affidavit of mailing as identified in subsection (D) of this 
section within two business days after notice is mailed.  

Response: The sample notice and mailing list are attached to this application as Exhibit E. 
Following the director’s approval, the notices will be mailed to property owners and posted on the  
site. These criteria are met or will be met at a later date.  
 

15.100.220  Additional notice procedures of Type II development applications.  

In addition to the requirements of NMC 15.100.210, mailed notice for development actions shall also 
contain the following:  

A.  Provide a 14-day period from the date of mailing for the submission of written comments prior to the 
decision;  
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B.  State that issues that may provide a basis for appeal must be raised in writing during the comment period;    

C.  State that issues must be raised with sufficient specificity to enable the local government to respond to the 
issue;  

D.  State the place, date and time that comments are due;  

E.  State that notice of the decision, including an explanation of appeal rights, will be provided to any person who 
submits comments under  

F.  Briefly summarize the local decision-making process.  

15.100.260  Procedure for posted notice for Type II and III procedures.  

A.  Posted Notice Required. Posted notice is required for all Type II and III procedures. The notice shall be 
posted on the subject property by the applicant.  

B.  Notice Information Provided by City. The director shall provide the applicant with the following 
information regarding the posting of notice:  

1.  The number of notices required;  

2.  The latest date by which the notice must be posted;  

3.  An affidavit of posting (to be signed and returned) certifying that the notice was posted on site, 
acknowledging that a failure to post the notice in a timely manner constitutes an agreement by 
the applicant to defer the 120-day process limit and acknowledging that failure to post will result 
in the automatic postponement of a decision on the application; and  

4.  A sample notice.  

C.  Submission of Notice. Prior to posting any notice required by this section, the applicant shall submit a 
copy of the notice to the director for review.  

D.  Size, Number and Location Requirements. A waterproof notice which measures a minimum of two feet 
by three feet shall be placed on each frontage of the site. If a frontage is over 600 feet long, a notice is 
required for each 600 feet, or fraction of 600 feet. If possible, notices shall be posted within 10 feet of a 
street lot line and shall be visible to pedestrians and motorists in clear view from a public right-of-way. 
Notices shall not be posted in a public right-of-way or on trees.  

E.  Contents of Notice. The posted notice shall only contain the following information: planning action 
number, brief description of the proposal, phone number and address for contact at the Newberg planning 
and building department.  

F.  Standards and Timing, Type II Actions. The applicant shall post the notice at least 14 days before a 
decision is rendered. The applicant shall file with the director an affidavit of posting as identified in 
subsection (B) of this section within two business days after notice is posted.  

H.  Removal of Notice. The applicant shall not remove the notice before the final decision. All posted 
notice shall be removed by the applicant within 10 days following the date of the final decision on the 
request.  
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I.  Failure to Post Notice. The failure of the posted notice to remain on the property shall not invalidate the 
proceedings. Failure by the applicant to post a notice and affirm that the posting was completed in 
conformance with the code shall result in:  

1.  Postponement of a decision until the mailing requirements have been met; or  

2.  Postponement of the hearing to the next regularly scheduled meeting or to such other meeting 
as may be available for the hearing; or  

3.  The entire process being invalidated; or  

4.  Denial of the application.  

Response: Exhibit E includes draft notice materials which meet the requirements of this section. 
The posted notice requirements for Type II procedures listed in this section apply to this 
application. As stated above, the Applicant will provide notice as required, including the required 
affidavit. The criteria are or will be met upon completion.  
 
 

Division 15.200  Land Use Applications  

CHAPTER 15.220 SITE DESIGN REV IEW  

15.220.020  Site design review applicability.  

A.  Applicability of Requirements. Site design review shall be required prior to issuance of building permits 
or commencement of work for all improvements noted below. Site design review permits shall be 
processed as either Type I or Type II, as noted below.  

2.  Type II.  

a.  Any new development or remodel which is not specifically identified within subsection 
(A)(1) of this section.  

Response: The proposed new institutional construction is greater than 1,000 square feet and is 
otherwise not listed as a Type I review; therefore, a Type II Site Design Review is required.  
 
 

B.  Development in Accord with Plans. Construction, site development, and landscaping shall be carried 
out in substantial accord with the plans, drawings, sketches, and other documents approved as part of a 
final decision on a site design review.  

C.  Site Design Review Time Limit. An approved site design review plan intended to be constructed in a 
single phase shall be valid for one year from the date of the notice of final decision. A building permit must 
be acquired within this time period or the design review approval shall terminate. The director under a Type 
I procedure may grant an extension for up to six months if the applicant files a request in writing prior to 
the expiration of the approval and demonstrates compliance with the following:  
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1.  The land use designation of the property has not been changed since the initial design review 
approval; and  

2.  The applicable standards in this code which applied to the project have not changed.  

Response: The Site Design Review time limits, as stated above for a Type II procedure, are 
applicable to this application. The Applicant will conduct all construction in accordance with the 
applicable codes and requirements. These criteria are met.  
 

D.  Phased Design Review Approval. If a site plan is approved to be constructed in phases, completion of 
each phase shall extend the expiration of the original design review approval by 12 months from the date 
of its expiration. Prior to the expiration of each phase, the applicant may apply for an extension to the 
phase which is about to expire through subsection (C) of this section. The extension of a phase under 
subsection (C) of this section shall also extend any subsequent phases. The total number of extensions 
shall not extend the original design review approval more than five years from its original approval date. An 
applicant with a project containing two or more phases may elect to submit a master site development 
plan, with the following options:  

1.  The applicant may provide all of the detailed information for a Type II site design review 
approval, per the requirements of NMC 15.220.030(B), for all phases of the project. Once the 
master site development plan is approved:  

a.  Each subsequent phase of development is permitted outright upon a showing that the 
proposed phase is being constructed in substantial compliance with the approved plan. 
This review of substantial compliance will be undertaken by means of a Type I procedure. 
A phase of development will be considered to be within substantial compliance if the 
actual characteristics of the project, e.g., total gross square feet of development, 
employees, vehicle trips, parking spaces, are within five percent of those projected in the 
approved master site development plan; providing, that the project still is in compliance 
with all applicable development standards in effect at the time of the approval, or existing 
applicable development standards, if these are less stringent than the standards in effect 
at the time of approval. In lieu of minor modifications by the five percent rule established 
above, the applicant may request minor adjustments through the administrative 
adjustment provisions in NMC 15.210.010 et seq.  

b.  If at the time of construction, a subsequent phase of development is not in substantial 
compliance with the approved plan as defined above, the proposed changes will be 
subject to review by means of a Type II procedure, including any necessary variances to 
the applicable development standards in effect at the time of the new application. Those 
aspects of the phase which do not vary from the approved plan will be reviewed under the 
provisions of subsection (D)(1)(a) of this section, and not subject to the review required 
in this subsection.  

2.  Institutions and other large developments that anticipate significant development over time, 
but cannot provide detailed information about future projects or phases of development in 
advance, can develop a concept master site development plan which addresses generic site 
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development and design elements including but not limited to general architectural standards and 
materials, landscaping standards and materials, on-site vehicular and pedestrian circulation, 
institutional sign program, and baseline traffic and parking studies and improvement programs. 
The applicant will be required to undergo Type II site design review, per the requirements of NMC 
15.220.030(B), for each project or phase of development at the time of construction, including 
demonstration of substantial compliance with the generic development and design elements 
contained within the approved concept master site development plan. The more detailed and 
comprehensive the generic elements in the concept master site development plan are, the more 
reduced is the scope of discretionary review at the time of actual construction of a project or 
phase of development. For purposes of this subsection, “substantial compliance” will be defined 
as noted in subsection (D)(1)(a) of this section.  

3.  An applicant that submits a concept master site development plan which meets the 
requirements of subsection (D)(2) of this section may at the same time submit a master site 
development plan for one or more of the initial phases contained in the concept master site 
development plan, which are described in sufficient detail to receive complete design review 
approval in advance, under the provisions of subsection (D)(1) of this section. The concept master 
site development plan and master site development plan will be filed as separate applications but 
reviewed concurrently.  

4.  The approval(s) granted in this section shall be in effect as follows:  

a.  Once a master site development plan has been approved, completion of each phase 
shall extend the expiration of the original site design review approval by 12 months from 
the date of its expiration. Prior to the expiration of each phase, the applicant may apply 
for an extension to the phase which is about to expire through subsection (C) of this 
section. The extension of a phase under subsection (C) of this section shall also extend 
to any subsequent phases. The total number of extensions shall not extend the original 
site design review approval by more than five years from its original approval date.  

b.  Institutions submitting a concept master site development plan shall be held to the 
same requirement provided in subsection (D)(2)(a) of this section, unless the plan 
specifically includes an expiration date. In no case shall a concept master site 
development plan cover a period exceeding 10 years.  

Response: This application seeks approval for Phase 1 of four planned phases of the Friendsview 
Retirement Community expansion. A Friendsview Concept Master Plan was approved on February 
26, 2016. This application for an institutional building is in accordance with that Master Plan and 
these requirements. Application for Site Design Review for Phase 1 of the project is submitted in 
accordance with NMC 15.220.020 (D)(2) above. The criteria, where applicable, are met.  
 

15.220.030  Site design review requirements.  

B.  Type II. The following information is required to be submitted with all Type II applications for site 
design review:  
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1.  Site Development Plan. A site development plan shall be to scale and shall indicate the 
following as appropriate to the nature of the use:  

a.  Access to site from adjacent right-of-way, streets and arterials;  

b.  Parking and circulation areas;  

c.  Location and design of buildings and signs;  

d.  Orientation of windows and doors;  

e.  Entrances and exits;  

f.  Private and shared outdoor recreation spaces;  

g.  Pedestrian circulation;  

h.  Outdoor play areas;  

i.  Service areas for uses such as mail delivery, trash disposal, above-ground utilities, 
loading and delivery;  

j.  Areas to be landscaped;  

k.  Exterior lighting;  

l.  Special provisions for handicapped persons;  

m.  Other site elements and spaces which will assist in the evaluation of site 
development;  

n.  Proposed grading, slopes, and proposed drainage;  

o.  Location and access to utilities including hydrant locations; and  

p.  Streets, driveways, and sidewalks.  

2.  Site Analysis Diagram. A site analysis diagram shall be to scale and shall indicate the following 
characteristics on the site and within 100 feet of the site:  

a.  Relationship of adjacent lands;  

b.  Location of species of trees greater than four inches in diameter at four feet above 
ground level;  

c.  Existing and proposed topography;  

d.  Natural drainage and proposed drainage and grading;  

e.  Natural features and structures having a visual or other significant relationship with 
the site.  

3.  Architectural Drawings. Architectural drawings shall be prepared which identify floor plans and 
elevations.  

4.  Landscape Plan. The landscape plan shall indicate:  
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a.  The size, species and approximate locations of plant materials to be retained or 
placed on the site together with a statement which indicates the mature size and canopy 
shape of all plant materials;  

b.  Proposed site contouring; and  

c.  A calculation of the percentage of the site to be landscaped.  

5.  Special Needs for Handicapped. Where appropriate, the design review plan shall indicate 
compliance with handicapped accessibility requirements including, but not limited to, the location 
of handicapped parking spaces, the location of accessible routes from the entrance to the public 
way, and ramps for wheelchairs.  

6.  Existing Features and Natural Landscape. The plans shall indicate existing landscaping and 
existing grades. Existing trees or other features intended to be preserved or removed shall be 
indicated on the plans.  

7.  Drives, Parking and Circulation. Proposed vehicular and pedestrian circulation, parking spaces, 
parking aisles, and the location and number of access points shall be indicated on the plans. 
Dimensions shall be provided on the plans for parking aisles, back-up areas, and other items as 
appropriate.  

8.  Drainage. The direction and location of on- and off-site drainage shall be indicated on the 
plans. This shall include, but not be limited to, site drainage, parking lot drainage, size and location 
of storm drain lines, and any retention or detention facilities necessary for the project.  

9.  Buffering and Screening. Buffering and screening of areas, structures and facilities for storage, 
machinery and equipment, services (mail, refuse, utility wires, and the like), loading and parking 
and similar accessory areas and structures shall be shown on the plans.  

10.  Signs and Graphics. The location, colors, materials, and lighting of all exterior signs, graphics 
or other informational or directional features shall be shown on the plans.  

11.  Exterior Lighting. Exterior lighting within the design review plan shall be indicated on the 
plans. The direction of the lighting, size and type of fixtures, and an indication of the amount of 
lighting shall be shown on the plans.  

12.  Trash and Refuse Storage. All trash or refuse storage areas, along with appropriate screening, 
shall be indicated on the plans. Refuse storage areas must be constructed of brick, concrete block 
or other similar products as approved by the director.  

13.  Roadways and Utilities. The proposed plans shall indicate any public improvements that will 
be constructed as part of the project, including, but not limited to, roadway and utility 
improvements.  

Response: The Applicant has submitted preliminary development plans (Exhibit A) which include 
the information required by NMC 15.220.030, B (1) – (13), including scaled Site Development, 
Architectural, Landscaping, Parking, Lighting, and other plans and civil construction drawings with 
the required details listed. All Service areas for trash disposal, loading and delivery at the proposed 
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RCF will be provided by the existing campus service area at the south side of the main building (The 
Manor). Any signage plans will be submitted under separate application. These criteria are met.  
 

14.  Traffic Study. A traffic study shall be submitted for any project that generates in excess of 40 
trips per p.m. peak hour. This requirement may be waived by the director when a determination is 
made that a previous traffic study adequately addresses the proposal and/or when off-site and 
frontage improvements have already been completed which adequately mitigate any traffic 
impacts and/or the proposed use is not in a location which is adjacent to an intersection which is 
functioning at a poor level of service. A traffic study may be required by the director for projects 
below 40 trips per p.m. peak hour where the use is located immediately adjacent to an 
intersection functioning at a poor level of service. The traffic study shall be conducted according 
to the City of Newberg design standards.   

Response: Attached as required is a Traffic Impact Analysis update memo (Exhibit F) which meets 
the listed requirements and studies the impact the development may have on surrounding traffic 
corridors. The original Traffic Impact Analysis was created in 2015 using figures from the Institute 
of Transportation Engineers (ITE) Trip Generation Manual 8th Edition. The ITE Trip Generation 
Handbook, Trip Generation Rates – 10th Edition indicates that this type of building (Category ITE 
255 – “Continuing Care Retirement Community – Attached”), with 79 units, is estimated to generate 
an overall increase of 8 trips in the PM peak hour which is less than the 40-trip trigger for a traffic 
study therefore a Traffic Impact Analysis is not warranted. This memo, prepared by a registered 
engineer, is attached as Exhibit F. This criterion is met.  
 

15.220.050  Criteria for Design Review (Type II process)  

B.  Type II. The following criteria are required to be met in order to approve a Type II design review request:  

1.  Design Compatibility. The proposed design review request incorporates an architectural design 
which is compatible with and/or superior to existing or proposed uses and structures in the 
surrounding area. This shall include, but not be limited to, building architecture, materials, colors, 
roof design, landscape design, and signage.  

Response: The proposed building is similar or superior to and is therefore compatible with 
surrounding structures on the Friendsview campus. The building will be four stories in height, with 
pitched gable and hipped roofs. Building materials will be similar to the surrounding structures with 
primary elements of the building being constructed with a brick base on the exterior of the first 
floor and cementitious lap and panel siding along the upper floors of the building. Signage will be 
submitted as part of a separate land use application. Architectural, lighting, and landscape design 
for the Phase 1 building is compliant with City requirements and preliminary plans for approval are 
attached (Exhibit A). These criteria are met.  
 

2.  Parking and On-Site Circulation. Parking areas shall meet the requirements of NMC 
15.440.010. Parking studies may be required to determine if adequate parking and circulation are 
provided for uses not specifically identified in NMC 15.440.010. Provisions shall be made to 
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provide efficient and adequate on-site circulation without using the public streets as part of the 
parking lot circulation pattern. Parking areas shall be designed so that vehicles can efficiently 
enter and exit the public streets with a minimum impact on the functioning of the public street.  

Response: RFC Phase 1 will provide 79 units within a continuing care retirement community. Group 
living requires 1 parking stall per 3 beds per 15.348.060 (D).   The RCF 79 units will be studios and 1 
bed units.  This will require at least 27 parking spaces; 31 parking spaces will be provided. The 
parking plans attached as part of Exhibit A demonstrate that the project provides adequate on-site 
parking and circulation for residents and does not use public streets as part of a parking lot 
circulation pattern. Because of the proposed layout of the parking lot under the Phase 1 building, 
vehicles can efficiently enter and exit the campus from public streets with a minimum impact on 
the functioning of the public street. These criteria have been satisfied.  
 

3.  Setbacks and General Requirements. The proposal shall comply with NMC 15.415.010 through 
15.415.060 dealing with height restrictions and public access; and NMC 15.405.010 through 
15.405.040 and 15.410.010 through 15.410.070 dealing with setbacks, coverage, vision clearance, 
and yard requirements.  

Response: The Institutional zone requires a 25-foot front setback, 10-foot interior setback, and a 25-
foot setback from properties zoned residential. The zone does not have a lot coverage limit. These 
requirements have been met. The maximum height within the zone is 75 feet. Within 50 feet of an 
interior property line abutting the R-2 district, that height is limited to 30 feet. The building height is 
less than the maximum height of the district and the building is not within 50 feet of an interior 
property line abutting an R-2 district. Within 100 feet of a property line abutting a public street or 
railroad right-of-way, that maximum height is reduced to 50 feet. The proposed building is more 
than 100 feet away from a public street or railroad right-of-way. The proposed Phase 1 building 
meets the 10-foot interior setback. The building also meets the 25-foot setback from residential 
zoning. These criteria are met.  
 

4.  Landscaping Requirements. The proposal shall comply with NMC 15.420.010 dealing with 
landscape requirements and landscape screening.  

Response: The landscape plan complies with NMC 15.420.010. That section is reviewed in its 
entirety later within this report. The criterion is met.  
 

5.  Signs. Signs shall comply with NMC 15.435.010 et seq. dealing with signs.  

Response: This criterion is not applicable. Signs are not proposed as part of this application.  
 

7.  Zoning District Compliance. The proposed use shall be listed as a permitted or conditionally 
permitted use in the zoning district in which it is located as found in NMC 15.305.010 through 
15.336.020. Through this site review process, the director may make a determination that a use is 
determined to be similar to those listed in the applicable zoning district, if it is not already 
specifically listed. In this case, the director shall make a finding that the use shall not have any 
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different or more detrimental effects upon the adjoining neighborhood area than those specifically 
listed.  

8.  Subdistrict Compliance. Properties located within subdistricts shall comply with the provisions 
of those subdistricts located in NMC 15.340.010 through 15.348.060.  

Response: The site for Phase 1 is located within the Institutional district. The proposed use for the 
building is as Residential Care Facility. This use is permitted within the Institutional district as 
Group Living with a maximum of 10 residents per housing units.  Each unit is limited to a studio or 
1-bedroom unit. There is no applicable subdistrict for the site. These provisions have been 
satisfied.  
 

9.  Alternative Circulation, Roadway Frontage Improvements and Utility Improvements. Where 
applicable, new developments shall provide for access for vehicles and pedestrians to adjacent 
properties which are currently developed or will be developed in the future. This may be 
accomplished through the provision of local public streets or private access and utility 
easements. At the time of development of a parcel, provisions shall be made to develop the 
adjacent street frontage in accordance with city street standards and the standards contained in 
the transportation plan. At the discretion of the city, these improvements may be deferred through 
use of a deferred improvement agreement or other form of security.  

Response: The RCF Phase 1 will be served by a number of existing utilities within Fulton Street and 
the surrounding former rights-of-way.   
Water: There is an existing 6-inch water line within Fulton Street that loops through the property 
under former E Cherry Street and former N Center Street. There is also an existing 8-inch water line 
that loops through the northern side of the property serving the duplexes and a portion of the main 
Manor building. A portion of this 8-inch line will be relocated outside the construction limits of the 
new Residential Care Facility building.  A new connection to the water main in Fulton Street will be 
needed to serve a new fire hydrant to be located east of the existing Manor building. This fire 
hydrant will be served by a new 6-in water line within a new 15-foot public water line easement...  
Sewer: There is an existing 10-12-inch sewer line  east of Hess Creek and a 6-inch line within the 
former E Cherry Street and Friendsview Manor driveway. There is also an existing 8-inch line that 
loops through the northern side of the property serving the duplexes and portion of the main Manor 
building. A portion of this 8-inch line will be relocated outside the construction limits of the new 
Residential Care Facility building. Re-connection to the existing sewer line will be made at the North 
East corner of the existing Manor Building. .  
Stormwater: An existing storm system (pipe sizes vary from 6-inch to 15-inch) loops through the 
northern side of the property serving the duplexes and a portion of the main Manor building, portion 
of the storm network discharges into an existing detention only pond. The stormwater design 
utilizes a combination of  Low Impact Development Approach (LIDA) flow through planters, an 
underground chamber system, and storm filter structures to meet city water quality and quantity 
criteria and requirements. Additional information is included in the attached stormwater report.   
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Street/Frontage Improvements: Access to the proposed structure and adjacent duplexes will 
remain substantially the same. The access drive in front of the Manor building will be shifted north 
to allow for the construction of  the new parking and building layout.  
Frontage improvements along Fulton Street consist of replacing the existing sidewalk with a new 6-
foot wide curb tight sidewalk. Existing curb cuts will be removed, and a full height curb will be 
installed. The existing easterly driveway will be re-constructed with a commercial driveway 
approach meeting ADA standards. Lastly, a 5-foot dedication is being provided  where the existing 
right-of-way is 50-foot wide as required in the pre-application meeting notes, to meet current road 
classification standards. These requirements are satisfied.  
 

10.  Traffic Study Improvements. If a traffic study is required, improvements identified in the 
traffic study shall be implemented as required by the director.   

Response: The Applicant has provided a memo to address the current unit count and the build-out  
of the Concept Master Plan. Per Exhibit F, no traffic improvements are required. This  
criterion is met.  
 

DIVISIO N 15.300 ZONING DISTRICT S 

Chapter 15.302 DISTRICTS AND THEIR AMENDMENT  

15.302.010  Establishment and designation of use districts and subdistricts. In order to classify, regulate, restrict 
and segregate the uses of lands and buildings, to regulate and restrict the height and size of buildings, to regulate 
the area of yards and other open spaces about buildings, and to regulate the density of population, the following 
classes of use districts and subdistricts are established:  

A.  Use Districts.  

10.  I institutional district.  

15.302.032  Purposes of each zoning district.  

O.  I Institutional District. The I institutional district is intended to support and promote institutional uses. 
The district provides for the establishment and growth of large institutional campuses as well as 
accessory and compatible uses. The institutional district is intended to be consistent with the 
public/quasi-public (PQ) designation of the comprehensive plan.  

Response: The subject property is located within the Institutional district. This application is for a 
79-unit RCF building, a type of group care home. This use is permitted and consistent with 
surrounding uses in the Institutional district and within the Public/Quasi-Public Comprehensive 
Plan designation. The criteria are met.  
 
 
 



 
Friendsview RCF Phase 1 
1 2 . 2 8 . 2 0 2 0  |  P A G E  1 6  

CHAPTER 15.303 USE CATEGORIES  

15.303.315  Group care building category.  

A.  Characteristics. The group care facility category includes licensed facilities that provide residential care 
alone or in conjunction with treatment or training or a combination thereof for 16 or more individuals who 
need not be related. Staff persons required to meet licensing requirements shall not be counted in the 
number of facility residents, and need not be related to each other or to any resident of the residential 
facility. 

B.  Accessory Uses. Personal service uses, recreational facilities, dining facilities, or retail sales for use of 
tenants, employees, or tenant visitors.  

C.  Examples. Nursing homes, continuing care retirement facilities, addiction treatment centers, 
sanitariums.  

D.  Exclusions. Residential care homes, residential care facilities, and prisons are separate use categories. 
Assisted living facilities are classified as multiple-family dwellings.   

Response: The proposed use is a type of group care building, a permitted use within the 
Institutional district. These criteria are met.  
 

CHAPTER 15.305 ZO NING USE T ABL E  

15.305.020  Zoning use table – Use districts.  

Newberg Development Code – Zoning Use Table  

Response: The Applicant has proposed a type of group care facility. Per the Zoning Use Table and 
NMC 15.305.020, group care facilities are permitted within the Institutional district. This criterion is 
met.  
 

CHAPTER 15.348 INST IT UTIO NAL OV ERLAY ( IO ) SUBDIST RICT  

15.348.010 Purpose. 

A. The institutional overlay (IO) subdistrict is intended to provide for the orderly development and 
expansion of George Fox University, Providence Newberg Hospital, and Friendsview Manor operating 
within the City of Newberg. The IO subdistrict is designed to incorporate specific regulations and 
standards that will support the expansion of the institutional uses, while protecting the existing uses of 
non-institutionally owned property within the subdistrict until such time as the property may be acquired by 
the institution with the consent of the property owners. The IO subdistrict focuses primarily on 
development regulations and processes. Also, the IO subdistrict will provide a process for conversion of 
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lands in the IO subdistrict to the institutional district as contiguous lands are purchased by the institution. 
The IO subdistrict may be applied to any existing zoning designation. Permitted uses include those 
permitted by the underlying zoning district and other institutional uses specifically allowed within the IO 
subdistrict that are compatible with the uses in the underlying zoning. The IO subdistrict is intended to be 
consistent with the public/quasi-public designation of the comprehensive plan. 

B. In addition, the purpose of the subdistrict is to: 

1. Preserve and enhance the character of the areas surrounding the institutions, especially 
residential areas. 

2. Provide a process to enhance communication among the institution, neighborhood residents, 
and city officials concerning institutional change and expansion plans. [Ord. 2451, 12-2-96. Code 
2001 § 151.520.] 

15.348.030 Permitted buildings and uses. 

A. All uses permitted in the underlying primary district. 

B. Uses that are directly related to the objectives of the institution and that are owned or operated by the 
institution that are not already permitted within the district, and may be subject to special conditions and 
standards including: 

1. Group living facilities with a maximum of 10 residents per housing unit. 

2. Office and administrative facilities subject to special conditions (NMC 15.348.050(A)). 

3. Retail sales and services subject to special conditions (NMC 15.348.050(B)). 

C. Where uses in the IO subdistrict and the underlying zone conflict, the IO subdistrict prevails. 
[Ord. 2451, 12-2-96. Code 2001 § 151.522.] 

15.348.060 Development standards. 

A. Height. The maximum height for all uses will be 45 feet. 

B. Setbacks. 

1. A minimum 15-foot building setback for all boundary lines of the property will be required for all 
schools, churches, public and semi-public buildings and other institutional uses in residential 
districts. IO designated property is not subject to the setback standards identified within NMC 
15.410.040. 

2. Parking in setbacks will be permitted per NMC 15.420.010(B)(3)(b). 

3. No variances are required where existing buildings or site improvements are converted to 
institutional uses and do not meet these standards. 

C. Lot Coverage. Combined maximum lot and parking coverage shall be 80 percent for R-2, R-3 and RP 
districts. 
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D. Parking. 

1. Group living: one space per three beds (can be reduced by 50 percent if within 400 feet of an 
institution parking lot). 

2. Office: one space per 400 square feet minimum (can be reduced by 50 percent if within 400 
feet of an institution parking lot). 

Response: The proposed building is located internally to the campus and will not impact the 
existing uses of non-institutionally. These criteria are met.  

 

F. Signs. Exemption to the sign requirements of NMC 15.435.010 et seq. include the following: One sign 
with a maximum size of six square feet may be mounted on a building or erected freestanding on the 
property and does not require a sign permit; provided, that it meets the vision clearance requirements of 
NMC 15.410.060 and that it is less than five feet tall. [Ord. 2451, 12-2-96. Code 2001 § 151.525.] 

Response: This criterion is not applicable. Signs are not proposed as part of this application.  
 
 

DIVISIO N 15.400  DEV EL OPMENT STANDARDS  

Chapter 15.405 LOT REQUIREMENTS  

15.405.010  Lot area – Lot areas per dwelling unit.  

A.  In the following districts, each lot or development site shall have an area as shown below except as 
otherwise permitted by this code:  

5.  Institutional districts shall have a minimum size of five contiguous acres in order to create a 
large enough campus to support institutional uses; however, additions to the district may be made in 
increments of any size.  

Response: The proposed site is 16.4+\- acres in size and is already included within the Institutional 
district. The site is part of the Friendsview campus. This criterion is met.  
 

15.405.030  LOT DIM ENSIO NS AND FRO NTAGE.   

A.  Width. Widths of lots shall conform to the standards of this code.  

B.  Depth to Width Ratio. Each lot and parcel shall have an average depth between the front and rear lines 
of not more than two and one half times the average width between the side lines. Depths of lots shall 
conform to the standards of this code. Development of lots under 15,000 square feet are exempt from the 
lot depth to width ratio requirement.  

C.  Area. Lot sizes shall conform to standards set forth in this code. Lot area calculations shall not include 
area contained in public or private streets as defined by this code.  

D.  Frontage.  
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1.  No lot or development site shall have less than the following lot frontage standards:  

a.  Each lot or development site shall have either frontage on a public street for a distance 
of at least 25 feet or have access to a public street through an easement that is at least 
25 feet wide. No new private streets, as defined in NMC 15.05.030, shall be created to 
provide frontage or access except as allowed by NMC 15.240.020(L)(2).  

2.  The above standards apply with the following exceptions:  

a.  Legally created lots of record in existence prior to the effective date of the ordinance 
codified in this code.  

b.  Lots or development sites which, as a process of their creation, were approved with 
sub-standard widths in accordance with provisions of this code.  

c.  Existing private streets may not be used for new dwelling units, except private streets 
that were created prior to March 1, 1999, including paving to fire access roads standards 
and installation of necessary utilities, and private streets allowed in the airport residential 
and airport industrial districts.   

Response: The lot dimensions and frontage of the site conform to the standards for the 
Institutional district as outlined within the Newberg Municipal Code.  
 

15.405.040  LOT COVERAGE AND PARKING COVERAGE REQUIREMENT S.   

A.  Purpose. The lot coverage and parking coverage requirements below are intended to:  

1.  Limit the amount of impervious surface and storm drain runoff on residential lots.  

2.  Provide open space and recreational space on the same lot for occupants of that lot.  

3.  Limit the bulk of residential development to that appropriate in the applicable zone.  

C.  All other districts and uses not listed in subsection (B) of this section shall not be limited as to lot 
coverage and parking coverage except as otherwise required by this code.   

Response: The proposed project conforms to the Institutional zoning district requirements for lot  
coverage and parking coverage. These criteria are satisfied.  
 

Chapter 15.410 YARD SETBACK REQUIREMENTS  

15.410.010  GENERAL YARD REGULAT IONS.   

A.  No yard or open space provided around any building for the purpose of complying with the provisions 
of this code shall be considered as providing a yard or open space for any other building.  

B.  No yard or open space on adjoining property shall be considered as providing required yard or open 
space for another lot or development site under the provisions of this code.  
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C.  No front yards provided around any building for the purpose of complying with the regulations of this 
code shall be used for public or private parking areas or garages, or other accessory buildings, except as 
specifically provided elsewhere in this code.  

D.  When the common property line separating two or more contiguous lots is covered by a building or a 
permitted group of buildings with respect to such common property line or lines does not fully conform to 
the required yard spaces on each side of such common property line or lines, such lots shall constitute a 
single development site and the yards as required by this code shall then not apply to such common 
property lines.  

Response: As part of the Friendsview Retirement Community campus, the proposed building does 
not count any yards or open space of adjoining properties or buildings. Parking has not been 
proposed within any yard or open space. The proposed building is composed of a single 
development site. These criteria have been satisfied.  
 

15.410.020  FRO NT YARD SET BACK.   

D.  Institutional and Community Building. All lots or development sites in the I and CF district shall have a 
front yard of 25 feet. Outdoor activity facilities, such as pools, basketball courts, tennis courts, or baseball 
diamonds, including any accessory structures and uses, are not permitted within the required setback.   

Response: The proposed building provides a 25-foot setback for the front of the building as it is 
located internally to the campus and not along a street. No prohibited facilities or structures have 
been proposed within the required front setback. These criteria are met.  
 

15.410.030  INT ERIOR YARD SET BACK.   

D.  Institutional and Community Building. All lots or development sites in the I and CF district shall have 
interior yards of not less than 10 feet, except outdoor activity facilities, such as pools, basketball courts, 
tennis courts, or baseball diamonds, including any accessory structures and uses, shall have an interior 
yard setback of 25 feet when abutting a residential district.   

Response: This site provides greater than the required 10-foot setback amount from all side and 
rear lot lines. The Applicant also does not propose any of the listed accessory structures or 
facilities within any setback areas adjacent to a residential district. These provisions have been 
met.  
 

15.410.040  SETBACK AND YARD RESTRICT IONS AS TO SCHOOL S,  CHURCHES,  PUBL IC 

BUILDINGS.   

A.  Building Setback. No buildings shall be erected, used or maintained for a school, church or public or 
semi-public building or use, institution or similar use under the regulations of this code unless such building is 
removed at least 25 feet from every boundary line of any property included in any residential district.  
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B.  Required Yard. No required front or interior yard of the lot on which such building or use is located shall 
be used for play or parking purposes.   

Response: The setbacks for the RCF Phase 1 exceeds the required setbacks. No play or parking 
purposes have been proposed within any required yard area. These criteria are satisfied.  
 

15.410.060  V ISIO N CL EARANCE SET BACK.   

The following vision clearance standards shall apply in all zones (see Appendix A, Figure 9).  

A.  At the intersection of two streets, including private streets, a triangle formed by the intersection of the 
curb lines, each leg of the vision clearance triangle shall be a minimum of 50 feet in length.  

B.  At the intersection of a private drive and a street, a triangle formed by the intersection of the curb lines, 
each leg of the vision clearance triangle shall be a minimum of 25 feet in length.  

C.  Vision clearance triangles shall be kept free of all visual obstructions from two and one-half feet to nine 
feet above the curb line. Where curbs are absent, the edge of the asphalt or future curb location shall be 
used as a guide, whichever provides the greatest amount of vision clearance.  

Response: The proposed building is internal and will not impact the existing vision clearance 
setback.  
 

CHAPTER 15.415 BUILDING AND SITE DESIGN ST ANDARDS  

15.415.020  Building height limitation.  

D.  Institutional. The maximum height of any building or structure will be 75 feet except as follows:  

1.  Within 50 feet of an interior property line abutting a C-1, R1,R-2 or R-P district, no main building 
may exceed 30 feet.  

3.  Within 100 feet of a property line abutting a public street or railroad right-of-way, or within 100 
feet of property lines abutting parcels with an R-1, R-2, R-3, R-P, C-1, C-2, C-3, M1,M-2, or M-3 zoning 
designation, no main building may exceed 50 feet in height.  

4.  To utilize the maximum permitted height standard, at least 80 percent of the building’s ground 
coverage must be beyond the setback area designated in subsection (D)(3) of this section. The maximum 
encroachment may not exceed 25 feet.  

Response: The proposed building is under 75 feet tall as shown on the attached plans (Sheet A5 – 
Exhibit A).These requirements are met. 
 

15.415.040  PUBLIC ACCESS REQUIRED.   

No building or structure shall be erected or altered except on a lot fronting or abutting on a public street or having 
access to a public street over a private street or easement of record approved in accordance with provisions 
contained in this code. New private streets may not be created to provide access except as allowed under NMC 



 
Friendsview RCF Phase 1 
1 2 . 2 8 . 2 0 2 0  |  P A G E  2 2  

15.332.020(B)(24), 15.336.020(B)(8), and in the M-4 zone. Existing private streets may not be used for access for 
new dwelling units, except as allowed under NMC 15.405.030. No building or structure shall be erected or altered 
without provisions for access roadways as required in the Oregon Fire Code, as adopted by the city.   

Response: The Friendsview Retirement Campus is abutting an existing public street. These criteria 
are satisfied.  
 

CHAPTER 15.420 L ANDSCAPING AND OUT DOOR AREAS  

15.420.010  Required minimum standards.  

B.  Required Landscaped Area. The following landscape requirements are established for all developments 
except single-family dwellings:  

1.  A minimum of 15 percent of the lot area shall be landscaped; provided, however, that 
computation of this minimum may include areas landscaped under subsection (B)(3) of this 
section. Development in the C-3 (central business district) zoning district and M-4 (large lot 
industrial) zoning district is exempt from the 15 percent landscape area requirement of this 
section. Additional landscaping requirements in the C4district are described in NMC 
15.352.040(K). In the AI airport industrial district, only a five percent landscaping standard is 
required with the goal of “softening” the buildings and making the development “green” with 
plants, where possible. The existence of the runway, taxiway, and approach open areas already 
provide generally for the 15 percent requirement. Developments in the AI airport industrial district 
with a public street frontage shall have said minimum landscaping between the front property line 
and the front of the building.  

2.  All areas subject to the final design review plan and not otherwise improved shall be 
landscaped.  

Response: Approximately 18,207 square feet, or ±23.2 percent of the site area is proposed to be 
landscaped, greater than the minimum 15 percent in the above criteria. All areas of the site not 
covered by a structure or other hard-surface improvement are proposed to be covered by 
landscaping. These criteria are satisfied. 
 

3.  The following landscape requirements shall apply to the parking and loading areas:  

a.  A parking or loading area providing 10 or more spaces shall be improved with defined 
landscaped areas totaling no less than 25 square feet per parking space.  

b.  A parking, loading area, or drive aisle which runs adjacent to a property line shall be 
separate from any lot line adjacent to a street by a landscaped strip at least 10 feet in 
interior width or the width of the required yard, whichever is greater, and any other lot line 
by a landscaped strip of at least five feet in interior width. See subsections (B)(3)(c) and 
(d) of this section for material to plant within landscape strips.  

c.  A landscaped strip separating a parking area, loading area, or drive aisle from a street 
shall contain street trees spaced as appropriate to the species, not to exceed 50 feet 
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apart on average, and a combination of shrubs and ground cover, or lawn. This 
landscaping shall provide partial screening of these areas from the street.  

d.  A landscaped strip separating a parking area, loading area, or drive aisle from an 
interior lot line shall contain any combination of trees, shrubs, ground cover or lawn. Plant 
material shall be selected from at least two different plant material groups (example: 
trees and shrubs, or lawn and shrubs, or lawn and trees and shrubs).  

e.  Landscaping in a parking or loading area shall be located in defined landscaped areas 
which are uniformly distributed throughout the parking or loading area.  

f.  Landscaping areas in a parking lot, service drive or loading area shall have an interior 
width of not less than five feet.  

g.  All multifamily, institutional, commercial, or industrial parking areas, service drives, or 
loading zones which abut a residential district shall be enclosed with a 75 percent 
opaque, site-obscuring fence, wall or evergreen hedge along and immediately adjacent to 
any interior property line which abuts the residential district. Landscape plantings must 
be large enough to provide the required minimum screening requirement within 12 
months after initial installation. Adequate provisions shall be maintained to protect walls, 
fences or plant materials from being damaged by vehicles using said parking areas.  

h.  An island of landscaped area shall be located to separate blocks of parking spaces. At 
a minimum, one deciduous shade tree per seven parking spaces shall be planted to 
create a partial tree canopy over and around the parking area. No more than seven 
parking spaces may be grouped together without an island separation unless otherwise 
approved by the director based on the following alternative standards:  

i.  Provision of a continuous landscaped strip, with a five-foot minimum width, 
which runs perpendicular to the row of parking spaces (see Appendix A, Figure 
13).  

ii.  Provision of tree planting landscape islands, each of which is at least 16 
square feet in size, and spaced no more than 50 feet apart on average, within 
areas proposed for back-to back parking (see Appendix A, Figure 14).  

Response: The RCF Phase 1 service drives are proposed to be buffered with a minimum of 5 feet of 
landscaping. Plantings within this area will not abut a residential district and therefore do not need 
to feature a sight-obscuring fence or screening plantings. The requirement of one deciduous shade 
tree per seven parking spaces to create a partial tree canopy over and around the parking area is 
satisfied as shown on the required Landscaping Plans (Exhibit A) and no more than seven spaces 
are grouped together. The above provisions are satisfied. 
 
 

4.  Trees, Shrubs and Ground Covers. The species of street trees required under this section shall 
conform to those authorized by the city council through resolution. The director shall have the 
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responsibility for preparing and updating the street tree species list which shall be adopted in 
resolution form by the city council.  

a.  Arterial and minor arterial street trees shall have spacing of approximately 50 feet on 
center. These trees shall have a minimum two-inch caliper tree trunk or stalk at a 
measurement of two feet up from the base and shall be balled and burlapped or boxed.  

b. Collector and local street trees shall be spaced approximately 35 to 40 feet on center. 
These trees shall have a minimum of a one and one-half or one and three-fourths inch 
tree trunk or stalk and shall be balled and burlapped or boxed.  

Response: No street trees are proposed as the project scope does not encompass right-of-way 
areas requiring street tree plantings. 
 

c.  Accent Trees. Accent trees are trees such as flowering cherry, flowering plum, crab-
apple, Hawthorne and the like. These trees shall have a minimum one and one-half inch 
caliper tree trunk or stalk and shall be at least eight to 10 feet in height. These trees may 
be planted bare root or balled and burlapped. The spacing of these trees should be 
approximately 25 to 30 feet on center.  

Response: Instances of accent trees on the property, as designated on the Landscaping Plans 
(Exhibit A), will meet the minimum trunk diameter of 1½ inches and eight feet in height. The trees 
will be spaced no further than approximately ±25 to 30 feet apart, on-center. These provisions are 
satisfied. 
 

d.  All broad-leafed evergreen shrubs and deciduous shrubs shall have a minimum height 
of 12 to 15 inches and shall be balled and burlapped or come from a two-gallon can. 
Gallon-can size shrubs will not be allowed except in ground covers. Larger sizes of 
shrubs may be required in special areas and locations as specified by the design review 
board. Spacing of these shrubs shall be typical for the variety, three to eight feet, and 
shall be identified on the landscape planting plan.  

Response: All shrub plantings shown on the Landscaping Plans (Exhibit A) have a minimum height 
of 12 to 15 inches and will come from at least a 2-gallon container. Plantings are proposed to be 
grouped and spaced such that minimum densities are satisfied or exceeded. These criteria are met. 
 

e.  Ground Cover Plant Material. Ground cover plant material such as greening juniper, 
cotoneaster, minor Bowles, English ivy, hypericum and the like shall be one of the 
following sizes in specified spacing for that size:  

Gallon cans  3 feet on center  

4'' containers  2 feet on center  

2-1/4'' containers 18'' on center  

Rooted cuttings  12'' on center  
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Response: Ground cover for RCF Phase 1 is shown on the required Landscaping Plans (Exhibit A). 
The landscaping is shown to be planted in groupings and distances appropriate to the species and 
planting size and will satisfy or exceed the minimum container size and planting density required. 
 

5.  Automatic, underground irrigation systems shall be provided for all areas required to be 
planted by this section. The director shall retain the flexibility to allow a combination of irrigated 
and nonirrigated areas. Landscaping material used within nonirrigated areas must consist of 
drought- resistant varieties. Provision must be made for alternative irrigation during the first year 
after initial installation to provide sufficient moisture for plant establishment.  

6.  Required landscaping shall be continuously maintained.  

Response: All proposed plantings within the proposed area of disturbance will be irrigated by an 
underground installed system. Required landscaping shall be continuously maintained during 
construction and for 90 days following substantial completion of the installation.  Thereafter, the 
owner will continuously maintain the landscape as shown within the Landscaping Plans (Exhibit A). 
These provisions are met. 
 

7.  Maximum height of tree species shall be considered when planting under overhead utility lines.  

8.  Landscaping requirements and standards for parking and loading areas (subsection (B)(3) of 
this section) will apply to development proposals unless the institution has addressed the 
requirements and standards by an approved site development master plan. With an approved site 
development master plan, the landscape requirements will be reviewed through an administrative 
Type I review process.  

Response: The maximum height of proposed tree species will not interfere with overhead power 
lines. Parking and loading areas will feature landscaping within islands or along parking aisles per 
subsection (B)(3) of this section. 

 

C.  Installation of Landscaping. All landscaping required by these provisions shall be installed prior to the 
issuance of occupancy permits, unless security equal to 110 percent of the cost of the landscaping as 
determined by the director is filed with the city, insuring such installation within six months of occupancy. 
A security – cash, certified check, time certificates of deposit, assignment of a savings account, bond or 
such other assurance of completion as shall meet with the approval of the city attorney – shall satisfy the 
security requirements. If the installation of the landscaping is not completed within the six-month period, 
or within an extension of time authorized by the director, the security may be used by the city to complete 
the installation. Upon completion of the installation, any portion of the remaining security deposited with 
the city shall be returned to the applicant.   

Response: Proposed landscaping will be installed prior to occupancy. These criteria are or will be 
met.  
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15.420.020  LANDSCAPING AND AMENITIES IN PUBL IC R IGHT S-O F-WAY.   

The following standards are intended to create attractive streetscapes and inviting pedestrian spaces. A review 
body may require any of the following landscaping and amenities to be placed in abutting public rights-of-way as 
part of multifamily, commercial, industrial, or institutional design reviews, or for subdivisions and planned unit 
developments. In addition, any entity improving existing rights-of way should consider including these elements in 
the project. A decision to include any amenity shall be based on comprehensive  

plan guidelines, pedestrian volumes in the area, and the nature of surrounding development.  

A.  Pedestrian Space Landscaping. Pedestrian spaces shall include all sidewalks and medians used for 
pedestrian refuge. Spaces near sidewalks shall provide plant material for cooling and dust control, and 
street furniture for comfort and safety, such as benches, waste receptacles and pedestrian-scale lighting. 
These spaces should be designed for short-term as well as long-term use. Elements of pedestrian spaces 
shall not obstruct sightlines and shall adhere to any other required city safety measures. Medians used for 
pedestrian refuge shall be designed for short-term use only with plant material for cooling and dust 
control, and pedestrian-scale lighting. The design of these spaces shall facilitate safe pedestrian crossing 
with lighting and accent paving to delineate a safe crossing zone visually clear to motorists and 
pedestrians alike.  

Response: The RCF Phase 1 project will include well-landscaped pedestrian spaces which do not 
obstruct sightlines or create safety issues. This landscaping will facilitate safe pedestrian crossing 
of the building’s parking driveway. These provisions are met. 
 

1.  Street trees planted in pedestrian spaces shall be planted according to NMC 15.420.010(B)(4).  

Response: No street trees have been proposed as no work is proposed in the existing right-of-way. 
 

2.  Pedestrian spaces shall have low (two and one-half feet) shrubs and ground covers for safety 
purposes, enhancing visibility and discouraging criminal activity.  

a.  Plantings shall be 90 percent evergreen year-round, provide seasonal interest with fall 
color or blooms, and at maturity maintain growth within the planting area (refer to plant 
material matrix below).  

b.  Plant placement shall also adhere to clear sight line requirements as well as any other 
relevant city safety measures.  

Response: This requirement does not apply as no work is proposed in the existing right-of-way. 
 
 

3.  Pedestrian-scale lighting shall be installed along sidewalks and in medians used for pedestrian 
refuge.  

a.  Pole lights as well as bollard lighting may be specified; however, the amount and type 
of pedestrian activity during evening hours, e.g., transit stops, nighttime service districts, 
shall ultimately determine the type of fixture chosen.  
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b.  Luminaire styles shall match the area/district theme of existing luminaires and shall 
not conflict with existing building or roadway lights causing glare.  

c.  Lighting heights and styles shall be chosen to prevent glare and to designate a clear 
and safe path and limit opportunities for vandalism (see Appendix A, Figure 17, Typical 
Pedestrian Space Layouts).  

d.  Lighting shall be placed near the curb to provide maximum illumination for spaces 
furthest from building illumination. Spacing shall correspond to that of the street trees to 
prevent tree foliage from blocking light.  

Response: Lighting has been chosen to be appropriate to the site. Luminaire styles will be in 
keeping with the established styles of the surrounding campus and will not cause glare or conflict 
with existing building or roadway lighting. Lighting heights have been carefully designed to prevent 
glare and light trespass while also maximizing on-site lighting for safety and security. The proposed 
lighting meets these provisions of Newberg Municipal Code.  
 
 

4.  Street furniture such as benches and waste receptacles shall be provided for spaces near 
sidewalks only.  

a.  Furniture should be sited in areas with the heaviest pedestrian activity, such as 
downtown, shopping districts, and shopping centers.  

b.  Benches should be arranged to facilitate conversation between individuals with L-
shaped arrangements and should face the area focal point, such as shops, fountains, 
plazas, and should divert attention away from nearby traffic.  

5.  Paving and curb cuts shall facilitate safe pedestrian crossing and meet all ADA requirements 
for accessibility.  

Response: This requirement does not apply as no work is proposed in the existing right-of-way. 
 
 

B.  Planting Strip Landscaping. All planting strips shall be landscaped. Planting strips provide a physical 
and psychological buffer for pedestrians from traffic with plant material that reduces heat and dust, 
creating a more comfortable pedestrian environment. Planting strips shall have different arrangements 
and combinations of plant materials according to the frequency of on-street parking (see Appendix A, 
Figures 18 and 19).  

1.  Planting strips which do not have adjacent parking shall have a combination of ground covers, 
low (two and one-half feet) shrubs and trees. Planting strips adjacent to frequently used on-street 
parking, as defined by city staff, shall only have trees protected by tree grates, and planting strips 
adjacent to infrequently used on-street parking shall be planted with ground cover as well as trees 
(see Appendix A, Figures 18 and 19, Typical Planting Strip Layouts). District themes or corridor 
themes linking individual districts should be followed utilizing a unifying plant characteristic, e.g., 
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bloom color, habit, or fall color. When specifying thematic plant material, monocultures should be 
avoided, particularly those species susceptible to disease.  

Response: No planting strip landscaping has been proposed as no work is proposed in the existing 
right-of-way. 

 

3.  Shrubs and ground covers shall be provided in planting strips without adjacent parking with low 
(two and one-half feet) planting masses to enhance visibility, discourage criminal activity, and 
provide a physical as well as psychological buffer from passing traffic.  

a.  Plantings shall be 90 percent evergreen year-round, provide seasonal interest with fall 
color or blooms and at maturity maintain growth within the planting area.  

b.  Ground cover able to endure infrequent foot traffic shall be used in combination with 
street trees for planting strips with adjacent occasional parking (refer to plant material 
matrix below).  

c.  All plant placement shall adhere to clear sight line requirements as well as any other 
relevant city safety measures.  

Response: No planting strip landscaping has been proposed as no work is proposed in the existing 
right-of-way. 
 

C.  Maintenance. All landscapes shall be maintained for the duration of the planting to encourage health of 
plant material as well as public health and safety. All street trees and shrubs shall be pruned to maintain 
health and structure of the plant material for public safety purposes.  

Response: Following planting, all proposed landscaping will be maintained to encourage plant 
health and protect public health and safety. This criterion is and will be met.  
 

CHAPTER 15.425 EXT ERIOR L IGHTING  

15.425.010  Purpose.  

The purpose of this chapter is to regulate the placement, orientation, distribution patterns, and fixture 
types of on-site outdoor lighting. The intent of this section is to provide minimum lighting standards that 
promote safety, utility, and security, prevent glare on public roadways, and protect the privacy of residents.   

15.425.020  Applicability and exemptions.  

A.  Applicability. Outdoor lighting shall be required for safety and personal security in areas of assembly, 
parking, and traverse, as part of multifamily residential, commercial, industrial, public, recreational and 
institutional uses. The applicant for any Type I or Type II development permit shall submit, as part of the 
site plan, evidence that the proposed outdoor lighting plan will comply with this section. This information 
shall contain but not be limited to the following:  
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1.  The location, height, make, model, lamp type, wattage, and proposed cutoff angle of each 
outdoor lighting fixture.  

2. Additional information the director may determine is necessary, including but not limited to 
illuminance level profiles, hours of business operation, and percentage of site dedicated to 
parking and access.  

3.  If any portion of the site is used after dark for outdoor parking, assembly or traverse, an 
illumination plan for these areas is required. The plan must address safety and personal security.  

Response: The E103, Site Plan – Photometrics, has been provided as part of Exhibit A. The location, 
heights, makes, models, lamp type, wattage, and cutoff angle are provided. These criteria are met.  
 

B.  Exemptions. The following uses shall be exempt from the provisions of this section:  

1.  Public street and airport lighting.  

2.  Circus, fair, carnival, or outdoor governmentally sponsored event or festival lighting.  

3.  Construction or emergency lighting, provided such lighting is discontinued immediately upon 
completion of the construction work or abatement of the emergency necessitating said lighting.  

4.  Temporary Lighting. In addition to the lighting otherwise permitted in this code, a lot may 
contain temporary lighting during events as listed below:  

a.  Grand Opening Event. A grand opening is an event of up to 30 days in duration within 
30 days of issuance of a certificate of occupancy for a new or remodeled structure, or 
within 30 days of change of business or ownership. No lot may have more than one grand 
opening event per calendar year. The applicant shall notify the city in writing of the 
beginning and ending dates prior to the grand opening event.  

b.  Other Events. A lot may have two other events per calendar year. The events may not 
be more than eight consecutive days in duration, nor less than 30 days apart.  

5.  Lighting activated by motion sensor devices.  

6.  Nonconforming lighting in place as of September 5, 2000. Replacement of nonconforming 
lighting is subject to the requirements of NMC 15.205.010 through 15.205.100.  

7.  Light Trespass onto Industrial Properties. The lighting trespass standards of NMC 15.425.040 
do not apply where the light trespass would be onto an industrially zoned property.   

Response: The listed exemptions do not apply to the proposed lighting for the site. These 
provisions do not apply.  

 

15.425.030  ALT ERNAT IVE MAT ERIAL S AND M ETHODS OF CO NST RUCT ION,  INSTALLAT IO N,  OR 

OPERATION.  

The provisions of this section are not intended to prevent the use of any design, material, or methods of 
installation or operation not specifically prescribed by this section, provided any such alternate has been approved 
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by the director. Alternatives must be an approximate equivalent to the applicable specific requirement of this 
section and must comply with all other applicable standards in this section.   

Response: Because LED luminaires are not listed within the Table of Shielding Requirements, this 
section is applicable. The luminaires proposed will be full-cutoff luminaires, meaning that no direct 
up light will be emitted above the horizontal. This requirement is satisfied.  
 

15.425.040  REQ UIREM ENTS.   

A.  General Requirements – All Zoning Districts.  

1.  Low-level light fixtures include exterior lights which are installed between ground level and six 
feet tall. Low-level light fixtures are considered nonintrusive and are unrestricted by this code.  

Response: The main walkway in front of the building is illuminated by proposed LED bollards 
(designated on the plan as Type SG). These luminaires are 42-inches in height. Due to the height of 
the bollard, these low-level luminaires are considered nonintrusive and are unrestricted by this 
code.  
 

2.  Medium-level light fixtures include exterior lights which are installed between six feet and 15 
feet above ground level. Medium-level light fixtures must either comply with the shielding 
requirements of subsection (B) of this section, or the applicant shall show that light trespass from 
a property has been designed not to exceed one-half foot-candle at the property line.  

Response: The majority of the proposed luminaires on-site will be pedestrian height, LED pole 
mounted luminaires (designated on the plan as Type SA). These luminaires are mount on an 8-foot 
pole and are used to illuminate the walkways and parking areas to the north, east and west of the 
building. The proposed luminaires comply with shielding requirements and light trespass 
restrictions at the property line.  
 

3.  High-level light fixtures include exterior lights which are installed 15 feet or more above ground 
level. High-level light fixtures must comply with the shielding requirements of subsection (B) of 
this section, and light trespass from a property may not exceed one-half foot-candle at the 
property line.  

Response: The attached Exterior Site Lighting Plan (Exhibit A) demonstrates that luminaires 
mounted on the building or recessed in canopies and pole mounted luminaires around the building 
will not cause light trespass at nearby property lines.  

 

B.  Table of Shielding Requirements.  

Fixture Lamp Type (Shielded) 

Low/high pressure sodium, mercury vapor, metal halide and fluorescent over 50 watts 
 (Fully) 
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Incandescent over 160 watts (Fully) 

Incandescent 160 watts or less (None) 

Fossil fuel (None) 

Any light source of 50 watts or less (None) 

Other sources (As approved by NMC 15.425.030) 

Note: “Incandescent” includes tungsten-halogen (quartz) lamps.  

Response: The selected luminaire types are not listed within the Table of Shielding Requirements 
and are, therefore, subject to the standards of NMC 15.425.030.  
 
 
 

Chapter 15.430 UNDERGROUND UTILITY INSTALLATION  

15.430.010  UNDERGRO UND UTIL ITY INSTALLATION.   

A. All new utility lines, including but not limited to electric, communication, natural gas, and cable television 
transmission lines, shall be placed underground. This does not include surface-mounted transformers, 
connections boxes, meter cabinets, service cabinets, temporary facilities during construction, and high-
capacity electric lines operating at 50,000 volts or above.  

B.  Existing utility lines shall be placed underground when they are relocated, or when an addition or 
remodel requiring a Type II design review is proposed, or when a developed area is annexed to the city.  

C.  The director may make exceptions to the requirement to underground utilities based on one or more of 
the following criteria:  

1.  The cost of undergrounding the utility is extraordinarily expensive.  

2.  There are physical factors that make undergrounding extraordinarily difficult.  

3.  Existing utility facilities in the area are primarily overhead and are unlikely to be changed.   

Response: See section 15.220.050(B)9 above for full summary of utilities.  
 
 

CHAPTER 15.440 O FF-STREET PARKING,  B ICYCL E PARKING,  AND PRIVAT E WAL KWAYS  

Article I.  Off-Street Parking Requirements  

15.440.010  Required off-street parking.  

A.  Off-street parking shall be provided on the development site for all R-1, C-1, M-1, M-2 and M-3 zones. In 
all other zones, except the C-3 zoning district where an in-lieu-fee is paid for required parking, the required 
parking shall be on the development site or within 400 feet of the development site which the parking is 
required to serve. All required parking must be under the same ownership as the development site served 
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except through special covenant agreements as approved by the city attorney, which bind the parking to 
the development site.  

Response: The proposed project is within the Institutional (I) zoning district. As such, no in-lieu-fee 
is required for the project’s parking. The parking area is provided in front the proposed building; 
therefore, the parking will be under the same ownership as the development site.  
 

D.  All commercial, office, or industrial developments that have more than 20 off-street parking spaces and 
that have designated employee parking must provide at least one preferential carpool/vanpool parking 
space. The preferential carpool/vanpool parking space(s) must be located close to a building entrance.  
Penalty: See NMC 15.05.120.  

Response: The RCF parking area is not proposed to provide designated employee parking. These 
criteria are not applicable.  

 

15.440.020  PARKING AREA AND SERV ICE DRIV E DESIGN.   

A.  All public or private parking areas, parking spaces, or garages shall be designed, laid out and 
constructed in accordance with the minimum standards as set forth in NMC 15.440.070.  

Response: All parking areas and spaces have been designed, laid out, and will be constructed in 
accordance with the minimum standards of NMC 15.440.070. Those provisions are addressed later 
within this report. This requirement is satisfied.  
 

B. Groups of three or more parking spaces, except those in conjunction with single-family or two-family 
dwellings on a single lot, shall be served by a service drive so that no backward movement or other maneuvering of 
a vehicle within a street, other than an alley, will be required. Service drives shall be designed and constructed to 
facilitate the flow of traffic, provide maximum safety in traffic access and egress and maximum safety of 
pedestrian and vehicular traffic on the site, but in no case shall two-way and one-way service drives be less than 20 
feet and 12 feet, respectively. Service drives shall be improved in accordance with the minimum standards as set 
forth in NMC 15.440.060.  

Response: The proposed parking area is provided internally.  No backing or other maneuvering 
movements on a public street will be needed. The service drive to be utilized is existing and will 
remain as-is. These criteria are satisfied.  
 

C.  Gates. A private drive or private street serving as primary access to more than one dwelling unit shall 
not be gated to limit access, except as approved by variance. Penalty: See NMC 15.05.120.  

Response: Although private, no gates have been proposed for the driveways. This provision does 
not apply.  
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15.440.030  PARKING SPACES REQUIRED.   

Use Minimum Parking Spaces Required Institutional Type Group living community not including nursing care 1 
space per living unit  

 
Response: The proposed parking will provide 31 parking spaces for 79 patient units. This criterion 
is met.  
 

15.440.050  COMMON FACIL ITIES FO R MIXED USES.  

A. In the case of mixed uses, the total requirements for off-street parking spaces shall be the sum of the 
requirements for the various uses. Off-street parking facilities for one use shall not be considered as 
providing parking facilities for any other use except as provided below. 

B. Joint Uses of Parking Facilities. The director may, upon application, authorize the joint use of parking 
facilities required by said uses and any other parking facility; provided, that: 

1. The applicant shows that there is no substantial conflict in the principal operating hours of the building 
or use for which the joint use of parking facilities is proposed. 

2. The parking facility for which joint use is proposed is no further than 400 feet from the building or use 
required to have provided parking. 

3. The parties concerned in the joint use of off-street parking facilities shall evidence agreement for such 
joint use by a legal instrument approved by the city attorney as to form and content. Such instrument, 
when approved as conforming to the provisions of the ordinance, shall be recorded in the office of the 
county recorder and copies of the instrument filed with the director. 

Response: The total required off-street parking will be met by using Joint Use shared parking 
between the Friendsview Retirement Community lots (The Manor lot and the adjacent University 
Village lot to the west).  The total sum of units between the two lots are 407 units.  Zoning requires 
1 stall per unit.  The total parking requirement for both lots are 407 parking stalls.  The provided 
parking stalls between the two lots is 444 parking stalls.  The shared parking will be for the staff 
which will not create any substantial conflict.  The residents and guests parking will be adjacent to 
the building they serve.  The two lots share a lot line and therefore are within the 400 feet of the 
communities they serve.  Both lots are part of the Friendsview Retirement Community and will not 
require an agreement between parties.  This criterion is met. 
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15.440.060  PARKING AREA AND SERV ICE DRIV E IM PROV EM ENT S.   

All public or private parking areas, outdoor vehicle sales areas, and service drives shall be improved according to 
the following:  

A.  All parking areas and service drives shall have surfacing of asphaltic concrete or Portland cement 
concrete or other hard surfacing such as brick or concrete pavers. Other durable and dust-free surfacing 
materials may be approved by the director for infrequently used parking areas. All parking areas and 
service drives shall be graded so as not to drain stormwater over the public sidewalk or onto any abutting 
public or private property.  

Response: The proposed parking area and service drive will be surfaced with asphaltic concrete.  
See storm summary above for drainage. These provisions are satisfied.  
 

B.  All parking areas shall be designed not to encroach on public streets, alleys, and other rights-of-way. 
Parking areas shall not be placed in the area between the curb and sidewalk or, if there is no sidewalk, in 
the public right-of-way between the curb and the property line. The director may issue a permit for 
exceptions for unusual circumstances where the design maintains safety and aesthetics.  

Response: The parking area is designed to be wholly contained within the property boundaries; 
therefore, the parking areas will not encroach on public streets, alleys, or other rights-of-way. No 
parking areas have been proposed between the curb and sidewalk or between the public right-of-
way. These criteria are met.  
 

C.  All parking areas, except those required in conjunction with a single family or two-family dwelling, shall 
provide a substantial bumper which will prevent cars from encroachment on abutting private and public 
property.  

Response: No encroachment is proposed on abutting private and public properties. This 
requirement is met.   
 

D.  All parking areas, including service drives, except those required in conjunction with single-family or 
two-family dwellings, shall be screened in accordance with NMC 15.420.010(B).  

Response: The parking area will not be visible from any adjacent rights-of-way or properties,  
therefore, screening the parking area in accordance with NMC 15.420.010(B). This  
provision is satisfied.  
 

E.  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.  

Response: Lighting illuminating the parking area will not be visible from any abutting or adjacent  
residential district. This criterion is met.  
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F.  All service drives and parking spaces shall be substantially marked and comply with NMC 15.440.070.  

Response: The service drive and all parking spaces and loading areas will be substantially marked 
and visible to comply with NMC 15.440.070 as outlined below. This criterion is satisfied.  
 

G.  Parking areas for residential uses shall not be located in a required front yard, except as follows:  

1.  Attached or detached single-family or two-family: parking is authorized in a front yard on a 
service drive which provides access to an improved parking area outside the front yard.  

2.  Three- or four-family: parking is authorized in a front yard on a service drive which is adjacent 
to a door at least seven feet wide intended and used for entrance of a vehicle (see Appendix A, 
Figure 12).  

Response: The proposed parking is not located within a required front yard. This criterion is met.  
 

H.  A reduction in size of the parking stall may be allowed for up to a maximum of 30 percent of the total 
number of spaces to allow for compact cars. For high turnover uses, such as convenience stores or fast-
food restaurants, at the discretion of the director, all stalls will be required to be full-sized. Penalty: See 
NMC 15.05.120.  

Response: No reduced-size parking stalls have been proposed. This provision is not applicable.  

  

15.440.070  PARKING T ABL ES AND DIAGRAM S.  

The following tables provide the minimum dimensions of public or private parking areas:  

 

 Notes:  

1.     Bumpers must be installed where paved areas abut street right-of-
way (except at driveways).  

2.     No stalls shall be such that cars must back over the property line to 
enter or leave stall.  

3.     Stalls must be clearly marked and the markings must be 
maintained in good condition.  

4.     The sketches show typical situations to illustrate the required 
standards. For further information or advice, contact the community 
development department at 537-1210.  

Response: No angle nor compact parking spaces have been proposed within the parking area. The 
parking spaces provided meet the required dimensions for stalls of 9 feet in width and between 18 
feet in depth. Parking aisles are 24 feet minimum in width. No paved areas will abut a street right-
of-way. No stalls will be located near a property line. Parking spaces will be clearly marked, and the 
markings maintained in good condition. These requirements are satisfied.  
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Article II.  Bicycle Parking  

15.440.090  PURPOSE.   

Cycling is a healthy activity for travel and recreation. In addition, by maximizing bicycle travel, the community can 
reduce negative effects of automobile travel, such as congestion and pollution. To maximize bicycle travel, 
developments must provide effective support facilities. At a minimum, developments need to provide a secure 
place for employees, customers, and residents to park their bicycles.   

Response: The required bicycle parking will be provided per Newberg Municipal Code requirements. 
These facilities will allow bicycle parking for employees, residents, and visitors to the Friendsview 
campus.  
 

15.440.100  FACILIT Y REQUIREM ENT S.   

Bicycle parking facilities shall be provided for the uses shown in the following table. Fractional space requirements 
shall be rounded up to the next whole number.  

Use (Minimum Number of Bicycle Parking Spaces Required) 

New commercial, industrial, office, and institutional developments, including additions that total 4,000 
square feet or more   (One bicycle parking space for every 10,000 square feet of gross floor area. In C-4 districts, 
two bicycle parking spaces, or one per 5,000 square feet of building area, must be provided, whichever is greater )  

Response: For this institutional use within the Institutional zoning district, one bicycle parking 
space is required for every 10,000 square feet of gross floor area. The project proposes providing 8 
new bicycle parking spaces for staff and visitors.  
 

15.440.110  DESIGN.   

A.  Bicycle parking facilities shall consist of one or more of the following:  

1.  A firmly secured loop, bar, rack, or similar building that accommodates locking the bicycle 
frame and both wheels using a cable or U-shaped lock.  

2.  An enclosed locker.  

3.  A designated area within the ground floor of a building, garage, or storage area. Such area shall 
be clearly designated for bicycle parking.  

4.  Other building designs approved by the director.  

B.  All bicycle parking spaces shall be at least six feet long and two and one-half feet wide. Spaces shall 
not obstruct pedestrian travel.  

C.  All spaces shall be located within 50 feet of a building entrance of the development.  
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D.  Required bicycle parking facilities may be located in the public right-of-way adjacent to a development 
subject to approval of the authority responsible for maintenance of that right-of-way.   

Response: Attached development plans (Exhibit A) demonstrate that bicycle parking is provided 
within 50 feet of the main entry. The provided spaces will be 6 feet long by 2½ feet in width and not 
obstruct pedestrian travel. No bicycle parking facilities are proposed within a public right-of-way. 
These criteria are satisfied.  

 

Article III.  Private Walkways  

15.440.120  PURPOSE.   

Sidewalks and private walkways are part of the city’s transportation system. Requiring their construction is part of 
the city’s plan to encourage multimodal travel and to reduce reliance on the automobile. Considerable funds have 
and will be expended to install sidewalks along the streets in the city. Yet there is little point to this expense if it is 
not possible for people to walk from the sidewalk to the developments along each side. The following requirements 
are intended to provide safe and convenient paths for employees, customers, and residents to walk from public 
sidewalks to development entrances, and to walk between buildings on larger sites.   

15.440.130  Where required.  

Private walkways shall be constructed as part of any development requiring Type II design review, including mobile 
home parks. In addition, they may be required as part of conditional use permits or planned unit developments. In 
the airport industrial (AI) district and residential (AR) district, on-site walks are not required in aircraft operations 
areas, such as parking aprons, taxiways, and runways.   

15.440.140  Private walkway design.  

A.  All required private walkways shall meet the applicable building code and Americans with Disabilities 
Act requirements.  

B.  Required private walkways shall be a minimum of four feet wide.  

C.  Required private walkways shall be constructed of portland cement concrete or brick.  

D.  Crosswalks crossing service drives shall, at a minimum, be painted on the asphalt or clearly marked 
with contrasting paving materials or humps/raised crossings. If painted striping is used, it should consist 
of thermoplastic striping or similar type of durable application.  

E.  At a minimum, required private walkways shall connect each main pedestrian building entrance to each 
abutting public street and to each other.  

F.  The review body may require on-site walks to connect to development on adjoining sites.  

G.  The review body may modify these requirements where, in its opinion, the development provides 
adequate on-site pedestrian circulation, or where lot dimensions, existing building layout, or topography 
preclude compliance with these standards.   

Response: The proposed RCF building will feature private walkways. Private walkways are provided 
on the north and west of the project, adjoining sidewalks throughout the campus. These private 
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walkways lead to building entrances on the northern portions of the building. The walkways 
proposed will meet the applicable building code and ADA requirements for access, be a minimum 
of 4 feet in width, be constructed of concrete cement, be clearly marked with a contrasting 
construction material, and connect each building entrance with a public street and sidewalk. These 
provisions are met.  
 

Division 15.500  PUBLIC IMPROVEMENT STANDARDS  

CHAPTER 15.505 PUBLIC IMPROVEM ENT S ST ANDARDS  

15.505.020  Applicability.  

The provision and utilization of public facilities and services within the City of Newberg shall apply to all land 
developments in accordance with this chapter. No development shall be approved unless the following 
improvements are provided for prior to occupancy or operation, unless future provision is assured in accordance 
with NMC 15.505.030(E).  

A.  Public Works Design and Construction Standards. The design and construction of all improvements 
within existing and proposed rights-of-way and easements, all improvements to be maintained by the city, 
and all improvements for which city approval is required shall comply with the requirements of the most 
recently adopted Newberg public works design and construction standards.  

B.  Street Improvements. All projects subject to a Type II design review, partition, or subdivision approval 
must construct street improvements necessary to serve the development.  

C.  Water. All developments, lots, and parcels within the City of Newberg shall be served by the municipal 
water system as specified in Chapter 13.15 NMC.  

D.  Wastewater. All developments, lots, and parcels within the City of Newberg shall be served by the 
municipal wastewater system as specified in Chapter 13.10 NMC.  

E.  Stormwater. All developments, lots, and parcels within the City of Newberg shall manage stormwater 
runoff as specified in Chapters 13.20 and 13.25 NMC.  

F.  Utility Easements. Utility easements shall be provided as necessary and required by the review body to 
provide needed facilities for present or future development of the area.  

G.  City Approval of Public Improvements Required. No building permit may be issued until all required 
public building improvements are in place and approved by the director, or are otherwise bonded for in a manner 
approved by the review authority, in conformance with the provisions of this code and the Newberg Public Works 
Design and Construction Standards.   

Response: All needed utilities are available for the project and ready for connection. These utilities 
are currently located within public rights-of-way or easements as required by previous approvals. 
Any connection to or needed public improvements will meet all applicable City standards. These 
criteria are satisfied.  
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15.505.030 STREET ST ANDARDS.   

A.  Purpose. The purpose of this section is to:  

1.  Provide for safe, efficient, and convenient multi-modal transportation within the City of 
Newberg.  

2.  Provide adequate access to all proposed and anticipated developments in the City of Newberg. 
For purposes of this section, “adequate access” means direct routes of travel between 
destinations; such destinations may include residential neighborhoods, parks, schools, shopping 
areas, and employment centers.  

3.  Provide adequate area in all public rights-of-way for sidewalks, wastewater and water lines, 
stormwater facilities, natural gas lines, power lines, and other utilities commonly and appropriately 
placed in such rights-of-way. For purposes of this section, “adequate area” means space 
sufficient to provide all required public services to standards defined in this code and in the 
Newberg public works design and construction standards.  

B.  Applicability. The provisions of this section apply to:  

1.  The creation, dedication, and/or construction of all public streets, bike facilities, or pedestrian 
facilities in all subdivisions, partitions, or other developments in the City of Newberg.  

2.  The extension or widening of existing public street rights-of-way, easements, or street 
improvements including those which may be proposed by an individual or the city, or which may 
be required by the city in association with other development approvals.  

3.  The construction or modification of any utilities, pedestrian facilities, or bike facilities in public 
rights-of-way or easements.  

4.  The designation of planter strips. Street trees are required subject to Chapter 15.420 NMC.  

5.  Developments outside the city that tie into or take access from city streets.  

E.  Improvements to Existing Streets.  

1.  All projects subject to partition, subdivision, or Type II design review approval shall dedicate 
right-of-way sufficient to improve the street to the width specified in subsection (G) of this 
section.  

2.  All projects subject to partition, subdivision, or Type II design review approval must construct a 
minimum of a three-quarter street improvement to all existing streets adjacent to, within, or 
necessary to serve the development. The director may waive or modify this requirement where the 
applicant demonstrates that the condition of existing streets to serve the development meets city 
standards and is in satisfactory condition to handle the projected traffic loads from the 
development. Where a development has frontage on both sides of an existing street, full street 
improvements are required.  

3.  In lieu of the street improvement requirements outlined in NMC 15.505.040(B), the review 
authority may elect to accept from the applicant monies to be placed in a fund dedicated to the 
future reconstruction of the subject street(s). The amount of money deposited with the city shall 
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be 100 percent of the estimated cost of the required street improvements (including any 
associated utility improvements), and 10 used for this purpose shall be based on preliminary 
design of the constructed street provided by the applicant’s engineer and shall be approved by the 
director.  

F.  Improvements Relating to Impacts. Improvements required as a condition of development approval 
shall be roughly proportional to the impact of the development on public facilities and services. The review 
body must make findings in the development approval that indicate how the required improvements are 
roughly proportional to the impact. Development may not occur until required transportation facilities are 
in place or guaranteed, in conformance with the provisions of this code. If required transportation facilities 
cannot be put in place or be guaranteed, then the review body shall deny the requested land use 
application.  

G.  Street Width and Design Standards.  

1.  Design Standards. All streets shall conform with the standards contained in Table 
15.505.030(G). Where a range of values is listed, the director shall determine the width based on a 
consideration of the total street section width needed, existing street widths, and existing 
development patterns. Preference shall be given to the higher value. Where values may be 
modified by the director, the overall width shall be determined using the standards under 
subsections (G)(2) through (10) of this section.  

2.  Motor Vehicle Travel Lanes. Collector and arterial streets shall have a minimum width of 12 
feet.  

3.  Bike Lanes. Striped bike lanes shall be a minimum of six feet wide. Bike lanes shall be provided 
where shown in the Newberg transportation system plan.  

4.  Parking Lanes. Where on-street parking is allowed on collector and arterial streets, the parking 
lane shall be a minimum of eight feet wide.  

5.  Center Turn Lanes. Where a center turn lane is provided, it shall be a minimum of 12 feet wide.  

7.  Sidewalks. Sidewalks shall be provided on both sides of all public streets. Minimum width is 
five feet.  

8.  Planter Strips. Except where infeasible, a planter strip shall be provided between the sidewalk 
and the curb line, with a minimum width of five feet. This strip shall be landscaped in accordance 
with the standards in NMC 15.420.020. Curb side sidewalks may be allowed on limited residential 
streets. Where curb-side sidewalks are allowed, the following shall be provided:  

a.  Additional reinforcement is done to the sidewalk section at corners.  

b.  Sidewalk width is six feet.  

9.  Slope Easements. Slope easements shall be provided adjacent to the street where required to 
maintain the stability of the street.  

10.  Intersections and Street Design. The street design standards in the Newberg public works 
design and construction standards shall apply to all public streets, alleys, bike facilities, and 
sidewalks in the city.  
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R.  Vehicular Access Standards.  

1.  Purpose. The purpose of these standards is to manage vehicle access to maintain traffic flow, 
safety, roadway capacity, and efficiency. They help to maintain an adequate level of service 
consistent with the functional classification of the street. Major roadways, including arterials and 
collectors, serve as the primary system for moving people and goods within and through the city. 
Access is limited and managed on these roads to promote efficient through movement. Local 
streets and alleys provide access to individual properties. Access is managed on these roads to 
maintain safe maneuvering of vehicles in and out of properties and to allow safe through 
movements. If vehicular access and circulation are not properly designed, these roadways will be 
unable to accommodate the needs of development and serve their transportation function.  

2.  Access Spacing Standards. Public street intersection and driveway spacing shall follow the 
standards in Table 15.505.R below. The Oregon Department of Transportation (ODOT) has 
jurisdiction of some roadways within the Newberg city limits, and ODOT access standards will 
apply on those roadways. Table 15.505.R. Access Spacing Standards Roadway  

3.  Properties with Multiple Frontages. Where a property has frontage on more than one street, 
access shall be limited to the street with the lesser classification.  

4.  Driveways. More than one driveway is permitted on a lot accessed from either a minor collector 
or local street as long as there is at least 40 feet of lot frontage separating each driveway 
approach. More than one driveway is permitted on a lot accessed from a major collector as long 
as there is at least 100 feet of lot frontage separating each driveway approach.  

T. Street Trees. Street trees shall be provided for all projects subject to Type II design review, partition, or 
subdivision. Street trees shall be installed in accordance with the provisions of NMC 15.420.010(B)(4).  

U.  Street Lights. All developments shall include underground electric service, light standards, wiring and 
lamps for street lights according to the specifications and standards of the Newberg public works design 
and construction standards. The developer shall install all such facilities and make the necessary 
arrangements with the serving electric utility as approved by the city. Upon the city’s acceptance of the 
public improvements associated with the development, the street lighting system, exclusive of utility-
owned service lines, shall be and become property of the city unless otherwise designated by the city 
through agreement with a private utility.  

Response: The project proposed does not involve Right-of-way improvements. These  
sections of the Newberg Municipal Code do not apply.  
 

15.505.040  PUBLIC UTILITY ST ANDARDS.   

A.  Purpose. The purpose of this section is to provide adequate services and facilities appropriate to the 
scale and type of development.  

B.  Applicability. This section applies to all development where installation, extension or improvement of 
water, wastewater, or private utilities is required to serve the development or use of the subject property.  

C.  General Standards.  
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1.  The design and construction of all improvements within existing and proposed rights-of-way 
and easements, all improvements to be maintained by the city, and all improvements for which 
city approval is required shall conform to the Newberg public works design and construction 
standards and require a public improvements permit.  

2.  The location, design, installation and maintenance of all utility lines and facilities shall be 
carried out with minimum feasible disturbances of soil and site. Installation of all proposed public 
and private utilities shall be coordinated by the developer and be approved by the city to ensure 
the orderly extension of such utilities within public right-of-way and easements.  

Response: Proposed utility plans have been discussed with City staff and submitted for review as 
part of this application. All applicable standards have been met.  
 

D.  Standards for Water Improvements. All development that has a need for water service shall install the 
facilities pursuant to the requirements of the city and all of the following standards. Installation of such 
facilities shall be coordinated with the extension or improvement of necessary wastewater and 
stormwater facilities, as applicable.  

1.  All developments shall be required to be linked to existing water facilities adequately sized to 
serve their intended area by the construction of water distribution lines, reservoirs and pumping 
stations which connect to such water service facilities. All necessary easements required for the 
construction of these facilities shall be obtained by the developer and granted to the city pursuant 
to the requirements of the city.  

2.  Specific location, size and capacity of such facilities will be subject to the approval of the 
director with reference to the applicable water master plan. All water facilities shall conform with 
city pressure zones and shall be looped where necessary to provide adequate pressure and fire 
flows during peak demand at every point within the system in the development to which the water 
facilities will be connected. Installation costs shall remain entirely the developer’s responsibility.  

3.  The design of the water facilities shall take into account provisions for the future extension 
beyond the development to serve adjacent properties, which, in the judgment of the city, cannot be 
feasibly served otherwise.  

4.  Design, construction and material standards shall be as specified by the director for the 
construction of such public water facilities in the city.  

Response: The proposed project will obtain water via a connection to the existing 8-inch public 
water line already looped through the property. Fire flow testing has been completed for the site. 
Three fire hydrant connections, a 6-inch fire sprinkler connection, and a separate 4-inch domestic 
water service connection are proposed to serve the development. These improvements will meet 
the City of Newberg’s standards upon their completion.  
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E.  Standards for Wastewater Improvements. All development that has a need for wastewater services 
shall install the facilities pursuant to the requirements of the city and all of the following standards. 
Installation of such facilities shall be coordinated with the extension or improvement of necessary water 
services and stormwater facilities, as applicable.  

1.  All septic tank systems and on-site sewage systems are prohibited. Existing septic systems 
must be abandoned or removed in accordance with Yamhill County standards.  

2.  All properties shall be provided with gravity service to the city wastewater system, except for 
lots that have unique topographic or other natural features that make gravity wastewater 
extension impractical as determined by the director. Where gravity service is impractical, the 
developer shall provide all necessary pumps/lift stations and other improvements, as determined 
by the director.  

3.  All developments shall be required to be linked to existing wastewater collection facilities 
adequately sized to serve their intended area by the construction of wastewater lines which 
connect to existing adequately sized wastewater facilities. All necessary easements required for 
the construction of these facilities shall be obtained by the developer and granted to the city 
pursuant to the requirements of the city.  

4.  Specific location, size and capacity of wastewater facilities will be subject to the approval of 
the director with reference to the applicable wastewater master plan. All wastewater facilities 
shall be sized to provide adequate capacity during peak flows from the entire area potentially 
served by such facilities. Installation costs shall remain entirely the developer’s responsibility.  

5.  Temporary wastewater service facilities, including pumping stations, will be permitted only if 
the director approves the temporary facilities, and the developer provides for all facilities that are 
necessary for transition to permanent facilities.  

6.  The design of the wastewater facilities shall take into account provisions for the future 
extension beyond the development to serve upstream properties, which, in the judgment of the 
city, cannot be feasibly served otherwise.  

7.  Design, construction and material standards shall be as specified by the director for the 
construction of such wastewater facilities in the city.  

Response: The proposed project will connect to an existing 8-inch sanitary main at the northeast 
corner of the site. As the project includes a kitchen facility, a grease-interceptor is included prior to 
connection to the sanitary sewer main line. A number of sanitary services which were previously 
connected to single-family residences will be abandoned or relocated. These provisions are or will 
be satisfied upon completion of construction.  
 

F.  Easements. Easements for public and private utilities shall be provided as deemed necessary by the 
city, special districts, and utility companies. Easements for special purpose uses shall be of a width 
deemed appropriate by the responsible agency. Such easements shall be recorded on easement forms 
approved by the city and designated on the final plat of all subdivisions and partitions. Minimum required 
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easement width and locations are as provided in the Newberg public works design and construction 
standards.   

Response: No easements are needed as part of this application. Necessary easements on the site 
have been established through previous land use actions. This criterion does not apply.  
 

15.505.050  STORM WAT ER SYSTEM ST ANDARDS.   

A.  Purpose. The purpose of this section is to provide for the drainage of surface water from all 
development; to minimize erosion; and to reduce degradation of water quality due to sediments and 
pollutants in stormwater runoff.  

B.  Applicability. The provisions of this section apply to all developments subject to site development 
review or land division review and to the reconstruction or expansion of such developments that increases 
the flow or changes the point of discharge to the city stormwater system. Additionally, the provisions of 
this section shall apply to all drainage facilities that impact any public storm drain system, public right-of-
way or public easement, including but not limited to off-street parking and loading areas.  

Response: The project will require connection to stormwater utilities. There is an existing 15-inch 
stormwater line  east of the existing Manor Building. Connections to this line will be made at the 
southeast corner of the proposed building. These criteria are met.  
 

C.  General Requirement. All stormwater runoff shall be conveyed to a public storm wastewater or natural 
drainage channel having adequate capacity to carry the flow without overflowing or otherwise causing 
damage to public and/or private property. The developer shall pay all costs associated with designing and 
constructing the facilities necessary to meet this requirement.  

D.  Plan for Stormwater and Erosion Control. No construction of any facilities in a development included in 
subsection (B) of this section shall be permitted until an engineer registered in the State of Oregon 
prepares a stormwater report and erosion control plan for the project. This plan shall contain at a 
minimum:  

1.  The methods to be used to minimize the amount of runoff, sedimentation, and pollution 
created from the development both during and after construction.  

2.  Plans for the construction of stormwater facilities and any other facilities that depict line sizes, 
profiles, construction specifications, and other such information as is necessary for the city to 
review the adequacy of the stormwater plans.  

3.  Design calculations shall be submitted for all drainage facilities. These drainage calculations 
shall be included in the stormwater report and shall be stamped by a licensed professional 
engineer in the State of Oregon. Peak design discharges shall be computed based upon the 
design criteria outlined in the public works design and construction standards for the city.  
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E.  Development Standards. Development subject to this section shall be planned, designed, constructed, 
and maintained in compliance with the Newberg public works design and construction standards.   

Response: The City of Newberg Public Works Design and Construction Standards requires that all 
net new impervious area created must be treated and detained. Thus, two stormwater treatment 
planters along with an underground chamber system, and storm filter structure are proposed. The 
new system will manage the stormwater runoff created by the adjacent access road, the new 
building, and the existing structures upstream of it. Vegetated storm planters are located along the 
northern and eastern  sides of the building, while the chamber system is located within the access 
road. A Preliminary Stormwater Report is attached to this application. Plans depicting stormwater 
facilities, site grading, and erosion control are attached to this application as well. These 
documents and calculations were prepared by an engineer registered within the State of Oregon. 
The facilities have been planned and designed in accordance with City of Newberg standards. The 
constructed facilities will also be maintained in accordance with the City’s standards. These 
provisions have been or will be met upon completion of construction.  
 

IV. Conclusion  
The required findings have been made, and this written narrative and accompanying documentation  
demonstrate that the application is consistent with the applicable provisions of the City of Newberg  
Development Code. The evidence in the record is substantial and supports approval of the 
application. Therefore, the Applicant respectfully requests that the City approve these applications 
for Site Design Review
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FRIENDSVIEW RCF PHASE 1 
Exhibit A: Development Plans 
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STREET ADDRESS: 1301 FULTON ST, NEWBERG, OR 97132

PROJECT DESCRIPTION: NEW 4 STORY RESIDENTIAL CARE FACILITY BUILDING INCLUDING 79 LIVING UNITS. 4 STORIES 
TYPE III-A CONSTRUCTION.  72,480 TOTAL GSF 

PROPOSED BUILDING AREA:  

ZONE: INSTITUTIONAL (I) 
COMPREHENSIVE PLAN: PUBLIC/QUASI-PUBLIC (PQ)

LOADING & UNLOADING: BEHIND EXISTING MANOR BUILDING, SEE SITE PLAN

TRASH / RECYCLING AREA: BEHIND EXISTING MANOR BUILDING, SEE SITE PLAN

FLOOR AREA RATIOS &

HEIGHT LIMITATIONS: 75' MAX HEIGHT

BICYCLE PARKING: 8 NEW SPACES, SEE SITE PLAN

VEHICLE PARKING: SEE SITE PLAN
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ARCHITECTS

RESIDENTIAL CARE FACILITY - PHASE I -EXHIBIT A

01/06/21
219081 | RESIDENTIAL CARE FACILITY- PHASE I 

A0 - TYPE II SITE PLAN REVIEW

VICINITY MAP

Level Area

LEVEL 1 17570 SF

LEVEL 2 18340 SF

LEVEL 3 18340 SF

LEVEL 4 18240 SF

Grand total 72480 SF
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    COLOR: SHERWIN WILLIAMS: SW 2849, WESTCHESTER GREY

2. FIBER CEMENT SIDING SYSTEM

    STYLE: 7-1/4" LAP SIDING
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    STYLE: NORMAN, 3-1/2" x 2-1/2" x 11-1/2"

    TEXTURE: VELOUR 

    COLOR: PACIFIC CLAY PRODUCTS, INC., "ROYAL SALTILLO"

9. ALUMINUM STOREFRONT SYSTEM

    FINISH: CLEAR ANODIZED

10. ALUMINUM RAILING SYSTEM

      FINISH: PRE-FINISHED, BLACK ANODIZED

1

4

3

7852



FD C

M

B

M

B

FULTON STREET

SOUTHERN PACIFIC RAILROAD

P
R

IV
A

T
E

 D
R

IV
E

FRIENDSVIEW
RESIDENTIAL CARE FACILITY - PHASE 1

100% DESIGN REVIEW SET

SITE MAPVICINITY MAP

PROJECT TEAM

ARCHITECT

CIVIL ENGINEER/SURVEYOR

EXISTING LAND USE

VERTICAL DATUM

PROJECT PURPOSE

AREA SUMMARY

ATTENTION EXCAVATORS:

LAND USE CASE FILE NUMBER:            

ARCHITECTS

219081

ENGINEERINGSURVEYING
FORESTRY

NATURAL RESOURCES
LANDSCAPE ARCHITECTUREPLANNING

RENEWS: JUNE 30, 2021

E

N

G

I
N

E

E

R

R

E

G

I

S

T

E

R

E

D

P
R

O

F

E

S

S

I

O

N

A

L

C

H

A

R

L

E

S

E

D

W
A

R

D

G

R

E

G

O

R

YS

E

P

T

.

14

,

1

9

9

9

OREGON

50644PE

PRELIMINARY

NOT FOR

CONSTRUCTION

LEGEND

OWNER

SHEET INDEX



CHERRY STREET (VACATED)

SOUTHERN PACIFIC RAILROAD

N
 M

E
R

ID
IA

N
 S

T
R

E
E

T

FULTON STREET

P
R

IV
A

T
E

 D
R

IV
E

C
E

N
T

E
R

 S
T

R
E

E
T

 (
V

A
C

A
T

E
D

)

SHEET C011

SHEET C012

SHEET C013

SHEET C016

SHEET C015

SHEET C014

SHEET C017

ARCHITECTS

219081

ENGINEERINGSURVEYING
FORESTRY

NATURAL RESOURCES
LANDSCAPE ARCHITECTUREPLANNING

PRELIMINARY

NOT FOR

CONSTRUCTION



F DC

CENTER STREET

CHERRY
STREET

CHERRY STREET (VACATED)

FULTON STREET

P
R

IV
A

T
E

 D
R

IV
E

C
E

N
T

E
R

 S
T

R
E

E
T

 (
V

A
C

A
T

E
D

)

S
H

E
E

T
 C
0
1
2

SHEET C013

ARCHITECTS

219081

ENGINEERINGSURVEYING
FORESTRY

NATURAL RESOURCES
LANDSCAPE ARCHITECTUREPLANNING

PRELIMINARY

NOT FOR

CONSTRUCTION

PROPERTY UNDER
SEPARATE

DESIGN REVIEW



FULTON STREET

S
H

E
E

T
 C
0
1
1

SHEET C014

ARCHITECTS

219081

ENGINEERINGSURVEYING
FORESTRY

NATURAL RESOURCES
LANDSCAPE ARCHITECTUREPLANNING

PRELIMINARY

NOT FOR

CONSTRUCTION



SHEET C011

S
H

E
E

T
 C
0
1
4

ARCHITECTS

219081

ENGINEERINGSURVEYING
FORESTRY

NATURAL RESOURCES
LANDSCAPE ARCHITECTUREPLANNING

PRELIMINARY

NOT FOR

CONSTRUCTION



ARCHITECTS

219081

ENGINEERINGSURVEYING
FORESTRY

NATURAL RESOURCES
LANDSCAPE ARCHITECTUREPLANNING

PRELIMINARY

NOT FOR

CONSTRUCTION

SHEET C012

S
H

E
E

T
 C
0
1
3

SHEET C016

S
H

E
E

T
 C
0
1
5



SHEET C017

S
H

E
E

T
 C
0
1
4

ARCHITECTS

219081

ENGINEERINGSURVEYING
FORESTRY

NATURAL RESOURCES
LANDSCAPE ARCHITECTUREPLANNING

PRELIMINARY

NOT FOR

CONSTRUCTION



SOUTHERN PACIFIC RAILROAD

SHEET C014

S
H

E
E

T
 C
0
1
7

ARCHITECTS

219081

ENGINEERINGSURVEYING
FORESTRY

NATURAL RESOURCES
LANDSCAPE ARCHITECTUREPLANNING

PRELIMINARY

NOT FOR

CONSTRUCTION



S
H

E
E

T
 C
0
1
6

SHEET C015

ARCHITECTS

219081

ENGINEERINGSURVEYING
FORESTRY

NATURAL RESOURCES
LANDSCAPE ARCHITECTUREPLANNING

PRELIMINARY

NOT FOR

CONSTRUCTION



LEGEND

ARCHITECTS

219081

ENGINEERINGSURVEYING
FORESTRY

NATURAL RESOURCES
LANDSCAPE ARCHITECTUREPLANNING

PRELIMINARY

NOT FOR

CONSTRUCTION



ARCHITECTS

219081

ENGINEERINGSURVEYING
FORESTRY

NATURAL RESOURCES
LANDSCAPE ARCHITECTUREPLANNING

PRELIMINARY

NOT FOR

CONSTRUCTION

FULTON STREET

N
 M

E
R

ID
IA

N
 S

T
R

E
E

T

SOUTHERN PACIFIC RAILROAD

P
R

IV
A

T
E

 D
R

IV
E



LEGEND

ARCHITECTS

219081

ENGINEERINGSURVEYING
FORESTRY

NATURAL RESOURCES
LANDSCAPE ARCHITECTUREPLANNING

RENEWS: JUNE 30, 2021

E

N

G

I
N

E

E

R

R

E

G

I

S

T

E

R

E

D

P
R

O

F

E

S

S

I

O

N

A

L

C

H

A

R

L

E

S

E

D

W
A

R

D

G

R

E

G

O

R

YS

E

P

T

.

14

,

1

9

9

9

OREGON

50644PE

PRELIMINARY

NOT FOR

CONSTRUCTION



M

B

M

B

FULTON STREET

P
R

IV
A

T
E

 D
R

IV
E

1200C EROSION AND SEDIMENT CONTROL PLAN

SITE MAP

VICINITY MAP

ATTENTION EXCAVATORS:
RATIONALE STATEMENT

INSPECTION FREQUENCY:

FRIENDSVIEW RESIDENTIAL CARE FACILITY - PHASE 1
APPLICANT/OWNER

CIVIL ENGINEERING/
SURVEYING FIRM

PROPERTY DESCRIPTION:

PROJECT LOCATION:

NARRATIVE DESCRIPTIONS

PERMITTEE'S SITE INSPECTOR:

CONTROL PLAN DRAWING NOTES:
STANDARD EROSION AND SEDIMENT

Know what's below.
before you dig.Call

R

X X X X X

X X X X

X X X X

X X X X

X X X X

X X X X

X X X X

X X X X

X X X X X

X X X X

X X X X X

X X X X X

X X X X X

X X X

ARCHITECTS

219081

ENGINEERINGSURVEYING
FORESTRY

NATURAL RESOURCES
LANDSCAPE ARCHITECTUREPLANNING

RENEWS: JUNE 30, 2021

E

N

G

I
N

E

E

R

R

E

G

I

S

T

E

R

E

D

P
R

O

F

E

S

S

I

O

N

A

L

C

H

A

R

L

E

S

E

D

W
A

R

D

G

R

E

G

O

R

YS

E

P

T

.

14

,

1

9

9

9

OREGON

50644PE

PRELIMINARY

NOT FOR

CONSTRUCTION

SHEET INDEX
1200C EROSION AND SEDIMENT CONTROL PLANS

1200C PERMIT NUMBER:            



LEGEND

ARCHITECTS

219081

ENGINEERINGSURVEYING
FORESTRY

NATURAL RESOURCES
LANDSCAPE ARCHITECTUREPLANNING

RENEWS: JUNE 30, 2021

E

N

G

I
N

E

E

R

R

E

G

I

S

T

E

R

E

D

P
R

O

F

E

S

S

I

O

N

A

L

C

H

A

R

L

E

S

E

D

W
A

R

D

G

R

E

G

O

R

YS

E

P

T

.

14

,

1

9

9

9

OREGON

50644PE

PRELIMINARY

NOT FOR

CONSTRUCTION



M

B

M

B

LEGEND

ARCHITECTS

219081

ENGINEERINGSURVEYING
FORESTRY

NATURAL RESOURCES
LANDSCAPE ARCHITECTUREPLANNING

RENEWS: JUNE 30, 2021

E

N

G

I
N

E

E

R

R

E

G

I

S

T

E

R

E

D

P
R

O

F

E

S

S

I

O

N

A

L

C

H

A

R

L

E

S

E

D

W
A

R

D

G

R

E

G

O

R

YS

E

P

T

.

14

,

1

9

9

9

OREGON

50644PE

PRELIMINARY

NOT FOR

CONSTRUCTION



ARCHITECTS

219081

ENGINEERINGSURVEYING
FORESTRY

NATURAL RESOURCES
LANDSCAPE ARCHITECTUREPLANNING

RENEWS: JUNE 30, 2021

E

N

G

I
N

E

E

R

R

E

G

I

S

T

E

R

E

D

P
R

O

F

E

S

S

I

O

N

A

L

C

H

A

R

L

E

S

E

D

W
A

R

D

G

R

E

G

O

R

YS

E

P

T

.

14

,

1

9

9

9

OREGON

50644PE

PRELIMINARY

NOT FOR

CONSTRUCTION



M

B

M

B

RIDGE

LEGEND

ARCHITECTS

219081

ENGINEERINGSURVEYING
FORESTRY

NATURAL RESOURCES
LANDSCAPE ARCHITECTUREPLANNING

RENEWS: JUNE 30, 2021

E

N

G

I
N

E

E

R

R

E

G

I

S

T

E

R

E

D

P
R

O

F

E

S

S

I

O

N

A

L

C

H

A

R

L

E

S

E

D

W
A

R

D

G

R

E

G

O

R

YS

E

P

T

.

14

,

1

9

9

9

OREGON

50644PE

PRELIMINARY

NOT FOR

CONSTRUCTION



M

B

M

B

LEGEND

ARCHITECTS

219081

ENGINEERINGSURVEYING
FORESTRY

NATURAL RESOURCES
LANDSCAPE ARCHITECTUREPLANNING

RENEWS: JUNE 30, 2021

E

N

G

I
N

E

E

R

R

E

G

I

S

T

E

R

E

D

P
R

O

F

E

S

S

I

O

N

A

L

C

H

A

R

L

E

S

E

D

W
A

R

D

G

R

E

G

O

R

YS

E

P

T

.

14

,

1

9

9

9

OREGON

50644PE

PRELIMINARY

NOT FOR

CONSTRUCTION



FULTON STREET

P
R

IV
A

T
E

 D
R

IV
E

ARCHITECTS

219081

ENGINEERINGSURVEYING
FORESTRY

NATURAL RESOURCES
LANDSCAPE ARCHITECTUREPLANNING

RENEWS: JUNE 30, 2021

E

N

G

I
N

E

E

R

R

E

G

I

S

T

E

R

E

D

P
R

O

F

E

S

S

I

O

N

A

L

C

H

A

R

L

E

S

E

D

W
A

R

D

G

R

E

G

O

R

YS

E

P

T

.

14

,

1

9

9

9

OREGON

50644PE

PRELIMINARY

NOT FOR

CONSTRUCTION



FULTON STREET

ARCHITECTS

219081

ENGINEERINGSURVEYING
FORESTRY

NATURAL RESOURCES
LANDSCAPE ARCHITECTUREPLANNING

RENEWS: JUNE 30, 2021

E

N

G

I
N

E

E

R

R

E

G

I

S

T

E

R

E

D

P
R

O

F

E

S

S

I

O

N

A

L

C

H

A

R

L

E

S

E

D

W
A

R

D

G

R

E

G

O

R

YS

E

P

T

.

14

,

1

9

9

9

OREGON

50644PE

PRELIMINARY

NOT FOR

CONSTRUCTION



M

B

M

B

ARCHITECTS

219081

ENGINEERINGSURVEYING
FORESTRY

NATURAL RESOURCES
LANDSCAPE ARCHITECTUREPLANNING

RENEWS: JUNE 30, 2021

E

N

G

I
N

E

E

R

R

E

G

I

S

T

E

R

E

D

P
R

O

F

E

S

S

I

O

N

A

L

C

H

A

R

L

E

S

E

D

W
A

R

D

G

R

E

G

O

R

YS

E

P

T

.

14

,

1

9

9

9

OREGON

50644PE

PRELIMINARY

NOT FOR

CONSTRUCTION



ARCHITECTS

219081

ENGINEERINGSURVEYING
FORESTRY

NATURAL RESOURCES
LANDSCAPE ARCHITECTUREPLANNING

RENEWS: JUNE 30, 2021

E

N

G

I
N

E

E

R

R

E

G

I

S

T

E

R

E

D

P
R

O

F

E

S

S

I

O

N

A

L

C

H

A

R

L

E

S

E

D

W
A

R

D

G

R

E

G

O

R

YS

E

P

T

.

14

,

1

9

9

9

OREGON

50644PE

PRELIMINARY

NOT FOR

CONSTRUCTION



ARCHITECTS

219081

ENGINEERINGSURVEYING
FORESTRY

NATURAL RESOURCES
LANDSCAPE ARCHITECTUREPLANNING

RENEWS: JUNE 30, 2021

E

N

G

I
N

E

E

R

R

E

G

I

S

T

E

R

E

D

P
R

O

F

E

S

S

I

O

N

A

L

C

H

A

R

L

E

S

E

D

W
A

R

D

G

R

E

G

O

R

YS

E

P

T

.

14

,

1

9

9

9

OREGON

50644PE

PRELIMINARY

NOT FOR

CONSTRUCTION



UP

UP

UP

C128

BREAK

C125

CONF

C129

MAIN ELEC

S1-1

STAIR 1

C130

LOBBY

C102

HCSD

C101

VEST

C107

SPRINKLER

C104

WORK

C103

REC

A101

STUDIO

A102

STUDIO

A103

STUDIO

A104

STUDIO

A105

STUDIO

A106

STUDIO

A107

STUDIO

A108

SM STUDIO 1

A109

SM STUDIO 2

A110

SM STUDIO 3

A111

SM STUDIO 3

A112

SM STUDIO 2

A113

SM STUDIO 1

A114

STUDIO

A115

STUDIO

A116

STUDIO

C119

RCM/RCC

C118

WORK

C142

SIT

C117

HSKP

C116

ELEC

C115

TELE

C114

LAUNDRY

C112

MED

C113

T

C110

WC

C109

CN

C111

BATHER

C121

ACTIVITY

E1-1

ELEV

E2-1

ELEV

C123

SERV

C120

LIVING

C124

PANTRY

S2-1

STAIR 2

C127

T

C126

ELEV

MACH

C105

MAIL

C108

TRASH

C141

CIRCULATION

CANOPY OVERHEAD

C122

DINING

C140

CIRCULATION

C106

TRASH

CORRIDOR

C131

CIRCULATION

SIM

SIM

LX

LS

LP

HESS CREEK SETBACK LINE

EX
IS

TI
NG

 B
UI

LD
IN

G

EXISTING BUILDING

EXISTING
DUPLEX

EXISTING
DUPLEX

EXISTING
DUPLEX

EXISTING
DUPLEX

EXISTING
DUPLEX

EXISTING
DUPLEX

RELOCATED
DUPLEX

EX
IS

TI
NG

 B
UI

LD
IN

G

T1 T2

T9

T22
T23

T17

T18

T16T13

T12

T11

T10 T20

T5

T4

T3

T8

T7T6

T19

T15T14

T21

T25

T26

T27

T24

EXISTING CONIFEROUS TREES
TO BE REMOVED

DECIDUOUS TREE TO REMAIN

CONIFEROUS TREE TO REMAIN

TREE ROOTZONE
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PROTECTION DETAIL
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TO BE REMOVED

EXISTING TREE LEGEND

17/L702

0

SCALE: 

feet20 40 80

1" = 20' Plan North True North

SEE CIVIL FOR SOIL PROTECTION AND LIMIT OF GRADING.

SITE VEGETATION NOTES

A. ALL LANDSCAPE AREAS TO BE REPAIRED AS NEEDED DUE TO
CONSTRUCTION ACTIVITIES.

INCLUDING BUT NOT LIMITED TO:
· SOIL COMPACTION FROM EQUIPMENT TRAFFIC OR MATERIAL

STORAGE
· REPAIR NECESSARY TO FEATHER IN NEW FINISHED GRADE WITH

EXISTING GRADE
· LIMIT OF WORK BOUNDARY AND/OR ROOT PROTECTION FENCING

REMOVAL OR INSTALLATION
· GRUBBING AND REMOVAL OF NON-NATIVE PLANT SPECIES
· INSTALLATION OR RE-VAMP WORK REQUIRED TO COMPLETE SITE

WIDE IRRIGATION SYSTEM EXPANSION
B. TEMPORARY IRRIGATION TO BE PROVIDED AT ALL AREAS WHERE

EXISTING LANDSCAPING IS REPLACED DUE TO CONSTRUCTION
ACTIVITIES. THIS IRRIGATION SHALL BE MAINTAINED UNTIL PLANTINGS
ARE FULLY ESTABLISHED. ALL TEMPORARY SURFACE IRRIGATION
SYSTEMS SHALL BE REMOVED BY CONTRACTOR AFTER LANDSCAPING
HAS BEEN ESTABLISHED AND CAN SURVIVE WITHOUT IRRIGATION.

MAINTENANCE NOTES  FOR EXISTING TREES
A. WASH OFF FOLIAGE WHICH BECOMES SOILED DURING

CONSTRUCTION.
B. WATER TREES AND OTHER VEGETATION WHICH ARE TO REMAIN AS

NECESSARY TO MAINTAIN THEIR HEATH DURING THE COURSE OF
THE WORK. RATE AND FREQUENCY OF APPLICATION TO BE
DETERMINED BY PROJECT ARBORIST.

C. ALL PRUNING SHALL BE PERFORMED BY A CURRENT ARBORIST
LICENSED WITHIN THE STATE/COUNTY/CITY WHERE THE WORK IS
TO BE COMPLETED.

A. PROTECT ALL TREES INDICATED TO REMAIN, INCLUDING BARK AND ROOT
ZONES.

B. INSTALL FENCING PER EXISTING TREE INVENTORY & PROPOSED TREE
PLAN.

C. TREE PROTECTION FENCING FOR ADJACENT TREES WITHIN OUR
PROJECT SITE IS REPRESENTED DIAGRAMMATICALLY FOR GRAPHIC
CLARITY. ACTUAL LAYOUT SHALL FOLLOW THE ROOT PROTECTION ZONE
PER SPEC SECTION 01 56 39

D. ALL WORK WITHIN THE TREE PROTECTION ZONE SHALL BE PERFORMED
WITH HANDHELD TOOLS OR AIR SPADE.

E. EXCAVATION WITHIN THE TREE PROTECTION ZONE SHALL BE
PERFORMED WITH HANDHELD TOOLS OR AIR SPADE. EXCAVATE THE
MINIMUM AMOUNT NECESSARY TO ACCOMPLISH PURPOSE FOR
EXCAVATION.

F. THE FOLLOWING IS PROHIBITED WITHIN THE ROOT PROTECTION ZONE OF
EACH TREE OR OUTSIDE THE LIMITS OF THE DEVELOPMENT IMPACT
AREA:

· GROUND DISTURBANCE OR CONSTRUCTION ACTIVITY INCLUDING
VEHICLE OR EQUIPMENT ACCESS (BUT EXCLUDING ACCESS ON
EXISTING STREETS OR DRIVEWAYS)

· STORAGE OF EQUIPMENT OR MATERIALS INCLUDING SOIL,
TEMPORARY OR PERMANENT STOCKPILING, PROPOSED BUILDINGS,
IMPERVIOUS SURFACES, UNDERGROUND UTILITIES, EXCAVATION OR
FILL, TRENCHING OR OTHER WORK ACTIVITIES.

E. PROTECTIVE FENCE SHALL BE INSTALLED BEFORE ANY GROUND
DISTURBING ACTIVITIES INCLUDING CLEARING AND GRADING, OR
CONSTRUCTION STARTS; AND SHALL REMAIN IN PLACE UNTIL FINAL
INSPECTION.

F. SIGNAGE DESIGNATING THE PROTECTION ZONE AND PENALTIES FOR
VIOLATIONS SHALL BE SECURED IN A PROMINENT LOCATION ON EACH
PROTECTION FENCE.

G. TREE PROTECTION ZONE SHALL REMAIN FREE OF ALL CHEMICALLY
INJURIOUS MATERIALS AND LIQUIDS.

TREE PROTECTION NOTES

A. CLEAR AND GRUB ALL INVASIVE VEGETATION. ALL OTHER SHRUBS,
TREE SAPLINGS/VOLUNTEERS, AND GROUNDCOVERS TO BE
CLEARED AND GRUBBED UNLESS OTHERWISE NOTED IN PLANS.
TREES TO BE PROTECTED AND REMOVED AS INDICATED IN THE
EXISTING VEGETATION AND TREE INVENTORY PLAN.

EXISTING VEGETATION PROTECTION AND REMOVAL
WITHIN PROJECT LIMIT OF WORK
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L1 - EXISTING TREE INVENTORY AND PROTECTION PLAN
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SYMBOL DESCRIPTION

PLANTING AREA, TYP.

SEEDED AREA, TYP.

BIORETENTION PLANTING AREA, TYP.

EROSION CONTROL PLANTING AREA, TYP.

CONCRETE SURFACING - TYPE I
FINISH: LIGHT BROOM FINISH

DECORATIVE STONE MAINTENANCE EDGE WITH 1/4" X 6" METAL EDGE RESTRAINT

LANDSCAPE BOULDER, TYP.
SIZE: 1/2 TON TO 1 TON

SEE ARCHITECTUAL DRAWINGS / DETAILS / SPECS
SYMBOL DESCRIPTION

ROCKERY RETAINING WALL
SEE ARCHITECTURAL DRAWINGS FOR TOP OF WALL ELEVATIONS

RETAINING WALL
SEE ARCHITECTURAL DRAWINGS FOR TOP OF WALL ELEVATIONS

TRELLIS STRUCTURE, TYP.

SEE CIVIL DRAWINGS / DETAILS / SPECS
SYMBOL DESCRIPTION

ASPHALT SURFACING

SITE CURB, TYP.

AGGREGATE SPLASH PAD, TYP.

STORMWATER FACILITY. TYP.
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A. REFERENCE CIVIL AND ARCHITECTURAL DRAWINGS FOR ADDITIONAL SITE WORK
INFORMATION.

B. PLANTING AREAS SHALL HAVE A COMPLETE UNDERGROUND AUTOMATIC IRRIGATION SYSTEM
WITH FULL HEAD TO HEAD COVERAGE UNLESS NOTED OTHERWISE.

C. ALL PLANTING AREAS WITH EXPOSED SOIL SHALL RECEIVE A MULCH LAYER AT DEPTH INDICATED
IN PROJECT SPECIFICATIONS UNLESS NOTED OTHERWISE.

D. NOTIFY LANDSCAPE ARCHITECT OF ANY FIELD CHANGES TO THE SITE PLANS WHICH MAY
REQUIRE ADJUSTMENT OF DESIGN.

E. ALL LANDSCAPE AREAS TO BE REPAIRED AS NEEDED DUE TO CONSTRUCTION ACTIVITIES.
INCLUDES:
· SOIL COMPACTION FROM EQUIPMENT TRAFFIC OR MATERIAL STORAGE
· REPAIR NECESSARY TO FEATHER IN NEW FINISHED GRADE WITH EXISTING GRADE
· LIMIT OF WORK BOUNDARY AND/OR ROOT PROTECTION FENCING REMOVAL OR

INSTALLATION
· GRUBBING AND REMOVAL OF NON-NATIVE PLANT SPECIES
· INSTALLATION OR RE-VAMP WORK REQUIRED TO COMPLETE SITE WIDE IRRIGATION SYSTEM

EXPANSION

GENERAL SITE NOTES:

MATERIALS PLAN ENLARGEMENT
SEE SHEET L3
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L2 - MATERIALS PLAN
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SYMBOL DESCRIPTION

PLANTING AREA, TYP.

BIORETENTION PLANTING AREA, TYP.

EROSION CONTROL PLANTING AREA, TYP.

CONCRETE SURFACING - TYPE I
FINISH: LIGHT BROOM FINISH

CONCRETE SURFACING - TYPE II
FINISH: TOPCAST 50

UNIT PAVERS
INSTALLATION: UNIT BOND
PATTERN: RUNNIG BOND

DECORATIVE STONE MAINTENANCE EDGE WITH 1/4" X 6" METAL EDGE RESTRAINT

SYMBOL DESCRIPTION

BENCH
MANUFACTURER: LANDSCAPE FORMS OR APPROVED EQUAL
MODEL: 72" GRETCHEN BENCH OR APPROVED EQUAL

DECORATIVE PLANTER TYPE I, TYP.
MANUFACTURER: TOURNESOL OR APPROVED EQUAL
MODEL: DCS-4800
MATERIAL / FINISH: TBD

DECORATIVE PLANTER TYPE II, TYP.
MANUFACTURER: TOURNESOL OR APPROVED EQUAL
MODEL: DCS-3600
MATERIAL / FINISH: TBD

DECORATIVE PLANTER TYPE III, TYP.
MANUFACTURER: TOURNESOL OR APPROVED EQUAL
MODEL: DCS-2400
MATERIAL / FINISH: TBD

BUILT-IN BENCH TYPE I

BUILT-IN BENCH TYPE II

RAISED CONCRETE PLANTER

FIRE TABLE
MANUFACTURER: PALOFORM OR APPROVED EQUAL
MODEL: MODIFIED ROBATA
DIMENSIONS: 36"W X 96"L X 18"T
MATERIAL: STEEL
FINISH TBD

CONCRETE SEATWALL WITH INTEGRATED HEATING

SEE ARCHITECTUAL DRAWINGS / DETAILS / SPECS
SYMBOL DESCRIPTION

GUARDRAIL, TYP.

AR-04 OVERHEAD STRUCTURE WITH WEATHERPROOF TOP COVER
BASIS OF DESIGN: TRELLIS WITH PLEXI-GLASS ROOF

CANTILEVER CONCRETE VIEWING PLATFORM

STAIRS AND RAILING 

SEE CIVIL DRAWINGS / DETAILS / SPECS
SYMBOL DESCRIPTION

AGGREGATE SPLASH PAD, TYP.
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SHRUBS CODE BOTANICAL / COMMON NAME SIZE HT.

AC ACER CIRCINATUM / VINE MAPLE 25 GAL 8`-10` H
MULTI-STEM
LIMBED-UP 2/3 OF HEIGHT

BS BLECHNUM SPICANT / DEER FERN 3 GAL

DA DAPHNE X TRANSATLANTICA `ALBA EVERBLOOM` / EVERBLOOM DAPHNE 3 GAL

MN MAHONIA NERVOSA / OREGON GRAPE 3 GAL

VO VACCINIUM OVATUM / EVERGREEN HUCKLEBERRY 5 GAL

SHRUB AREAS CODE BOTANICAL / COMMON NAME CONT SPACING

NATIVE MIX
POM POLYSTICHUM MUNITUM / WESTERN SWORD FERN 1 GAL 15% @ 24" o.c.
RIS RIBES SANGUINEUM / RED FLOWERING CURRANT 5 GAL 10% @ 36" o.c.
VAO VACCINIUM OVATUM / EVERGREEN HUCKLEBERRY 5 GAL 10% @ 36" o.c.
WF WOODWARDIA FIMBRIATA / GIANT CHAIN FERN 3 GAL 15% @ 24" o.c.

TJ TRACHELOSPERMUM JASMINOIDES / STAR JASMINE 5 GAL 24" o.c.

GROUND COVERS CODE BOTANICAL / COMMON NAME CONT SPACING

STORMWATER MIX
CO CAREX OBNUPTA / SLOUGH SEDGE 1 GAL 25% @ 12" o.c.
DT DESCHAMPSIA CESPITOSA / TUFTED HAIR GRASS 1 GAL 15% @ 12" o.c.
IO IRIS TENAX / OREGON IRIS 1 GAL 10% @ 12" o.c.
JE JUNCUS EFFUSUS / SOFT RUSH 1 GAL 35% @ 18" o.c.
SB SPIRAEA BETULIFOLIA / BIRCH LEAF SPIREA 3 GAL 15% @ 30" o.c.

PERIMETER MIX
GS GAULTHERIA SHALLON / SALAL 1 GAL 50% @ 18" o.c.
MR MAHONIA REPENS / CREEPING MAHONIA 1 GAL 25% @ 18" o.c.
PM POLYSTICHUM MUNITUM / WESTERN SWORD FERN 1 GAL 25% @ 24" o.c.

AM ARCTOSTAPHYLOS UVA-URSI `MASSACHUSETTS` / MASSACHUSETTS KINNIKINNICK 1 GAL 12" o.c.

GS GAULTHERIA SHALLON / SALAL 1 GAL 18" o.c.

MR MAHONIA REPENS / CREEPING MAHONIA 1 GAL 18" o.c.

PS PERENIAL MIX MIX OF VARIOUS PERENIALS FLAT

PM POLYSTICHUM MUNITUM / WESTERN SWORD FERN 1 GAL 18" o.c.

TO TRILLIUM OVATUM / COAST TRILLIUM 1 GAL 18" o.c.

BS

DA

MN

VO

PLANT SCHEDULE SITE

UP

UP

UP

C128

BREAK

C125

CONF

C129

MAIN ELEC

S1-1

STAIR 1

C130

LOBBY

C102

HCSD

C101

VEST

C107

SPRINKLER

C104

WORK

C103

REC

A101

STUDIO

A102

STUDIO

A103

STUDIO

A104

STUDIO

A105

STUDIO

A106

STUDIO

A107

STUDIO

A108

SM STUDIO 1

A109

SM STUDIO 2

A110

SM STUDIO 3

A111

SM STUDIO 3

A112

SM STUDIO 2

A113

SM STUDIO 1

A114

STUDIO

A115

STUDIO

A116

STUDIO

C119

RCM/RCC

C118

WORK

C142

SIT

C117

HSKP

C116

ELEC

C115

TELE

C114

LAUNDRY

C112

MED

C113

T

C110

WC

C109

CN

C111

BATHER

C121

ACTIVITY

E1-1

ELEV

E2-1

ELEV

C123

SERV

C120

LIVING

C124

PANTRY

S2-1

STAIR 2

C127

T

C126

ELEV

MACH

C105

MAIL

C108

TRASH

C141

CIRCULATION

CANOPY OVERHEAD

C122

DINING

C140

CIRCULATION

C106

TRASH

CORRIDOR

C131

CIRCULATION

SIM

SIM

LX

LS

LP

DA

DA
DA
DA
DA
DA
DA
DA
DA
DA
DA
DA
DA
DA
DA
DA
DA
DA
DA
DA
DA
DA
DADADADADADADADADADADADADADADADADADADADADADA

VOMN MN
MN MN MN MN MN MN MN MN MN MN MN MN MN MN MN MN MN MN MN MN MN MN MN MN MN MN MN MN MN MN MN MN MN MN MN MN MN MN

BS BS BS BS BS BS BS BS BS BS BS BS BS BS BS BS BS BS BS BS BS BS BS BS BS BS BSVO VO VO VO VO VO VOVO VO VO VO VO VO VO VO

VO VO VO VO VO VO VO VO VO VO VO VO VO

BS BS BS BS BS BS BS BS BS BS BS BS BS BS BS BS BS BS BS BS BS BS BS BS BS BS BS BS BS BS
BS

MN
MN
MN
MN
MN
MN
MN
MN
MN
MN
MN
MN
MN

HESS CREEK SETBACK LINE

EX
IS

TI
NG

 B
UI

LD
IN

G

EXISTING BUILDING

EXISTING
DUPLEX

EXISTING
DUPLEX

EXISTING
DUPLEX

EXISTING
DUPLEX

EXISTING
DUPLEX

EXISTING
DUPLEX

RELOCATED
DUPLEX

EX
IS

TI
NG

 B
UI

LD
IN

G

MANOR REDEVELOPMENT PHASE 1

ARCHITECTS

219081

12.23.2020

1204 SE Water Ave

Portland, Oregon 97214

t. 503.232.0520

www.shapirodidway.com

PLANTING PLAN ENLARGEMENT
SEE SHEET L5

0

SCALE: 

feet20 40 80

1" = 20' Plan North True North

L4 - SITE PLANTING PLAN

SITE PLANTING PLAN

LIMIT OF WORK

AutoCAD SHX Text
MB

AutoCAD SHX Text
MB



TREES CODE BOTANICAL / COMMON NAME CONT CAL SIZE

AP ACER PALMATUM `SEIRYU` / SEIRYU JAPANESE MAPLE 25 GAL 2" CAL 8-10` H

AS AMELANCHIER ALNIFOLIA / SERVICEBERRY 25 GAL MULTI-TRUNK 8-10` H

ZS ZELKOVA SERRATA `GREEN VASE` / GREEN VASE SAWLEAF ZELKOVA B & B 2.5" CAL 12-15` H

SHRUBS CODE BOTANICAL / COMMON NAME SIZE HT.

AC ACER CIRCINATUM / VINE MAPLE 25 GAL 8`-10` H
MULTI-STEM
LIMBED-UP 2/3 OF HEIGHT

BS BLECHNUM SPICANT / DEER FERN 3 GAL

CA CALAMAGROSTIS X ACUTIFLORA `KARL FOERSTER` / KARL FOERSTER FEATHER REED GRASS 3 GAL

CB CEANOTHUS THYRSIFLORUS `BIXBY BRIDGE` / BIXBY BRIDGE BLUE BLOSSOM 5 GAL

MN MAHONIA NERVOSA / OREGON GRAPE 3 GAL

PW PHILADELPHUS LEWISII / WILD MOCKORANGE 5 GAL

RS RIBES SANGUINEUM / RED FLOWERING CURRANT 5 GAL

RN ROSA NUTKANA / NOOTKA ROSE 5 GAL

RT RUBUS PARVIFLORUS / THIMBLEBERRY 3 GAL

SB SPIRAEA BETULIFOLIA / BIRCH LEAF SPIREA 3 GAL

VO VACCINIUM OVATUM / EVERGREEN HUCKLEBERRY 5 GAL

SHRUB AREAS CODE BOTANICAL / COMMON NAME CONT SPACING

TJ TRACHELOSPERMUM JASMINOIDES / STAR JASMINE 5 GAL 24" o.c.

GROUND COVERS CODE BOTANICAL / COMMON NAME CONT SPACING

AM ARCTOSTAPHYLOS UVA-URSI `MASSACHUSETTS` / MASSACHUSETTS KINNIKINNICK 1 GAL 12" o.c.

FC FRAGARIA CHILOENSIS / BEACH STRAWBERRY 1 GAL 12" o.c.

MR MAHONIA REPENS / CREEPING MAHONIA 1 GAL 18" o.c.

PH PENNISETUM ALOPECUROIDES `HAMELN` / HAMELN FOUNTAIN GRASS 1 GAL 18" o.c.

PS PERENIAL MIX MIX OF VARIOUS PERENIALS FLAT

PM POLYSTICHUM MUNITUM / WESTERN SWORD FERN 1 GAL 18" o.c.
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SYMBOL DESCRIPTION

SHRUB DRIPLINE 0.6 GPH @ 12"  O.C. (2.3 L/H @ 0,3M) 
DRIPLINE WITH 0.60 GPH EMITTERS AT 12" O.C., ROW SPACING AT 12" O.C.

SHRUB DRIPLINE 0.9 GPH @ 12"  O.C. (3.5 L/H @ 0,3M) 
DRIPLINE WITH 0.90 GPH EMITTERS AT 12" O.C., ROW SPACING AT 12" O.C.

SHRUB ROTATOR (HUNTER) 
12` TO 30` RADIUS (3,7M-9,1M), TRIANGULAR SPACED, HEAD TO HEAD
COVERAGE.

SYMBOL MANUFACTURER/MODEL/DESCRIPTION

HUNTER ICV-G 1"
1", 1-1/2", 2", AND 3" PLASTIC ELECTRIC MASTER VALVE, GLOBE
CONFIGURATION, WITH NPT THREADED INLET/OUTLET, FOR
COMMERCIAL/MUNICIPAL USE.

ZURN 350XL 3/4"
DOUBLE CHECK VALVE ASSEMBLY W/ EZSWAP INSERT.

POINT OF CONNECTION 1-1/2" 
STATIC PSI XX
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A. CONTRACTOR SHALL REFER TO IRRIGATION LEGEND FOR CONTROLLER TYPE. FINAL LOCATION OF CONTROLLER AND ELECTRICAL POC
SHALL BE CONFIRMED WITH THE OWNER'S AUTHORIZED REPRESENTATIVE PRIOR TO COMMENCING WORK.

B. IRRIGATION SYSTEM  IS BASED ON THE MINIMUM OPERATING PRESSURE OF THE SPRINKLERS AND THE MAXIMUM FLOW DEMAND FOR
STATIONS PROPOSED. REFER TO DRAWINGS FOR FLOW DEMAND.

C. CONTRACTOR SHALL VERIFY AVAILABLE WATER PRESSURE AT GRADE AND EACH LEVEL REQUIRING IRRIGATION PRIOR TO
CONSTRUCTION TO ENSURE IRRIGATION IS OPERATIONAL AS DESIGNED.

D. VERIFY THE ACTUAL LOCATION AND SIZE OF WATER METER AND WATER PRESSURE IN THE FIELD PRIOR TO STARTING WORK.  IF ANY
OF THE P.O.C INFORMATION SHOWN ON THESE DRAWING IS FOUND TO BE DIFFERENT THAN THE ACTUAL P.O.C. INFORMATION
GATHERED IN THE FIELD, IMMEDIATELY NOTIFY LANDSCAPE ARCHITECT.  SHOULD THE CONTRACTOR FAIL TO VERIFY THE P.O.C.
INFORMATION AND NOTIFY THE ABOVE, ANY CHANGES REQUIRED BY LOW OR HIGH PRESSURE OR VOLUME SHALL BE THE SOLE
RESPONSIBILITY OF THE CONTRACTOR.

E. LATERAL LINES MAY BE SHOWN WITHIN PAVING FOR CLARITY ONLY, ACTUAL LOCATION TO BE WITHIN PLANTER.

F. P.O.C. AND EQUIPMENT LAYOUT INCLUDING, BUT NOT LIMITED TO,  IRRIGATION WATER METER, BOOSTER PUMP, ELECTRICAL
STUB-OUT, FILTER, MASTER VALVE, FLOW SENSOR IS DIAGRAMMATIC DUE TO THE SCALE OF THE DRAWING. LOCATIONS MAY BE
SHOWN WITHIN PAVING AND/OR ORIENTED IN A CERTAIN DIRECTION FOR CLARITY ONLY. PLAN DOES NOT ACCOUNT FOR EQUIPMENT
BY OTHERS WITHIN VICINITY OF P.O.C. CONTRACTOR SHALL VERIFY SPECIFIC LAYOUT ORIENTATION AND ACTUAL EQUIPMENT
LOCATIONS WITH OWNER'S AUTHORIZED REPRESENTATIVE PRIOR TO INSTALLATION OF EQUIPMENT.

G. THIS DESIGN IS DIAGRAMMATIC.  ALL EQUIPMENT SYMBOL SIZES ARE SHOWN IS FOR DESIGN CLARITY ONLY. CONTRACTOR SHALL
MEASURE ALL DISTANCES AND SPACING FROM CENTER OF SYMBOLS ON THE PLAN AND TRANSFER THOSE DISTANCES TO THE FIELD
USING A PROPER MEASURING DEVICE SUCH AS A MEASURE TAPE OR WHEEL.

H. ALL LOCAL MUNICIPAL AND STATE LAWS, RULES AND REGULATIONS GOVERNING OR RELATING TO ANY PORTION OF THIS WORK ARE
HEREBY INCORPORATED INTO AND MADE A PART OF THESE SPECIFICATIONS AND THEIR PROVISIONS SHALL BE CARRIED OUT BY THE
CONTRACTOR.

I. THE CONTRACTOR SHALL VERIFY SITE CONDITIONS, PROPERTY LINES, DIMENSIONS AND THE LOCATIONS OF ALL EXISTING UTILITIES,
STRUCTURES AND SERVICES BEFORE COMMENCING WORK.  THE LOCATIONS OF UTILITIES, STRUCTURES AND SERVICES SHOWN IN
THESE PLANS ARE APPROXIMATE ONLY.  ANY DISCREPANCIES BETWEEN THESE PLANS AND ACTUAL FIELD CONDITIONS SHALL BE
REPORTED TO THE OWNER'S REPRESENTATIVE. CONTRACTOR SHALL THOROUGHLY FAMILIARIZE HIMSELF WITH ALL SITE CONDITIONS
PRIOR TO BIDDING AND COMMENCING WORK.

POINT OF CONNECTION NOTES:

A. ALL PLANTED AREAS TO BE IRRIGATED.  WITH A PERMANENT  AUTOMATIC IRRIGATION SYSTEM.
B. IRRIGATION ZONES SHALL BE BROKEN UP INTO HYDROZONES BASED ON VEGETATION TYPE, PLANTING AREA, AND MICROCLIMATE.
C. PLAN IS DIAGRAMMATIC.  STAKE ALL VALVE BOX LOCATIONS FOR APPROVAL.  SET VALVE BOXES SQUARE TO ADJACENT BUILDING,

CURB, OR PAVING.
D. ALL PIPE UNDER BUILDINGS, ROADS, WALKS, PARKING AREAS OR OTHER PAVED SURFACES SHALL BE SLEEVED, WHETHER SHOWN OR

NOT.  SLEEVES SHALL MINIMUM 4" DIAMETER, OR AS INDICATED.  SLEEVING MAY BE INCLUDED FOR FUTURE WORK.
E. ALL PIPE OR EQUIPMENT SHOWN IN PAVING ADJACENT AND PARALLEL TO PLANTED AREAS IS INTENDED TO BE PLACED IN THAT AREA

WHERE POSSIBLE.  ALL MATERIAL TO BE INSTALLED ON OWNERS PROPERTY.
F. MAKE ANY AND ALL REQUIRED ADJUSTMENTS TO THE IRRIGATION PLAN TO ASSURE COMPLETE AND ADEQUATE COVERAGE WITH

MINIMUM OVERSPRAY.
G. SEE PROJECT SPECIFICATIONS FOR ADDITIONAL INFORMATION.
H. PROVIDE GATE VALVES AT POINTS OF CONNECTION GATE VALVES SHALL BE INSTALLED AT MINIMUM 12" DEPTH.
I. LATERAL LINE SHALL HAVE 18" OF COVER, AND MAIN LINES 24".  36" MAXIMUM COVER UNDER ROADWAYS.
J. REFER TO PLANTING AND LAYOUT PLANS FOR EXACT LAYOUT.  INTENT IS THAT ALL NEW PLANTINGS RECEIVE ADEQUATE WATER.
K. VERIFY STATIC PRESSURE AT POC AT COMMENCEMENT OF CONTRACT.  PROVIDE POC PSI SUBMITTAL TO LANDSCAPE ARCHITECT

PRIOR TO BEGINNING WORK.
L. BACKFLOW INSTALLATION SHALL CONFORM TO LOCAL CODES FOR ASSEMBLY INSTALLATION REQUIREMENTS.
M. PROTECT AND PRESERVE SLAB MEMBRANE ON ROOF AND/OR IN PLANTERS.
N. SEE DETAILS AS REQUIRED.

GENERAL IRRIGATION NOTES:

PIPE SIZE 
3/4" 0 - 7

GPM

1"

1 1/4"

1 1/2"

2"

2 1/2"

7-12

12- 22

22 - 32

32 - 52

52 - 70 

MAXIMUM WATER VELOCITY 5 FEET PER SECOND

ZONES OF 7 GPM OR LESS SHALL USE 3/4" PIPE. 
NO 1/2" PVC PIPE SHALL BE PERMITTED. 

PIPE SIZE CHART SCHEDULE 40 PVC

WHEN PEX OR WIRSBO PIPING IS USED
PIPE DIAMETER SHALL BE INCREASED BY  A MIN. OF 1/2"

3" 70-110

PIPE SHOWN AT A LARGER SIZE ACCOUNTS FOR 
REDUCED FPS VELOCITY  AND SHOULD BE FOLLOWED
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TREE BACKFILL AMENDED AS FOLLOWS:
· 3 PARTS OF EXISTING TOPSOIL
· 1 PART COMPOST
· AS SPECIFIED SEE CHART

SHRUB, GRASSES AND GROUNDCOVER

BACKFILL AMENDED AS FOLLOWS:

· 3 PARTS OF EXISTING TOPSOIL

· 1 PART COMPOST

· AS SPECIFIED SEE CHART

CONTAINER SIZE PERMAMATRIX POUNDS REQUIRED (DRY)

PERMAMATRIX AVAILABLE LOCALLY FROM SUNMARK

ENVIRONMENTAL 503.241.7333

CALIPER SIZE PERMAMATRIX POUNDS REQUIRED (DRY)

1.0"

1.5"

2.0"

2.5"

3.0"

3.5"

5.00

7.50

10.00

20.00

30.00

50.00

PLUG

4-INCH

1 GAL.

2 GAL.

3 GAL.

6 GAL.

15 GAL.

.05

.20

.50

.75

1.25

1.50

5.00

PLANTING BACKFILL SOIL AMENDMENT SCHEDULE
1" = 1'-0"

1
P-CO-20039-03

ROOTBALL

NOTE:  CHECK ROOTBALL FOR PRESENCE OF ROOT FLARE AT BASE OF TRUNK.  REMOVE EXCESS SOIL OVER ROOT
FLARE AND ADJUST DEPTH OF PLANTING HOLE TO ACCOMODATE REDUCED ROOTBALL DEPTH IF NEEDED.  ROOT FLARE
MUST BE VISIBLE ABOVE MULCH/SOIL/ROOTBALL.

SHRUB PLANTING
1" = 1'-0"

FINISHED GRADE

MULCH DEPTH PER SPEC.

SLOPE FINISHED GRADE AT
BACKFILL AWAY FROM
ROOTBALL

SET ROOTBALL CROWN 1 INCH
HIGHER THAN SURROUNDING
FINISHED GRADE

KEEP MULCH FREE FROM A 4
INCH RADIUS AT THE PLANT
TRUNK

TOPSOIL PER SPECIFICATIONS.
DO NOT COMPACT. WATER-IN
FOR CORRECT SETTLEMENT

BACKFILL AND AMENDMENTS

NATIVE SOIL FIRMLY
COMPACTED

REMOVE PLANT FROM
CONTAINER OR REMOVE

TWINE BURLAP FROM
TOP 2/3 OF ROOTBALL

WATER WELL 1 INCH HIGH
AT SHRUB, NO WATER
WELL AT LAWN AREA

12
 IN

CH
 M

IN
IM

UM

2X ROOTBALL

2
329333-01

GROUNDCOVER SPACING
1/2" = 1'-0"

EDGE OF PLANT BED, CURB,
WALK, FENCE OR WALL

S

1/2 S UNLESS
OTHERWISE
SPECIFIED

NOTE:

· S = SPACING ON CENTER (O.C.) AS SHOWN
ON PLANS

· PROVIDE EQUIDISTANT TRIANGULATED
SPACING AS SHOWN

PLANT CENTER

SS

3
329333.83-01

TREE ROOT BARRIER
1" = 1'-0"

WALL OR
SIDEWALK

24" DEEP ROOT BARRIER PER SEC SECTION 32 94 00. INSTALL ALONG
SIDEWALK FOR TREES PLANTED 5 FEET OR CLOSER TO HARDSCAPE

(MEASURED FROM BASE OF TRUNK). EXTEND 5 FEET BEYOND TRUNK IN
EACH DIRECTION, UNLESS NOTED OTHERWISE ON PLANS.  IF LENGTHS
ARE NOT SPECIFIED REFER TO MANUFACTURER'S RECOMMENDATIONS

FINISHED GRADE

2"

REQUIRED FOR CONDITIONS LESS
THAN 5 FEET

ROOT
BALL

P-CO-20039-04
4

TREE PLANTING ON GRADE
NTS

2" ROUND X 8'-0" TREATED WOOD STAKES, (3)
PER TREE WHEN CALIPER IS 2" OR LARGER (2)
PER SMALLER TREES. SET PERPENDICULAR TO
PREVAILING WIND. (3) PER EVERGREEN TREE
5FT TALL AND LARGER (2) PER SMALLER
EVERGREEN TREES. INSTALL CLEAR OF
ROOTBALL

1" WIDE CHAIN-LOCK TREE TIES, COLOR
BLACK

SET ROOT BALL CROWN 1" ABOVE FINISH
GRADE AND REMOVE BURLAP/TWINE/WIRE
FROM TOP HALF OF ROOTBALL, KEEP MULCH
2" CLEAR FROM STEM

FINISH GRADE

ORGANIC MULCH, PER SPECS

TREE ROOTBALL

BACKFILL PER SPECS

COMPACTED NATIVE SOIL

NATIVE SOIL/ COMPACTED SUBGRADE

1.5
X 

RO
OT

BA
LL

3'-
0"

 M
IN

IM
UM

5'-
0"

 M
IN

IM
UM

* USE AN APPROVED ROOT BARRIER
WHEN PLANTING WITHIN 10 FEET OF
A BUILDING

P-CO-20039-01
5

PE
R

PL
AN

PE
R 

PL
AN

6-
8"

PE
R 

PL
AN

6-
8"

AMENDED SOIL PER
SOILS PLAN

AMENDED SOIL PER
SOILS PLAN

MULCH AREA
AT GRADE WITH

ADJACENT SURFACING

TOP OF PAVING

NOTES:
1. ALL SOIL AREAS DISTURBED OR COMPACTED DURING CONSTRUCTION AND NOT COVERED BY BUILDINGS

SHALL BE AMENDED AS DESCRIBED.
2. SUBSOIL NOT TO BE DISTURBED BENEATH DRIPLINES OF PROTECTED EXISTING TREES ON SITE OR FROM

ADJACENT PROPERTY.
3. DO NOT DISTURB COMPACTED  SOILS ADJACENT TO STRUCTURAL FOOTINGS OR WALLS. CONTACT PROJECT

CIVIL ENGINEER OR STRUCTURAL ENGINEER FOR RECOMMENDED SETBACKS PRIOR TO SITE WORK.

PLANTING AREA TURF AREA

3" DARK BARK OR
2" CRUSHED GRANITE AS PER PLANS

SOIL AMENDMENT AND DEPTH
1 1/2" = 1'-0"

TURF AREA 1" BELOW
ADJACENT SURFACING

SUB SOILS SCARIFIED
BELOW AMENDED LAYER.

P-CO-20039-09
6

DO NOT WILLFULLY PROCEED WITH PLANTING OPERATIONS WHEN IT IS OBVIOUS THAT UNKNOWN
OBSTRUCTIONS AND GRADE DIFFERENCES EXIST THAT MAY NOT HAVE BEEN KNOWN THE DURING
DESIGN PROCESS.  BRING SUCH CONDITIONS IMMEDIATELY TO ATTENTION OF OWNER'S AUTHORIZED
REPRESENTATIVE FOR RESOLUTION.  ASSUME FULL RESPONSIBILITY FOR COSTS INCURRED AND
REQUIRED MODIFICATIONS DUE TO LACK OF PROVIDING  SUCH NOTIFI CATION.

ENSURE THAT FINISH GRADE ELEVATIONS OF PLANTING AREAS ARE SET AT THE PROPER
ELEVATIONS RELATIVE TO PAVING FINISH SURFACE ELEVATIONS, UTILITY COVERS AND CURBS.
SHRUBS PLANTING AREAS AT 2" BELOW AND LAWN 1" BELOW ADJACENT GRADE. NOTIFY OWNER OF
ANY DISCREPANCIES.

ASSURE POSITIVE DRAINAGE IN ALL PLANTING AREAS TO DRAIN AWAY FROM BUILDING, 2% MINIMUM.

PLANT MATERIAL, I.E. TREES, SHRUBS VINES, ESPALIERS AND GROUNDCOVERS, MUST BE APPROVED
BY OWNER'S AUTHORIZED REPRESENTATIVE PRIOR TO INSTALLATION.  PLANT MATERIAL INSTALLED
WITHOUT OWNER'S  AUTHORIZED REPRESENTATIVE'S APPROVAL MAY BE SUBJECT TO REMOVAL AND
REPLACEMENT WITH RELATED COSTS BORNE BY CONTRACTOR.

PLANTING NOTES:

FINAL LOCATIONS OF PLANT MATERIALS ARE SUBJECT TO APPROVAL OF THE OWNER'S AUTHORIZED
REPRESENTATIVE PRIOR TO INSTALLATION.  PERFORM THE FOLLOWING BEFORE BEGINNING
PLANTING PIT EXCAVATION:
   A. SHRUBS - PLACE ACTUAL PLANT CONTAINERS ON-SITE IN "FINAL" LOCATIONS.
   B. TREES - CHALK OR STAKE CENTER OF TREE.

PLANTING SHALL NOT BE PERFORMED UNTIL PRE-PLANTING SOIL AMENDMENTS ARE COMPLETE AND
APPROVED BY THE OWNER'S REPRESENATIVE.

IF CONFLICTS ARISE BETWEEN ACTUAL SIZE OF PLANTING AREAS ON-SITE AND
THOSE AREAS INDICATED ON DRAWINGS, CONTACT OWNER'S AUTHORIZED REPRESENTATIVE FOR
RESOLUTION.  FAILURE TO MAKE SUCH CONFLICTS  KNOWN TO OWNER'S AUTHORIZED
REPRESENTATIVE IN A TIMELY FASHION MAY RESULT IN CONTRACTOR'S LIABILITY TO RELOCATE
PLANT MATERIALS OR AT WORST CASE, BECOME UNABLE TO CHARGE OWNER FOR PLANT MATERIAL
ALREADY PLANTED.

SHRUB AND GROUNDCOVER AREAS TO RECIEVE A 2-INCH DEEP LAYER  MULCH TO BE SUBMITTED
FOR APPROVAL FROM LANDSCAPE ARCHITECT.

AN AUTOMATIC IRRIGATION SYSTEM  IS TO BE INSTALLED WITHIN ALL PLANTING AREAS PROVIDING
HEAD TO HEAD COVERAGE.

PROVIDE ROOT CONTROL BARRIERS FOR ALL TREES PLANTED WITHIN 5' OF A HARDSCAPE EDGE
SUCH AS PAVING, WALLS, STEPS, ETC.  REFER TO PLANTING DETAILS FOR ADDITIONAL INFORMATION.

INSTALL PLANT MATERIAL WITH ITS BEST SIDE FACING PREDOMINATE VIEW OF PUBLIC.

PROVIDE THE PROPER SETBACK BETWEEN UTILITIES AND TREES - CONTACT CITY INSPECTOR FOR
REQUIRED SETBACKS IN THE CASE THAT THE DRAWINGS ARE NOT CLEAR.
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ZONE A
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PLAN

TREE PROTECTION NOTES

· OWNER SHALL RETAIN A CERTIFIED ARBORIST.  ALL REFERENCES WITHIN THIS DOCUMENT REFER TO THE OWNER'S CERTIFIED ARBORIST.
· ALL TREES WILL NEED TO BE EVALUATED AND TAGGED FOR PRESERVATION OR DEMOLITION BY THE OWNER'S CERTIFIED ARBORIST.
· THE PROJECT ARCHITECT AND OWNER'S CERTIFIED ARBORIST SHALL BE NOTIFIED IF ANY DISCREPANCIES ARE FOUND WITH THE TREES IDENTIFIED ON THIS PLAN AND ACTUAL CONDITIONS.

FENCING PROTECTION ZONE

ALL ZONES

1. PROTECTIVE FENCING SHALL BE PROVIDED AND MAINTAINED AT THE DRIP LINE OF EACH TREE OR GROUP OF TREES AT THE DRIP LINE. ORANGE OR GREEN PVC WEB FENCING MAY BE USED ONLY AS
APPROVED BY THE CITY AND OWNER. ZONE C FENCING BEYOND THE DRIP LINE IS NOT REQUIRED BUT IS RECOMMENDED WHERE POSSIBLE.

2. THE APPROVAL OF THE OWNER'S CERTIFIED ARBORIST IS REQUIRED FOR USE/ACCESS WITHIN ZONES.
3. SURFACE PROTECTION MEASURES REQUIRED SUCH AS WOOD PLANKING OR STEEL PLATES UNDER BACKHOE STABILIZERS PLACED ANYWHERE WITHIN ZONES.
4. BARK MULCH REQUIRED AT 6"-8" DEPTH KEPT 12 INCHES CLEAR OF TRUNK.
5. NO MATERIALS, EQUIPMENT, SPOIL, OR WASTE OR WASHOUT / WASTEWATER I.E. CEMENT MAY BE DEPOSITED, STORED, OR PARKED WITHIN THE TREE PROTECTION ZONE C AT ALL TIMES.
6. PROVIDING SEASONAL WATERING AS NEEDED TO MAINTAIN HEALTH AND VIGOR OF PLANTS TO REMAIN.  THIS INCLUDES PROVIDING WATER SUPPLY, PIPING AND HOSES, AND APPLICATION MATERIALS

AND THE LABOR REQUIRED TO PROVIDE PROPER WATER APPLICATION.

TRENCHING / EXCAVATION

ZONE A (CRITICAL ROOT ZONE)
[(CRZ) IS DETERMINED BY TRUNK DIAMETER MEASURED AT CHEST HEIGHT (DBH) AND CRZ IS EQUAL TO 1-FOOT RADIUS FOR EVERY 1" DIAMETER OF TREE.]

1. NO DISTURBANCE ALLOWED WITHOUT SITE-SPECIFIC INSPECTION AND APPROVAL OF METHODS TO MINIMIZE ROOT DAMAGE
2. SEVERANCE OF ROOTS LARGER THAN 2 INCHES IN DIAMETER REQUIRES THE OWNER'S  CERTIFIED ARBORIST APPROVAL.
3. TUNNELLING REQUIRED TO INSTALL LINES 3 FEET BELOW GRADE OR DEEPER
4. ALL NON-PAVED SURFACES IN ZONE SUBJECT TO IMPACT (COMPACTION) BY CONSTRUCTION ACTIVITIES SHALL BE PROTECTED WITH THE ABOVE STATED OPTIONS FOR SURFACE PROTECTION

MEASURES.

ZONE B (DRIPLINE)
[DEFINED AS MAXIMUM WIDTH OF BRANCH EXTENSION ON TREE]

1. OPERATION OF HEAVY EQUIPMENT AND/OR STOCKPILING OF MATERIALS SUBJECT TO THE OWNER'S CERTIFIED ARBORIST APPROVAL.
2. MAINTAIN 2/3 OR MORE OF ZONE IN UNDISTURBED CONDITION.
3. WHEN TRENCHING FOR UTILITIES WITHIN ZONE B, HAND DIG OR TUNNEL AROUND ROOTS WHENEVER POSSIBLE.  CUT ALL ROOTS CLEANLY WITH SHARP PRUNERS OR SAWS.  IF ROOTS OVER 2" DIA. ARE

ENCOUNTERED, NOTIFY 0WNER'S AUTHORIZED REPRESENTATIVE. FOR INSPECTION AND APPROVAL PRIOR TO PROCEEDING. ROOT PRUNE AND REMEDY ONLY AS DIRECTED BY THE OWNER'S CERTIFIED
ARBORIST .

4. AIR OR WATER-SPADING, OR BORING MAY BE REQUIRED BY IN ZONE A OR ZONE B IF CONDITIONS WARRANT.
5. FOR INSTALLATION OF SILT FENCING, DO NOT TRENCH IN ZONE A OR ZONE B; INSTEAD SECURE TOE OF FENCING WITH DRAIN ROCK OR SUITABLE SOIL AND MONITOR/MAINTAIN FENCING AS NECESSARY

TO PREVENT EROSION.
4. ALL NON-PAVED SURFACES IN ZONE SUBJECT TO IMPACT (COMPACTION) BY CONSTRUCTION ACTIVITIES SHALL BE PROTECTED WITH THE ABOVE STATED OPTIONS FOR SURFACE PROTECTION

MEASURES.

ZONE C (ABSORBING ROOT ZONE)
[(ARZ) IS DETERMINED BY TRUNK DIAMETER MEASURED AT CHEST HEIGHT (DBH) AND ARZ IS EQUAL TO 2-FOOT RADIUS FOR EVERY 1" DIAMETER OF TREE.]

1. OPERATION OF HEAVY EQUIPMENT AND OR STOCKPILING OF MATERIALS SUBJECT TO OWNER'S AUTHORIZED REPRESENTATIVE APPROVAL.
2. TRENCHING WITH HEAVY EQUIPMENT ALLOWED AS FOLLOWS:

- MINIMIZE TRENCH WIDTH
- MAINTAIN 2/3 OR MORE OF ZONE IN UNDISTURBED CONDITION
- OR AS SPECIFIED BY THE OWNER'S CERTIFIED ARBORIST

3. ALL NON-PAVED SURFACES IN ZONE SUBJECT TO IMPACT (COMPACTION) BY CONSTRUCTION ACTIVITIES SHALL BE PROTECTED WITH THE ABOVE STATED OPTIONS FOR SURFACE PROTECTION
MEASURES.

ZONE D (CANOPY)

1. OVERHEAD BRANCHING LIKELY TO BE DAMAGED BY EQUIPMENT OPERATION SHALL BE BROUGHT TO THE ATTENTION OF THE OWNER'S CERTIFIED ARBORIST. OVERHEAD PREVENTIVE MEASURES
(PRUNING OR TIE-BACK OF BRANCHES) AS APPROVED BY THE OWNER'S CERTIFIED ARBORIST  SHALL BE PROPERLY EXECUTED BEFORE COMMENCEMENT OF THE CONSTRUCTION ACTIVITIES.

2. WASH OFF FOLIAGE WHICH BECOMES SOILED DURING CONSTRUCTION.

ZONE D
CANOPY
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FOOTING. SEE SPEC SECTION 01 56 39
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SEE SPEC SECTION 01 56 39
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FENCE PERIMETER AT DRIPLINE OF TREE
UNLESS SPECIFIED ON PLANS

PORTABLE FENCE
PANELS

5'
MIN.

EXISTING TREE PROTECTION
3/8" = 1'-0"

TREE ROOT ZONE PROTECTION
SIGNAGE CLEARY VISIBLE AND HUNG IN

WATERPROOF SHEATH

FINISH GRADE
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TYPE DESCRIPTION DISTRIBUTION MOUNTING POWER SUPPLY LIGHT SOURCE WATTAGE MFG/CATALOG #
SA SITE AREA LED POST TOP LUMINAIRE TYPE III MEDIUM DISTRIBUTION WITH PARTIAL BLS 8-FOOT HIGH, STRAIGHT STEEL

ROUND POLE. PROVIDE FLUSH
ROUND CONCRETE PEDESTAL

INTEGRAL DRIVER;
0-10V DIMMING

NOMINAL 8750 LUMENS, 4000K, 70 CRI 101 WATTS CREE THE EDGE ROUND SERIES TO MATCH
UNIVERSITY COLLEGE PROJECT

SD EXTEIROR LED WALL MOUNTED
LUMINAIRE

20 DEGREE FORWARD THROW WALL MOUNTED. INTEGRAL DRIVER;
0-10V DIMMING

NOMINAL 2050 LUMENS, 3000K, 85 CRI 27 WATTS WAC LIGHTING HAWK (WP-LED2) SERIES TO MATCH
UNIVERSITY COLLEGE PROJECT

SF RECESSED LED DOWNLIGHT OPEN REFLECTOR, MEDIUM DISTRIBTION, SELF
FLANGED

RECESSED IN CEILING. INTEGRAL DRIVER;
0-10VOLT DIMMING

NOMINAL 1500 LUMENS, 3500K, 80 CRI 14 WATTS HE WILLIAMS 4DR SERIES

SG LED BOLLARD TYPE III MEDIUM DISTRIBUTION PROVIDE FLUSH ROUND
CONCRETE PEDESTAL

INTEGRAL DRIVER;
0-10VOLT DIMMING

NOMINAL 1389 LUMENS, 4000K, 70 CRI CREE PWY-EDG SERIES TO MATCH UNIVERSITY
COLLEGE PROJECT

 INCLUDED FOR REFERENCE ONLY

SB EXTERIOR WALL MOUNTED LED
SCONCE

CLEAR ACRYLIC OUTSIDE CYLINDER WITH SEEDY
GLASS INSIDE PANEL

WALL MOUNTED. LED REPLACEMENT LAMP, UG10 SOCKET 35 WATT HINKLEY LIGHTING MIST (1224BZ) SERIES TO MATCH
UNIVERSITY COLLEGE PROJECT

SC EXTERIOR WALL MOUNTED LED
SCONCE AT PATIO/DECK AREAS

WALL MOUNTED. INTEGRAL DRIVER; ELV
DIMMING

NOMINAL 623 LUMENS, 3000K, 90 CRI 9 WATTS PROGRESS LIGHTING DISTRICT LED (P5623-2030K9)
SERIES TO MATCH UNIVERSITY COLLEGE PROJECT

LAND USE LUMINAIRE SCHEDULE

1

0.5

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.2 4.5 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.6 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.9 0.0 0.0

0.9 0.0 0.0

0.7 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 1.0 0.3 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 1.0 7.4 0.9 0.0

0.0 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.9 0.8 10.3 0.2

0.0 0.1 0.3 0.5 0.6 0.5 0.2 0.2 0.2 0.2 1.3 0.6 8.9 0.2

0.1 0.2 1.0 6.6 5.1 2.9 0.8 0.3 0.4 0.5 1.4 0.6 6.5 0.1 0.0

0.1 0.3 3.2 13.1 15.9 5.4 1.4 0.9 2.4 6.5 2.6 9.7 0.4 0.3 0.2 0.4 0.1 0.3 0.2 0.2 0.3 0.2 2.5 1.3 10.3 0.2 0.0

0.1 0.5 3.4 10.0 7.7 1.6 0.8 2.1 9.8 9.3 9.8 2.2 9.0 7.4 7.7 8.6 9.5 7.7 12.2 4.4 12.4 3.6 12.2 6.5 10.3 12.8 6.1 11.4 7.1 10.9 5.7 11.9 6.4 1.9 0.7 0.0 0.0

0.1 0.4 1.4 1.8 0.8 0.4 0.6 2.3 6.6 14.1 6.6 2.3 0.7 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.3 0.4 0.3 0.4 0.4 0.4 0.6 0.7 0.9 0.8 0.8 0.7 0.4 0.2 0.1 0.0 0.0

0.0 0.0 0.1 0.1 0.2 0.2 0.4 0.6 0.6 0.5 0.6 0.7 0.9 1.2 1.3 1.2 1.0 0.7 0.5 0.4 0.3 0.4 0.4 0.4 0.3 0.3 0.3 0.4 0.4 0.4 0.4 0.5 1.5 4.2 9.1 6.7 2.8 0.7 0.2 0.1 0.0 0.0

0.0 0.0 0.1 0.3 0.7 1.2 1.8 1.9 1.6 1.7 2.2 2.9 3.0 3.0 2.6 2.0 1.8 2.0 2.2 2.2 2.0 1.6 1.4 1.4 1.7 2.0 2.1 2.1 1.9 1.9 2.1 2.1 2.6 6.9 15.5 13.9 3.8 0.6 0.1 0.0 0.0 0.0

0.0 0.0 0.1 0.2 1.0 4.9 14.8 14.0 5.1 3.3 10.1 17.3 14.8 18.1 14.1 5.0 4.9 12.3 17.4 12.7 17.9 8.9 3.4 4.6 11.8 17.1 12.9 17.9 9.0 6.3 13.1 16.1 6.2 3.5 8.5 4.6 1.3 0.2 0.1 0.0

0.0 0.0 0.0 0.2 0.7 4.3 11.6 10.8 4.3 2.3 7.1 12.3 10.9 13.2 9.1 3.9 4.2 10.1 14.2 12.4 11.6 9.1 2.7 4.2 10.5 14.7 13.2 11.3 9.2 5.2 9.3 12.2 4.7 1.1 0.7 0.5 0.2 0.1 0.0 0.0

0.0 0.0 0.0 0.1 0.2 0.8 2.5 2.3 0.8 0.5 1.4 2.8 2.0 2.6 1.9 0.7 0.8 2.6 3.5 2.6 4.4 2.0 0.7 0.9 2.8 4.0 2.8 4.4 2.0 1.0 2.1 2.6 0.9 0.3 0.2 0.2 0.1 0.0 0.0

0.0 0.0 0.0 0.0 0.1 0.2 0.2 0.3 0.4 0.4 0.3 0.2 0.2 0.3 0.4 0.4 0.4 0.3 0.2 0.2 0.3 0.4 0.4 0.4 0.3 0.2 0.3 0.3 0.2

0.1 0.1 0.2 0.2 0.1 0.1 0.1 0.1 0.2 0.2 0.2 0.1 0.1 0.1 0.1 0.2 0.2 0.2 0.1 0.1 0.1 0.1 0.1

0.0 0.1 0.1 0.0 0.0 0.0 0.0 0.1 0.1 0.1 0.0 0.0 0.0 0.0 0.1 0.1 0.1 0.1 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

STAIR #6

UP

BED/ LIVING
11'-0" x 11'-9"

BATH

GROSS = 258 S/F

A
-0

1
3

A
-0

2
0

A
A

-0
1

4

A
-0

1
5

B

A
-0

1
8

A-013A

D D D
D

WWW
W

D
W

D
W

F
E

C

FEC

F
E

C
F

E
C

FEC

FEC

F
E

C

FEC

MBMB

T

Calculation Summary

Label CalcType Units Avg Max Min Avg/Min Max/Min

OVERALL SITE Illuminance Fc 2.15 20.7 0.0 N.A. N.A.

East Entrance & Walkway Illuminance Fc 8.07 10.3 6.5 1.24 1.58

North Walkway Illuminance Fc 8.45 12.8 2.2 3.84 5.82

Parking-Driving Area Illuminance Fc 4.93 18.1 0.3 16.43 60.33

West Entrance & Walkway Illuminance Fc 14.20 20.7 4.5 3.16 4.60

'SA' 'SA'

'SA'

'SA'

'SA' 'SA' 'SA' 'SA' 'SA' 'SA'

'SG' 'SG' 'SG' 'SG' 'SG' 'SG' 'SG' 'SG'

'SG'
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'SG' 'SG''SG'
'SG'
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'SD'

ARCHITECTS

SITE PLAN - PHOTOMETRICS

11/02/20
219081 | RESIDENTIAL CARE FACILITY- PHASE I | 100% DESIGN DEVELOPMENT

E103

0 10' 20' 40'

Plan North True North

PROJECT

CONTACT

www.interfaceengineering.com

Deborah Raines

2020-0287

100 SW Main Street, Suite 1600
Portland, OR 97204

TEL 503.382.2266

GENERAL SHEET NOTES
1.  AREA POLE MOUNTED LUMINAIRE, TYPE SA SERIES, ARE 
MOUNTED ON 8' POLES WITH FLUSH CONCRETE PEDESTAL.
2.  BOLLARDS, TYPE SG, ARE 42" TALL WITH A FLUSH 
CONCRETE PEDESTAL.
3.  BUILDING ENTRIES TO BE ILLUMINATED WITH EITHER 
RECESSED DOWNLIGHTS OR BUILDING MOUNTED 
LUMINAIRES.  SEE RCP PLANS FOR LOCATIONS AND TYPES. 
LUMINAIRE CUT SHEETS INCLUDED FOR REFERENCE.
4.  PHOTOMETRIC CALCULATIONS ARE AT GRADE LEVEL ON 
PAVEMENT OR CONCRETE SURFACE.
5.  CALCULATIONS ARE THE EXPECTED AVERAGE MAINTAINED 
ILLUMINATION AT GRADE DURING RATED NORMAL LIFE OF 
LIGHT SOURCE.
6.  ISO-ILLUMINANCE LINES INDICATE 1 FOOTCANDLE AND 0.5 
FOOTCANDLE FOR OVERALL SITE.
7.  LLF OF 0.95.



 
Friendsview RCF Phase 1 
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FRIENDSVIEW RCF PHASE 1 
Exhibit B: City of Newberg Type II Site Design Review Application Form 
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FRIENDSVIEW RCF PHASE 1 
Exhibit C: Yamhill County Assessor’s Map 

  





 
Friendsview RCF Phase 1 
1 2 . 2 8 . 2 0 2 0  

FRIENDSVIEW RCF PHASE 1 
Exhibit D: Ownership Information & Title Reports 

  



  

 

First American Title Insurance Company 
 
775 NE Evans Street  

McMinnville, OR 97128 
Phn - (503)376-7363     

Fax - (866)800-7294 

  

 

First American Title 

YAMHILL COUNTY TITLE UNIT 

FAX (866)800-7294  
  

Title Officer: Clayton Carter 
(503)376-7363  

ctcarter@firstam.com 

2nd Supplemental 

LOT BOOK SERVICE 

  
Friendsview Manor Order No.: 1039-3470486 
1301 E. Fulton Street  January 04, 2021 
Newberg, OR 97132   
  
Attn:  Dave Hampton  
Phone No.: (503)554-7522 - Fax No.:  
Email:  
  
Re:    
  

Fee:  $750.00  
  
We have searched our Tract Indices as to the following described property: 

The land referred to in this report is described in Exhibit A attached hereto. 

and as of December 30, 2020 at 8:00 a.m.  
  
We find that the last deed of record runs to 

Friendsview Manor, Inc. (as to Parcels 1-28, 32) 
Friendsview Manor, Inc., an Oregon non-profit public benefit corporation (as to Parcel 29) 
Friendsview Manor, an Oregon nonprofit corporation (as to Parcel 30) 
Friendsview Manor, an Oregon non-profit corporation (as to Parcel 31) 
Friendsview Manor, Inc., an Oregon non-profit corporation (as to Parcel 33) 

We find the following apparent encumbrances within ten (10) years prior to the effective date hereof: 
  

 
  

1. City liens, if any, of the City of Newberg. 

2. Taxes for the current fiscal year are reduced by reason of Veterans Exemption.  If the exempt status 
is terminated under the statute prior to July 1, said property will be taxed at 100% of the assessed 

value. 
(Affects Parcels 1-10) 



  
Lot Book Service  Guarantee No.: 1039-3470486 
  Page 2 of 22 
  

 

First American Title 

3. The rights of the public in and to that portion of the premises herein described lying within the limits 
of streets, roads and highways. 

4. Easement, including terms and provisions contained therein: 
Recording Information: December 14, 1959 as Film Volume 8, Page 673, Deed 

and Mortgage Records  
In Favor of: Portland General Electric Company, a corporation of 

Oregon, its successors and assigns  
For: right-of-way 
  

(Affects Parcel 5) 

5. Easement, including terms and provisions contained therein: 
Recording Information: May 14, 1962 in Film Volume 22, Page 603, Deed and 

Mortgage Records  
In Favor of: the City of Newberg, a municipal corporation of Yamhill 

County, State of Oregon  
  
(Affects Parcel 18) 

6. Easement, including terms and provisions contained therein: 
Recording Information: June 07, 1977 in Film Volume 120, Page 1510, Deed 

and Mortgage Records  
In Favor of: City of Newberg, Oregon, a municipal corporation  
  
(Affects Parcel 30 and 33) 

7. Easement, including terms and provisions contained therein: 
Recording Information: June 07, 1977 as Film Volume 120, Page 1513, Deed 

and Mortgage Records  
In Favor of: the City of Newberg, Oregon  
  
(Affects Parcels 1, 4, 5 and 10) 

8. An easement reserved in a deed, including the terms and provisions thereof; 
Recorded: June 20, 1977  
Recording Information: Film Volume 121, Page 093, Deed and Mortgage Records  

From: Martha Stevahn 
To: Raymond T. Mattson and Elda L. Mattson, husband and wife  

 
(Affects Parcel 30) 

9. Easement, including terms and provisions contained therein: 
Recording Information: September 20, 1977 in Film Volume 123, Page 752, 

Deed and Mortgage Records  
In Favor of: the City of Newberg, Oregon  
  
(Affects Parcel 30 32, 33) 

10. Easement, including terms and provisions contained therein: 
Recording Information: June 14, 1978 in Film Volume 130, Page 156, Deed and 

Mortgage Records  

In Favor of: George Fox College   
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First American Title 

(Affects Parcel 4) 

11. Reservation of utilities in vacated street area and the right to maintain the same as set forth in 
Ordinance No. 2062, a copy of which was 
Recorded August 27, 1981, Film Volume 163, Page 1407, Deed and Mortgage Records. 
(Affects Parcel 13) 

12. Restrictive Covenant to Waive Remonstrance, pertaining to street improvements including the terms 
and provisions thereof 
  
Recorded: December 28, 1989 in Film Volume 239, Page 0801, Deed and 

Mortgage Records 
  

(Affects Parcel 30, 32, 33) 

13. Roadway Easement and Maintenance Agreement and the terms and conditions thereof:  
First Party: Lorrin M. White 
Recording Information: November 16, 1990 in Film Volume 249, Page 1579, Deed 

and Mortgage Records 
 

(Affects Parcel 30, 32, 33) 

14. Easement as shown on the recorded plat/partition 90-50 
  
For: Open space  
  
(Affects Parcel 30, 32, 33) 

15. Easement, including terms and provisions contained therein: 
Recording Information: January 14, 1994 in Film Volume 301, Page 1605, Deed 

and Mortgage Records  
In Favor of: Portland General Electric ("PGE")  
For: underground distribution 
  

16. Easement, including terms and provisions contained therein: 
Recording Information: July 22, 1996 as Instrument No. 199611985, Deed and 

Mortgage Records  
In Favor of: George Fox University  
For: storm and sanitary sewers 
  

(Affects Parcels 1, 4 and 10) 

17. Easement, including terms and provisions contained therein: 
Recording Information: January 23, 1997 as Instrument No. 199701195, Deed 

and Mortgage Records  
In Favor of: George Fox University  
For: sanitary sewer line 
  

(Affects Parcel 4) 

18. Easement, including terms and provisions contained therein: 
Recording Information: June 17, 1998, Instrument No. 199811356, Deed and 

Mortgage Records  
In Favor of: Portland General Electric Company("PGE"), an Oregon 

corporation  

  
(Affects Parcels 1, 6, 7, 8 and 9) 
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First American Title 

19. Easement, including terms and provisions contained therein: 
Recording Information: January 05, 1999, Instrument No. 199900136, Deed 

and Mortgage Records  
In Favor of: City of Newberg, a municipal corporation  
For: storm sewer and sanitary sewer lines 
  

(Affects Parcel 18) 

20. Easement, including terms and provisions contained therein: 
Recording Information: January 05, 1999, Instrument No. 199900137, Deed 

and Mortgage Records  
In Favor of: City of Newberg, a municipal corporation  
For: public sidewalk and underground utilities 
  

(Affects Parcels 17, 18, and 19) 

21. Easement, including terms and provisions contained therein: 
Recording Information: September 26, 2003 as Instrument No. 200324771, 

Deed and Mortgage Records  
In Favor of: TCI Cablevision of Oregon  
 
  
(Affects Parcels 1-10) 

22. A Contract of Payment in Lieu of Completion of Public Improvements and the terms and conditions 
thereof: 
  
Vendor/Seller: Friendsview Manor 
Vendee/Purchaser: City of Newberg, an Oregon municipal corporation 
Recorded: November 01, 2004  
Recording Information: Instrument No. 200422239, Deed and Mortgage Records  
  
(Affects Parcels 1-9) 

23. Easement, including terms and provisions contained therein: 
Recording Information: April 04, 2008, Instrument No. 20080589, Deed and 

Mortgage Records   
In Favor of: Comcast of Oregon II, Inc.  
  
(Affects Parcels 1-9) 

24. Easement, including terms and provisions contained therein: 
Recording Information: August 06, 2015, Instrument No. 201512372, Deed and 

Mortgage Records   
In Favor of: Comcast of Oregon II, Inc.  
  

The above described document does not contain a sufficient legal description to clearly identify the 
subject property. We are basing the affected parcels only upon the tax assessor map as of the date 
of this report.  
(Affects Parcels 1-9) 

25. Declaration of Deed Restriction recorded September 23, 2015 as Instrument No. 201515118, Deed 
and Mortgage Records. 
(Affects Parcels 17-26) 
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26. Declaration of Deed Restriction recorded September 23, 2015 as Instrument No. 201515119, Deed 
and Mortgage Records. 
(Affects Parcels 11-16 and 27) 

27. Reservation of utilities in vacated Cherry Street area and the right to maintain the same as set forth 
in Ordinance No. 2015-2791, a copy of which was 
Recorded August 05, 2016 as Instrument No. 201612162, Deed and Mortgage Records. 
(Affects Parcels 11-13, 17-22 and 27) 

28. Public Water Easement, including terms and provisions contained therein: 
Recording Information: August 05, 2016 as Instrument No. 201612163, Deed 

and Mortgage Records  
In Favor of: the City of Newberg, a municipal corporation  
  
(Affects Parcels 11, 12, 13, 14 and 27) 

29. Public Sanitary Sewer Easement, including terms and provisions contained therein: 
Recording Information: August 05, 2016 as Instrument No. 201612164, Deed 

and Mortgage Records  
In Favor of: the City of Newberg, a municipal corporation  
  
(Affects Parcels 11, 12, 13, 14, 17, 18, 19, 20, 21, 22 and 27) 

30. Public Sidewalk Easement, including terms and provisions contained therein: 
Recording Information: August 05, 2016 as Instrument No. 201612165, Deed 

and Mortgage Records  
In Favor of: the City of Newberg, a municipal corporation  
  
(Affects Parcels 14, 15, 16 and 31) 

31. Public Utilities Easement, including terms and provisions contained therein: 
Recording Information: August 05, 2016 as Instrument No. 201612166, Deed 

and Mortgage Records  
In Favor of: the City of Newberg, a municipal corporation  
  
(Affects Parcels 11, 12, 13, 22 and 27) 

32. Emergency and Utility Vehicle Access Easement, including terms and provisions contained therein: 
Recording Information: August 05, 2016 as Instrument No. 201612167, Deed 

and Mortgage Records  
In Favor of: the City of Newberg, a municipal corporation  
  
(Affects Parcels 11, 12, 13, 14, 17, 18, 19, 20, 21, 22 and 27) 

33. Gas Easement, including terms and provisions contained therein: 
Recording Information: August 05, 2016 as Instrument No. 201612168, Deed 

and Mortgage Records  
In Favor of: the City of Newberg, a municipal corporation  
  
(Affects Parcels 14, 17, 18, 19, 20, 21 and 22) 



  
Lot Book Service  Guarantee No.: 1039-3470486 
  Page 6 of 22 
  

 

First American Title 

34. PGE Utility Easement, including terms and provisions contained therein: 
Recording Information: August 05, 2016 as Instrument No. 201612169, Deed 

and Mortgage Records  
In Favor of: the City of Newberg, a municipal corporation  
  
(Affects Parcels 11, 12, 13, 14, 22 and 27) 

35. PGE Service Easement, including terms and provisions contained therein: 
Recording Information: August 05, 2016 as Instrument No. 201612170, Deed 

and Mortgage Records  
In Favor of: Portland General Electric Company  
  
(Affects Parcels 11, 12, 13, 22 and 27) 

36. PGE Service Easement, including terms and provisions contained therein: 
Recording Information: August 23, 2016 as Instrument No. 201613179, Deed 

and Mortgage Records  
In Favor of: Portland General Electric Company  
  

37. Public Sidewalk Easement, including terms and provisions contained therein: 
Recording Information: February 03, 2017 as Instrument No. 201701883, Deed 

and Mortgage Records  
In Favor of: the City of Newberg, a municipal corporation  
  
(Affects Parcels 14, 15 and 16) 

38. Easement, including terms and provisions contained therein: 
Recording Information: June 05, 2017 as Instrument No. 201709016, Deed and 

Mortgage Records  
In Favor of: Comcast of Oregon II, Inc.  
  
(Affects Parcels 11, 12, 13 and 14) 

39. Agreement to Maintain Private Stormwater Facilities and the terms and conditions thereof:  
Between: the City of Newberg, a municipal corporation of the State 

of Oregon 
And: Friendsview Manor 
Recording Information: April 05, 2018 as Instrument No. 201804796, Deed and 

Mortgage Records 
 

(Affects Parcels 11, 12, 13, 14, 15 and 27) 

40. Reservation of utilities in vacated North Center Street area and the right to maintain the same as set 
forth in Ordinance No. 2019-2854, a copy of which was 
Recorded January 07, 2020 as Instrument No. 202000265, Deed and Mortgage Records. 

41. Access and Utility Easement, including terms and provisions contained therein: 
Recording Information: January 08, 2020 as Instrument No. 202000274, Deed 

and Mortgage Records  
In Favor of: the City of Newberg, a municipal corporation  

  
(Affects Parcels 14, 15, 16, 22, 28, 29 and 31) 
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42. Utility Easement, including terms and provisions contained therein: 
Recording Information: January 08, 2020 as Instrument No. 202000275, Deed 

and Mortgage Records  
In Favor of: NW Natural Gas Company  
  
(Affects Parcels 14, 15, 16 and 31) 

43. Utility Easement, including terms and provisions contained therein: 
Recording Information: January 08, 2020 as Instrument No. 202000276, Deed 

and Mortgage Records  
In Favor of: Frontier Communications Northwest, Inc.  
  
(Affects Parcels 22, 28 and 29) 

44. Access, Parking and Utility Easement, including terms and provisions contained therein: 
Recording Information: January 08, 2020 as Instrument No. 202000277, Deed 

and Mortgage Records  
In Favor of: Helen R. Cadd, trustee under the Cadd Living Trust, 

dated May 18, 1995  
  
(Affects Parcels 28 and 31) 

45. PGE Utility Easement, including terms and provisions contained therein: 
Recording Information: January 08, 2020 as Instrument No. 202000278, Deed 

and Mortgage Records  
In Favor of: Portland General Electric Company, an Oregon 

corporation  
  
(Affects Parcels 22, 28 and 29) 

46. Deed of Trust and the terms and conditions thereof. 
  
Grantor/Trustor: Friendsview Manor, dba Friendsview Retirement Community, an 

Oregon nonprofit corporation 
Grantee/Beneficiary: U.S. Bank National Association, a national banking association 
Trustee: First American Title Insurance Company of Oregon 
Amount: $42,140,000.00 
Dated: August 01, 2016  
Recorded: August 04, 2016 
Recording Information:  Instrument No. 201612003, Deed and Mortgage Records  
  

Modification and/or amendment by instrument: 
Recording Information:  December 16, 2020 as Instrument No. 202022742, Deed and Mortgage 

Records  
  

(Affects this and other property) 
(Affects Parcels 1 through 27) 

47. Unrecorded leases or periodic tenancies, if any. 

NOTE:  Taxes for the year 2020-2021 PAID IN FULL  
  
Tax Amount: $142,719.95 

Map No.: R3217CB-00200 
Property ID: 35152 
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Tax Code No.: 29.0 
  

NOTE:  Taxes for the year 2020-2021 PAID IN FULL  
  
Tax Amount: $84,035.44 
Map No.: R3217CB-00500 
Property ID: 35232 
Tax Code No.: 29.0 
  

NOTE:  Taxes for the year 2020-2021 PAID IN FULL  
  
Tax Amount: $22,486.26 
Map No.: R3217CB-01500 
Property ID: 35394 
Tax Code No.: 29.0 
  

NOTE:  Taxes for the year 2020-2021 PAID IN FULL  
  
Tax Amount: $3,238.94 
Map No.: R3217CB-01600 
Property ID: 35410 
Tax Code No.: 29.0 
  

NOTE:  Taxes for the year 2020-2021 PAID IN FULL  
  
Tax Amount: $1,804.25 
Map No.: R3217CB-02600 
Property ID: 35624 
Tax Code No.: 29.0 
  

NOTE:  Taxes for the year 2020-2021 PAID IN FULL  
  
Tax Amount: $780.46 
Map No.: R3217CA-02706 
Property ID: 482509 
Tax Code No.: 29.0 
  

NOTE:  Taxes for the year 2020-2021 PAID IN FULL  
  
Tax Amount: $4,005.18 
Map No.: R3217CA-02704 
Property ID: 482503 
Tax Code No.: 29.0 
  

NOTE:  Taxes for the year 2020-2021 PAID IN FULL  
  
Tax Amount: $4,071.50 
Map No.: R3217CA-02705 
Property ID: 482506 
Tax Code No.: 29.0 
  

We have also searched our General Index for Judgments and State and Federal Liens against the 
Grantee(s) named above and find: 
  

NONE  

NOTE: Supplemental to bring current, reflect 2020-21 taxes not yet payable. 2nd Supplemental to bring 
current; reflect 2020-21 taxes paid in full; modification of TD; add addtional property as Parcel 32 and 33 



  
Lot Book Service  Guarantee No.: 1039-3470486 
  Page 9 of 22 
  

 

First American Title 

We find the following unpaid taxes and city liens:   

THIS IS NOT a title report since no examination has been made of the title to the above described 
property.  Our search for apparent encumbrances was limited to our Tract Indices, and therefore above 
listings do not include additional matters which might have been disclosed by an examination of the 
record title.  We assume no liability in connection with this Lot Book Service and will not be responsible 
for errors or omissions therein.  The charge for this service will not include supplemental reports, 
rechecks or other services. 
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Exhibit "A" 

  
Real property in the  County of YAMHILL, State of Oregon, described as follows:  

  
PARCEL 1:  
 
BEGINNING AT A POINT ON THE NORTH LINE OF FULTON STREET, 348 FEET EAST OF THE 
INTERSECTION OF THE EAST LINE OF EAST STREET WITH THE NORTH LINE OF SAID FULTON STREET 
IN THE CITY OF NEWBERG IN YAMHILL COUNTY, OREGON, SAID POINT BEING ALSO ON THE WEST 
LINE OF TRACT PLATTED AS HAZEL DELL; THENCE NORTH ALONG THE WEST LINE OF SAID HAZEL 
DELL 205 FEET TO THE TRUE POINT OF BEGINNING; THENCE CONTINUING NORTH ALONG THE WEST 
LINE OF SAID HAZEL DELL 387.29 FEET, MORE OR LESS, TO THE SOUTHERLY LINE OF THE SOUTHERN 
PACIFIC RAILROAD RIGHT OF WAY; THENCE NORTH 57°19'23.8" EAST ALONG THE SOUTHERLY LINE 
OF SAID RIGHT OF WAY 797.42 FEET; THENCE NORTH 70°00'26" EAST ALONG THE SOUTHERLY LINE 
OF SAID RIGHT OF WAY 82 FEET; THENCE NORTH 64°25'17.3" EAST ALONG THE SOUTHERLY LINE OF 
SAID RIGHT OF WAY 38.50 FEET; THENCE SOUTH 69°45'03.2" EAST 197.97 FEET; THENCE SOUTH 
24°50'01.0" WEST 1103.79 FEET, MORE OR LESS, TO THE NORTH LINE OF SAID FULTON STREET; 
THENCE WEST ALONG THE NORTH LINE OF SAID FULTON STREET 233.37 FEET TO THE SOUTHEAST 
CORNER OF TRACT CONVEYED TO LOU C. MERRIAM AND WIFE BY DEED RECORDED MAY 3, 1944 IN 
BOOK 124, PAGE 356, DEED RECORDS; THENCE NORTH ALONG THE EAST LINE OF SAID MERRIAM 
TRACT 300 FEET; THENCE WEST 50 FEET TO THE EAST LINE OF TRACT CONVEYED TO CHARLES C. 
HAWORTH AND WIFE BY DEED RECORDED OCTOBER 13, 1948 IN BOOK 150, PAGE 691, DEED 
RECORDS; THENCE NORTH ALONG THE EAST LINE OF SAID HAWORTH TRACT 140 FEET TO THE 
NORTHEAST CORNER OF SAID HAWORTH, TRACT; THENCE WEST ALONG THE NORTH LINE OF SAID 
HAWORTH TRACT 99 FEET; THENCE SOUTH ALONG THE WEST LINE OF SAID HAWORTH TRACT 235 
FEET TO THE NORTHEAST CORNER OF TRACT CONVEYED TO ROY P. CLARK AND WIFE BY DEED 
RECORDED MAY 6, 1947 IN BOOK 142, PAGE 466, DEED RECORDS; THENCE WEST ALONG THE NORTH 
LINE OF SAID CLARK TRACT 126.07 FEET, MORE OR LESS, TO THE POINT OF BEGINNING.  
 
EXCEPTING THEREFROM THAT PORTION CONVEYED TO THE CITY OF NEWBERG, A MUNICIPAL 
CORPORATION, BY DEED RECORDED FEBRUARY 21, 1968 IN FILM VOLUME 66, PAGE 80 DEED AND 
MORTGAGE RECORDS.  
 
PARCEL 2:  
 
BEGINNING AT A POINT ON THE NORTH LINE OF FULTON STREET, 573.07 FEET EAST OF THE 
INTERSECTION OF THE EAST LINE OF EAST STREET WITH THE NORTH LINE OF SAID FULTON STREET 
IN THE CITY OF NEWBERG, YAMHILL COUNTY, OREGON; THENCE NORTH 205 FEET TO THE TRUE 
POINT OF BEGINNING; THENCE NORTH 235 FEET; THENCE WEST 99 FEET; THENCE SOUTH 235 FEET; 
THENCE EAST 99 FEET TO THE TRUE POINT OF BEGINNING.  
 
PARCEL 3:  
 
BEGINNING AT A POINT ON THE NORTH LINE OF FULTON STREET, 623.07 FEET EAST OF THE 
INTERSECTION OF THE EAST LINE OF EAST STREET WITH THE NORTH LINE OF SAID FULTON STREET 
IN THE CITY OF NEWBERG IN YAMHILL COUNTY, OREGON; THENCE NORTH 205 FEET TO THE TRUE 
POINT OF BEGINNING; THENCE NORTH 95 FEET; THENCE WEST 50 FEET TO THE EAST LINE OF TRACT 
CONVEYED TO CHARLES C. HAWORTH AND BERTHA M. HAWORTH, BY DEED RECORDED OCTOBER 13, 
1948 IN BOOK 150, PAGE 691, DEED RECORDS OF YAMHILL COUNTY, OREGON; THENCE SOUTH 
ALONG THE EAST LINE OF SAID HAWORTH TRACT, 95 FEET; THENCE EAST 50 FEET TO THE POINT OF 
BEGINNING.  
 
PARCEL 4:  
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BEING A PORTION OF THE EAST PART OF THE DANIEL C. DESKINS DONATION LAND CLAIM NO. 54 IN 
SECTION 17, TOWNSHIP 3 SOUTH, RANGE 2 WEST OF THE WILLAMETTE MERIDIAN IN YAMHILL 
COUNTY, SAID PORTION BEING DESCRIBED AS FOLLOWS:  
 
BEGINNING AT A POINT ON THE EAST LINE OF A CERTAIN TRACT OF LAND CONVEYED TO 
FRIENDSVIEW MANOR BY DEED RECORDED AUGUST 14, 1959 IN FILM VOLUME 6, PAGE 856, DEED 
AND MORTGAGE RECORDS, SAID POINT BEING SOUTH 984.7 FEET AND WEST 819.8 FEET FROM THE 
NORTHEAST CORNER OF SAID DESKINS DONATION LAND CLAIM; THENCE NORTH ALONG THE EAST 
LINE OF SAID FRIENDSVIEW MANOR TRACT; NORTH 24°50' EAST A DISTANCE OF 776.35 FEET TO THE 
SOUTHWEST CORNER OF A CERTAIN TRACT OF LAND CONVEYED TO GLADYS A. GREER BY DEED 
RECORDED APRIL 9, 1953 IN BOOK 169, PAGE 373, DEED RECORDS; THENCE SOUTH 69°45' EAST 
87.30 FEET ALONG THE SOUTH LINE OF SAID GREER TRACT TO A POINT; THENCE SOUTH 21°22' 
WEST 560.90 FEET ALONG A FENCE TO THE NORTH LINE OF A CERTAIN TRACT OF LAND CONVEYED 
TO V.E. POOLE AND ALICE B. POOLE BY DEED RECORDED MARCH 2, 1942 IN BOOK 119, PAGE 311, 
DEED RECORDS; THENCE WEST 88.84 FEET TO THE NORTHWEST CORNER OF SAID POOLE TRACT; 
THENCE SOUTH 00°20' WEST 152.00 FEET ALONG THE WEST LINE OF SAID POOLE TRACT TO A 
POINT; THENCE WEST 113.88 FEET TO THE NORTHWEST CORNER OF A CERTAIN TRACT OF LAND 
CONVEYED BY MINNIE B. OWEN BY DEED RECORDED JULY 11, 1960 IN FILM VOLUME 11, PAGE 798, 
DEED AND MORTGAGE RECORDS, SAID POINT BEING THE POINT OF BEGINNING.  
 
EXCEPTING THEREFROM THAT PORTION CONVEYED TO GEORGE FOX COLLEGE BY DEED RECORDED 
APRIL 28, 1995 IN INSTRUMENT NO. 199505215, DEED AND MORTGAGE RECORDS.  
 
PARCEL 5:  
 
PART OF THE DANIEL C. DESKINS DONATION LAND CLAIM NO. 54 IN TOWNSHIP 3 SOUTH, RANGE 2 

WEST OF THE WILLAMETTE MERIDIAN IN YAMHILL COUNTY, OREGON, DESCRIBED AS FOLLOWS:  
 
BEGINNING AT A POINT SOUTH 00°20' WEST 1038.60 FEET AND WEST 709.50 FEET FROM THE 
NORTHEAST CORNER OF SAID CLAIM, SAID POINT BEING ALSO THE NORTHWEST CORNER OF BLOCK 
2 OF BENSONS ADDITION TO NEWBERG IN YAMHILL COUNTY, OREGON; THENCE SOUTH 00°20' WEST 
PARALLEL TO THE EAST LINE OF SAID CLAIM 177.23 FEET; THENCE WEST 215.52 FEET TO AN IRON 
PIPE SET FOR THE INITIAL POINT OF THE PLAT OF HAZEL DELL; THENCE NORTH 24°50' EAST ALONG 
THE EAST LINE OF SAID HAZEL DELL 267.66 FEET, MORE OR LESS, TO A POINT THAT IS NORTH 00°20' 
EAST 66 FEET AND WEST 104.79 FEET FROM THE POINT OF BEGINNING; THENCE EAST 104.79 FEET; 
THENCE SOUTH 00°20' WEST 66 FEET TO THE POINT OF BEGINNING.  
 
EXCEPTING THEREFROM THAT PORTION CONVEYED TO CITY OF NEWBERG, A MUNICIPAL 
CORPORATION, BY DEED RECORDED FEBRUARY 21, 1968 IN FILM VOLUME 66, PAGE 180, DEED AND 
MORTGAGE RECORDS.  
 
ALSO EXCEPTING THEREFROM THAT PORTION CONVEYED TO GEORGE FOX COLLEGE BY DEED 
RECORDED APRIL 28, 1995 IN INSTRUMENT NO. 199505215, DEED AND MORTGAGE RECORDS.  
 
PARCEL 6:  
 
BEGINNING AT A POINT ON THE NORTH LINE OF FULTON STREET 348 FEET EAST OF THE 
INTERSECTION OF THE EAST LINE OF EAST STREET WITH THE NORTH LINE OF SAID FULTON STREET, 
IN THE CITY OF NEWBERG, YAMHILL COUNTY, OREGON, SAID POINT OF BEGINNING ALSO BEING THE 
SOUTHEAST CORNER OF THAT CERTAIN TRACT OF LAND CONVEYED TO HARLAN T. JONES AND WIFE 
BY DEED RECORDED FEBRUARY 19, 1942 IN BOOK 119, PAGE 267, DEED RECORDS; THENCE NORTH 
PARALLEL WITH THE EAST LINE OF SAID EAST STREET ALONG THE WEST LINE OF A TRACT PLATTED 
AS HAZEL DELL, NOW VACATED, 205 FEET TO THE SOUTHERLY BOUNDARY LINE OF THAT CERTAIN 
TRACT OF LAND CONVEYED TO FRIENDSVIEW MANOR, AN OREGON CORPORATION, BY DEED 
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RECORDED AUGUST 14, 1959 IN FILM VOLUME 6, PAGE 856, DEED AND MORTGAGE RECORDS; 
THENCE EAST ALONG SAID SOUTHERLY BOUNDARY LINE 66.07 FEET TO THE NORTHWEST CORNER OF 
A CERTAIN TRACT OF LAND CONVEYED TO AMOS G. JONES BY DEED RECORDED APRIL 4, 1952 IN 
BOOK 165, PAGE 193, DEED RECORDS; THENCE SOUTH ALONG THE WEST LINE OF SAID AMOS G. 
JONES TRACT, SAID LINE BEING PARALLEL WITH THE EAST LINE OR SAID EAST STREET 205 FEET TO 
THE NORTH LINE OF SAID FULTON STREET; THENCE WEST ALONG THE NORTH LINE OF SAID FULTON 
STREET 66.07 FEET TO THE POINT OF BEGINNING.  
 
EXCEPTING THEREFROM THAT PORTION OF SAID PREMISES CONVEYED BY ROY P. CLARK AND WIFE 
TO FRANK L. HILL AND WIFE BY DEED RECORDED JUNE 11, 1947 IN BOOK 143, PAGE 246, DEED 
RECORDS, DESCRIBED AS FOLLOWS:  
 
BEGINNING AT A POINT 348 FEET EAST AND 100 FEET NORTH OF THE INTERSECTION OF THE EAST 
LINE OF EAST STREET WITH THE NORTH LINE OF FULTON STREET IN THE CITY OF NEWBERG, IN 
YAMHILL COUNTY, OREGON; THENCE NORTH 105 FEET PARALLEL WITH THE EAST LINE AT EAST 
STREET TO THE SOUTH LINE OF SAID CHERRY STREET; THENCE EAST FOLLOWING THE SOUTH LINE 
OF SAID CHERRY STREET 16 FEET; THENCE SOUTH PARALLEL WITH THE EAST LINE OF SAID EAST 
STREET 105 FEET; AND THENCE WEST 16 FEET TO THE POINT OF BEGINNING.  
 
PARCEL 7:  
 
BEGINNING AT A POINT ON THE NORTH LINE OF FULTON STREET, 623.07 FEET EAST OF THE 
INTERSECTION OF THE EAST LINE OF NORTH CENTER STREET, FORMERLY KNOWN AS EAST STREET 
WITH THE NORTH LINE OR SAID FULTON STREET IN THE CITY OF NEWBERG, YAMHILL COUNTY, 
OREGON; THENCE NORTH 205 FEET; THENCE WEST 50 FEET TO THE EAST LINE OF TRACT CONVEYED 
TO CHARLES C. HAWORTH AND BERTHA M. HAWORTH BY DEED RECORDED OCTOBER 13, 1948 IN 
BOOK 150, PAGE 691, DEED RECORDS OF YAMHILL COUNTY, OREGON; THENCE SOUTH ALONG THE 

EAST LINE OF SAID HAWORTH TRACT 205 FEET; THENCE EAST 50 FEET TO THE POINT OF 
BEGINNING.  
 
PARCEL 8:  
 
BEGINNING ON THE NORTH LINE OF FULTON STREET 573.07 FEET EAST OF THE INTERSECTION OF 
THE EAST LINE OF NORTH CENTER STREET (FORMERLY EAST STREET) WITH THE NORTH LINE OF 
FULTON STREET IN THE CITY OF NEWBERG, YAMHILL COUNTY, OREGON; THENCE NORTH 205 FEET; 
THENCE WEST 99 FEET; THENCE SOUTH 205 FEET; THENCE EAST 99 FEET TO THE TRUE POINT OF 
BEGINNING.  
 
PARCEL 9:  
 
THE EAST 60 FEET OF THE FOLLOWING DESCRIBED REAL PROPERTY, TO-WIT: BEGINNING AT THE 
NORTH LINE OF FULTON STREET, 348 FEET EAST OF THE INTERSECTION OF THE EAST LINE OF EAST 
STREET WITH THE NORTH LINE OF SAID FULTON STREET IN THE CITY OF NEWBERG IN YAMHILL 
COUNTY, OREGON; THENCE NORTH PARALLEL WITH THE EAST LINE OF SAID EAST STREET, 205 FEET 
TO THE SOUTH LINE OF SAID CHERRY STREET; THENCE EAST FOLLOWING THE SOUTH LINE OF SAID 
CHERRY STREET, 126.07 FEET; THENCE SOUTH PARALLEL WITH THE EAST LINE OF SAID EAST STREET 
205 FEET TO THE NORTH LINE OF SAID FULTON STREET AND THENCE WEST FOLLOWING THE NORTH 
LINE OF SAID FULTON STREET, 135.07 FEET TO THE POINT OF BEGINNING.  
 
PARCEL 10:  
 
TRACT A:  
PART OF THE DANIEL D. DESKINS DONATION LAND CLAIM NO. 54 IN SECTION 17, TOWNSHIP 3 
SOUTH, RANGE 2 WEST OF THE WILLAMETTE MERIDIAN, YAMHILL COUNTY, OREGON, DESCRIBED AS 
FOLLOWS: 
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COMMENCING AT A POINT SOUTH 00°20'00" WEST 1038.60 FEET AND WEST 709.50 FEET FROM THE 
NORTHEAST CORNER OF SAID CLAIM NO. 54, A POINT ON THE EAST LINE OF A CERTAIN TRACT OF 
LAND CONVEYED TO FRIENDSVIEW MANOR BY DEED RECORDED AUGUST 14, 1959 IN BOOK 11, PAGE 
1698, DEED RECORDS, SAID POINT ALSO BEING A 5/8" IRON ROD FROM THE NORTHWEST CORNER OF 
BLOCK 2 OF BENSONS ADDITION TO NEWBERG, IN YAMHILL COUNTY, OREGON; THENCE NORTH 
00°20'00" EAST 66.18 FEET TO A 5/8 IRON ROD; THENCE SOUTH 88°37'29" EAST 8.97 FEET, TO THE 
SOUTHWEST CORNER OF A CERTAIN TRACT OF LAND CONVEYED TO GEORGE FOX COLLEGE BY DEED 
RECORDED MARCH 5, 1965 IN BOOK 43, PAGE 711, DEED RECORDS, SAID POINT BEING A 5/8" IRON 
ROD; THENCE NORTH 00°38'15" EAST 100.00 FEET ALONG THE WEST LINE OR SAID TRACT CONVEYED 
TO GEORGE FOX COLLEGE TO A 5/8" IRON ROD, SAID POINT BEING THE POINT OF BEGINNING; 
THENCE NORTH 00°38'15" EAST 52.14 FEET TO A 5/8" IRON ROD, SAID POINT BEING THE 
NORTHWEST CORNER OF SAID TRACT CONVEYED TO GEORGE FOX COLLEGE; THENCE SOUTH 
89°57'08" EAST 28.41 FEET ALONG THE NORTH LINE OF SAID TRACT, TO A 5/8" IRON ROD; THENCE 
SOUTH 29°05'30" WEST 59.64 FEET TO THE POINT OF BEGINNING.  
 
TRACT B: 
PART OF THE DANIEL D. DESKINS DONATION LAND CLAIM #54 IN SECTION 17, TOWNSHIP 3 SOUTH, 
RANGE 2 WEST OF THE WILLAMETTE MERIDIAN IN YAMHILL COUNTY, OREGON, DESCRIBED AS 
FOLLOWS:  
COMMENCING SOUTH 00°19'59" WEST 349.33 FEET AND NORTH 69°45'03" WEST 210.00 FEET FROM 
THE NORTHEAST CORNER OF SAID CLAIM #54; THENCE NORTH 69°45'03" WEST 190.90 FEET TO A 
5/8" IRON ROD ON THE SOUTHERLY LINE OF PARTITION PLAT NO. 90-50, SAID POINT BEING THE 
POINT OF BEGINNING; THENCE NORTH 69°45'03" WEST 80.68 FEET TO A 5/8" IRON ROD FOUND ON 
THE SOUTHERLY LINE OF PARTITION PLAT NO. 90-50; THENCE SOUTH 23°33'42" WEST 94.31 FEET TO 
A 5/8" IRON ROD; THENCE SOUTH 71°23'23" EAST 86.45 FEET TO A 5/8" IRON ROD FOUND FOR THE 
NORTHEAST CORNER OF A CERTAIN TRACT OF LAND CONVEYED TO FRIENDSVIEW MANOR BY DEED 

RECORDED JANUARY 30, 1962, IN DEED BOOK 20, PAGE 928, DEED RECORDS; THENCE NORTH 
20°04'19" EAST 91.68 FEET TO THE POINT OF BEGINNING.  
 
PARCEL 11:  
 
A PART OF THE DANIEL D. DESKINS DONATION LAND CLAIM NO. 54 IN SECTION 17, TOWNSHIP 3 
SOUTH, RANGE 2 WEST OF THE WILLAMETTE MERIDIAN IN YAMHILL COUNTY, OREGON, DESCRIBED 
AS FOLLOWS:  
 
BEGINNING AT A POINT 245 FEET NORTH AND 140 FEET EAST OF THE INTERSECTION OF THE EAST 
LINE OF EAST STREET WITH THE NORTH LINE OF FULTON STREET IN THE CITY OF NEWBERG; 
THENCE EAST 100 FEET; THENCE NORTH PARALLEL TO THE WEST LINE OF HAZEL DELL TO THE 
SOUTHERLY BOUNDARY OF THE SOUTHERN PACIFIC RAILROAD RIGHT OF WAY; THENCE SOUTH 
57°08' WEST ALONG THE SOUTHERLY LINE OF SAID RIGHT OF WAY TO THE MOST NORTHERLY 
CORNER OF A TRACT CONVEYED BY JOHN ILLIG TO EDWARD H. BENFORD BY DEED RECORDED 
SEPTEMBER 27, 1884 IN BOOK 90, PAGE 625, DEED RECORDS; THENCE SOUTH 205.34 FEET TO THE 
PLACE OF BEGINNING.  
 
TOGETHER WITH THAT PORTION OF VACATED CHERRY STREET, INURRING THERETO, BY ORDINANCE 
NO. 2015-2791 AND RECORDED AUGUST 5, 2016 AS INSTRUMENT NO. 201612162, DEED AND 
MORTGAGE RECORDS. 
 
PARCEL 12:  
 
TRACT A:  
BEING A PART OF THE DONATION LAND CLAIM OF DANIEL D. DESKINS, CLAIM NO. 54, NOTIFICATION 
NO. 1475 IN SECTION 17, TOWNSHIP 3 SOUTH, RANGE 2 WEST OF THE WILLAMETTE MERIDIAN IN 
YAMHILL COUNTY, OREGON, AND MORE PARTICULARLY DESCRIBED AS FOLLOWS:  
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COMMENCING AT A POINT ON THE EAST LINE OF CENTER STREET, 245 FEET NORTH OF THE NORTH 
LINE OF FULTON STREET AS PLATTED AND DEDICATED BY CHRISTINE CLEMENSON AND J.C. 
CLEMENSON, HER HUSBAND, IN THE CITY OF NEWBERG, YAMHILL COUNTY, OREGON, AND RUNNING 
THENCE EAST 90 FEET TO A POINT WHICH MARKED THE BEGINNING POINT OF THE TRACT HEREIN 
CONVEYED; THENCE NORTH TO THE SOUTHERN PACIFIC RAILROAD RIGHT OF WAY ALONG A LINE 
PARALLEL WITH AND 90 FEET EAST OF THE EAST LINE OF CENTER STREET; THENCE IN A 
NORTHEASTERLY DIRECTION ALONG SAID RIGHT OF WAY TO A POINT IN THE EAST LINE OF A TRACT 
OF LAND CONVEYED BY JOHN ILLIG TO EMILY BINFORD AND EDWARD M. BINFORD, BY DEED DATED 
JUNE 30, 1924, RECORDED SEPTEMBER 27, 1924, IN BOOK 90, PAGE 625, DEED RECORDS OF YAMHILL 
COUNTY, OREGON; THENCE SOUTH ABOUT 210 FEET TO THE SOUTHEAST CORNER OF THE LATTER 
DESCRIBED TRACT; THENCE WEST 50 FEET TO THE PLACE OF BEGINNING.  
 
TOGETHER WITH THAT PORTION OF VACATED CHERRY STREET, INURRING THERETO, BY ORDINANCE 
NO. 2015-2791 AND RECORDED AUGUST 5, 2016 AS INSTRUMENT NO. 201612162, DEED AND 
MORTGAGE RECORDS. 
 
TRACT B: 
BEING A PART OF THE DONATION LAND CLAIM OF DANIEL D. DESKINS, CLAIM NO. 54, NOTIFICATION 
NO. 1475 IN SECTION 17, TOWNSHIP 3 SOUTH, RANGE 2 WEST OF THE WILLAMETTE MERIDIAN IN 
YAMHILL COUNTY, OREGON, AND MORE PARTICULARLY DESCRIBED AS FOLLOWS:  
COMMENCING AT A POINT ON THE EAST LINE OF NORTH CENTER STREET (FORMERLY EAST STREET) 
245 FEET NORTH OF THE NORTH LINE OF FULTON STREET AS PLATTED AND DEDICATED BY 
CHRISTINE CLEMENSON AND J.C. CLEMENSON, HER HUSBAND, IN THE CITY OF NEWBERG, YAMHILL 
COUNTY, OREGON, AND RUNNING THENCE EAST 82 FEET TO THE TRUE PLACE OF BEGINNING; 
THENCE EAST 8 FEET; THENCE NORTH PARALLEL WITH THE EAST LINE OF SAID NORTH CENTER 
STREET TO THE SOUTH LINE OF THE SOUTHERN PACIFIC RAILROAD RIGHT OF WAY; THENCE 

SOUTHWESTERLY ALONG THE SOUTH LINE OF SAID RIGHT OF WAY TO A POINT DIRECTLY NORTH OF 
THE TRUE POINT OF BEGINNING; THENCE SOUTH PARALLEL WITH THE EAST LINE OF SAID NORTH 
CENTER STREET TO THE TRUE PLACE OF BEGINNING.  
 
TOGETHER WITH THAT PORTION OF CHERRY STREET VACATED BY ORDINANCE NO. 2015-2791 AND 
RECORDED AUGUST 5, 2016 AS INSTRUMENT NO. 201612162, DEED AND MORTGAGE RECORDS. 
 
PARCEL 13:  
 
TRACT A: 
BEING A PART OF THE DONATION LAND CLAIM OF DANIEL D. DESKINS, CLAIM NO. 54, NOTIFICATION 
NO. 1475, IN TOWNSHIP 3 SOUTH, RANGE 2 WEST OF THE WILLAMETTE MERIDIAN, IN YAMHILL 
COUNTY, OREGON, AND MORE PARTICULARLY DESCRIBED AS FOLLOWS:  
 
COMMENCING AT A POINT ON THE EAST LINE OF NORTH CENTER STREET (FORMERLY EAST STREET) 
245 FEET NORTH OF THE NORTH LINE OF FULTON STREET AS PLATTED AND DEDICATED BY 
CHRISTINE CLEMENSON AND J.C. CLEMENSON, HER HUSBAND, IN THE CITY OF NEWBERG, YAMHILL 
COUNTY, OREGON; AND RUNNING THENCE EAST 82 FEET; THENCE NORTH PARALLEL WITH THE EAST 
LINE OF NORTH CENTER STREET (FORMERLY EAST STREET) TO THE SOUTH LINE OF THE SOUTHERN 
PACIFIC RAILROAD RIGHT OF WAY; THENCE SOUTHWESTERLY ALONG THE SOUTH LINE OF SAID 
RIGHT OF WAY TO THE EAST LINE OF NORTH CENTER STREET (FORMERLY EAST STREET); THENCE 
SOUTH ALONG THE EAST LINE OF NORTH CENTER STREET (FORMERLY EAST STREET); 120 FEET, 
MORE OR LESS, TO THE PLACE OF BEGINNING.  
 
TOGETHER WITH THAT PORTION OF THE VACATED CENTER STREET INURING THERETO BY VACATION 
ORDINANCE NO. 2062 RECORDED ON AUGUST 27, 1981 IN FILM VOLUME 163, PAGE 1407, YAMHILL 
COUNTY RECORDS. 
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TOGETHER WITH THAT PORTION OF CHERRY STREET VACATED BY ORDINANCE NO. 2015-2791 AND 
RECORDED AUGUST 5, 2016 AS INSTRUMENT NO. 201612162, DEED AND MORTGAGE RECORDS. 
 
 
TRACT B:  
THE WEST 1/2 OF THAT CERTAIN VACATED STREET AS PER VACATION ORDINANCE NO. 2062 DATED 
AUGUST 3, 1981, CITY OF NEWBERG, YAMHILL COUNTY, OREGON, AND AS RECORDED AUGUST 27, 
1981 IN FILM VOLUME 163, PAGE 1407-1408, DEED RECORDS OF YAMHILL COUNTY, OREGON.  
 
TOGETHER WITH THAT PORTION OF CHERRY STREET VACATED BY ORDINANCE NO. 2015-2791 AND 
RECORDED AUGUST 5, 2016 AS INSTRUMENT NO. 201612162, DEED AND MORTGAGE RECORDS. 
 
PARCEL 14:  
 
BEING A PART OF THE DANIEL D. DESKINS DONATION LAND CLAIM AND PARTICULARLY DESCRIBED 
AS FOLLOWS: 
  
BEGINNING ON THE WEST LINE OF EAST STREET AND 100 FEET NORTH OF THE NORTH LINE OF 
FULTON STREET IN THE CITY OF NEWBERG, YAMHILL COUNTY, OREGON; AND RUNNING THENCE 
WEST 100 FEET; THENCE NORTH TO THE SOUTH LINE OF SOUTHERN PACIFIC RAILROAD RIGHT OF 
WAY; THENCE EASTERLY ALONG SAID RAILROAD RIGHT OF WAY TO THE WEST LINE OF SAID EAST 
STREET; THENCE SOUTH ALONG THE WEST LINE OF SAID EAST STREET TO THE PLACE OF 
BEGINNING. EXCEPTING THEREFROM THE SOUTH 103 FEET AS CONVEYED TO LEANDER A. CROCKETT 
ET UX BY DEED RECORDED FEBRUARY 24, 1951, IN BOOK 160, PAGE 678, DEED RECORDS.  
 
TOGETHER WITH THAT PORTION OF VACATED CHERRY STREET, INURRING THERETO, BY ORDINANCE 
NO. 2015-2791 AND RECORDED AUGUST 5, 2016 AS INSTRUMENT NO. 201612162, DEED AND 

MORTGAGE RECORDS. 
 
TOGETHER WITH THAT PORTION OF VACATED CENTER STREET (FORMERLY EAST STREET), INURRING 
THERETO, BY ORDINANCE 2019-2854 AND RECORDED JANUARY 7, 2020, AS INSTRUMENT NO. 
202000265, DEED AND MORTGAGE RECORDS. 
 
PARCEL 15: 
 
BEING A PART OF THE DANIEL D. DESKINS DONATION LAND CLAIM AND MORE PARTICULARLY 
DESCRIBED AS FOLLOWS:  
 
THE NORTH 75 FEET OF THE FOLLOWING DESCRIBED TRACT OF LAND, TO WIT:  
 
BEGINNING AT A POINT ON THE WEST LINE OF EAST STREET, NOW NORTH CENTER STREET, AND 100 
FEET NORTH OF THE NORTH LINE OF FULTON STREET, IN THE CITY OF NEWBERG, YAMHILL COUNTY, 
OREGON; AND RUNNING THENCE WEST 100 FEET; THENCE NORTH 103 FEET; THENCE EAST 100 FEET 
TO THE WEST LINE OF SAID EAST STREET; THENCE SOUTH ALONG THE WEST LINE OF SAID EAST 
STREET TO THE PLACE OF BEGINNING.  
 
TOGETHER WITH THAT PORTION OF VACATED CENTER STREET (FORMERLY EAST STREET), INURRING 
THERETO, BY ORDINANCE 2019-2854 AND RECORDED JANUARY 7, 2020, AS INSTRUMENT NO. 
202000265, DEED AND MORTGAGE RECORDS. 
 
PARCEL 16:  
 
BEGINNING AT A POINT ON THE WEST LINE OF EAST STREET (NOW NORTH CENTER STREET) IN 
SECTION 17, TOWNSHIP 3 SOUTH, RANGE 2 WEST IN THE CITY OF NEWBERG, YAMHILL COUNTY, 
OREGON, SAID POINT BEING 128 FEET NORTH OF THE NORTH LINE OF FULTON STREET, SAID POINT 
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ALSO BEING THE SOUTHEAST CORNER OF THAT CERTAIN TRACT OF LAND CONVEYED TO IVAN L 
ADAMS, ET UX, BY DEED RECORDED JULY 2, 1976 IN FILM VOLUME 113, PAGE 419, DEED AND 
MORTGAGE RECORDS; THENCE WEST ALONG THE SOUTH LINE OF SAID ADAMS TRACT 100 FEET; 
THENCE SOUTH 50 FEET; THENCE EAST 100 FEET TO THE WEST LINE OF SAID NORTH CENTER 
STREET; THENCE NORTH 50 FEET TO THE PLACE OF BEGINNING.  
 
TOGETHER WITH THAT PORTION OF VACATED CENTER STREET (FORMERLY EAST STREET), INURRING 
THERETO, BY ORDINANCE 2019-2854 AND RECORDED JANUARY 7, 2020, AS INSTRUMENT NO. 
202000265, DEED AND MORTGAGE RECORDS. 
 
PARCEL 17:  
 
BEGINNING AT POINT 290 FEET EAST OF THE INTERSECTION OF THE SOUTH LINE OF CHERRY STREET 
WITH THE EAST LINE OF EAST STREET (NOW NORTH CENTER STREET) IN THE CITY OF NEWBERG, 
YAMHILL COUNTY, OREGON; THENCE EAST ALONG THE SOUTH LINE OF CHERRY STREET AND THE 
SAME EXTENDED A DISTANCE OF 73 FEET, MORE OR LESS, TO THE NORTHEAST CORNER OF THAT 
CERTAIN TRACT CONVEYED TO FRANK L. HILL AND BELVA E. HILL BY DEED RECORDED IN BOOK 143, 
PAGE 246, DEED RECORDS; THENCE SOUTH ALONG THE EAST LINE OF THE HILL TRACT, 105 FEET TO 
THE SOUTHEAST CORNER THEREOF; THENCE WEST 72 FEET, MORE OR LESS, TO THE SOUTHWEST 
CORNER OF THAT CERTAIN TRACT CONVEYED TO FRANK AND BELVA E. HILL BY DEED RECORDED IN 
BOOK 108, PAGE 232, DEED RECORDS; THENCE NORTH ALONG THE WEST LINE OF THE HILL TRACT, 
105 FEET TO THE PLACE OF BEGINNING.  
 
TOGETHER WITH THAT PORTION OF VACATED CHERRY STREET, INURRING THERETO, BY ORDINANCE 
NO. 2015-2791 AND RECORDED AUGUST 5, 2016 AS INSTRUMENT NO. 201612162, DEED AND 
MORTGAGE RECORDS. 
 

PARCEL 18:  
 
BEGINNING AT A POINT ON THE SOUTH LINE OF CHERRY STREET IN THE CITY OF NEWBERG, IN 
YAMHILL COUNTY, OREGON, SAID POINT BEING SOUTH 0°34' WEST 20 FEET AND NORTH 89°59' EAST 
310 FEET FROM THE INTERSECTION OF THE CENTER LINES OF CHERRY STREET AND CENTER STREET 
IN SAID CITY OF NEWBERG; THENCE SOUTH 00°34' WEST 105 FEET; THENCE SOUTH 89°59' WEST 5 
FEET; THENCE NORTH 00°34' EAST 105 FEET; THENCE NORTH 89°59' EAST 5 FEET TO THE PLACE OF 
BEGINNING.  
 
TOGETHER WITH THAT PORTION OF VACATED CHERRY STREET, INURRING THERETO, BY ORDINANCE 
NO. 2015-2791 AND RECORDED AUGUST 5, 2016 AS INSTRUMENT NO. 201612162, DEED AND 
MORTGAGE RECORDS. 
 
PARCEL 19:  
 
BEGINNING AT A POINT ON THE SOUTH LINE OF CHERRY STREET IN THE CITY OF NEWBERG, IN 
YAMHILL COUNTY, OREGON, SAID POINT BEING SOUTH 00°34' WEST 20 FEET AND NORTH 89°59' 
EAST 240 FEET FROM THE INTERSECTION OF THE CENTER LINES OF CHERRY AND CENTER STREETS 
IN SAID CITY OF NEWBERG; THENCE SOUTH 00°34' WEST 105 FEET; THENCE NORTH 89°59' EAST 70 
FEET; THENCE NORTH 00°34' EAST 105 FEET; THENCE SOUTH 89°59' WEST 70 FEET TO THE PLACE OF 
BEGINNING.  
 
EXCEPTING THEREFROM THE EAST 5 FEET.  
 
TOGETHER WITH THAT PORTION OF VACATED CHERRY STREET, INURRING THERETO, BY ORDINANCE 
NO. 2015-2791 AND RECORDED AUGUST 5, 2016 AS INSTRUMENT NO. 201612162, DEED AND 
MORTGAGE RECORDS. 
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PARCEL 20:  
 
BEGINNING AT A POINT ON THE SOUTH LINE OF CHERRY STREET N THE CITY OF NEWBERG IN 
YAMHILL COUNTY, OREGON, SAID POINT BEING SOUTH 00°34' WEST 20 FEET AND NORTH 89°59' 
EAST 175 FEET FROM THE INTERSECTION OF THE CENTER LINE OF CHERRY AND CENTER STREETS IN 
SAID CITY OF NEWBERG; THENCE NORTH 89°59' EAST ALONG THE SOUTH LINE OF CHERRY STREET, 
65 FEET; THENCE SOUTH 00°34' WEST 105 FEET; THENCE SOUTH 89°59' WEST 65 FEET; THENCE 
NORTH 00°34' EAST 105 FEET TO THE PLACE OF BEGINNING.  
 
TOGETHER WITH THAT PORTION OF VACATED CHERRY STREET, INURRING THERETO, BY ORDINANCE 
NO. 2015-2791 AND RECORDED AUGUST 5, 2016 AS INSTRUMENT NO. 201612162, DEED AND 
MORTGAGE RECORDS. 
 
PARCEL 21:  
 
BEGINNING AT A POINT ON THE SOUTH LINE OF CHERRY STREET IN THE CITY OF NEWBERG, IN 
YAMHILL COUNTY, OREGON, SAID POINT BEING SOUTH 00°34' WEST 20 FEET AND NORTH 89°59 EAST 
175 FEET FROM THE INTERSECTION OF THE CENTERLINES OF CHERRY AND CENTER STREETS IN SAID 
CITY OF NEWBERG; THENCE SOUTH 00°34' WEST 105 FEET; THENCE SOUTH 89°59 WEST 65 FEET; 
THENCE NORTH 001°34' EAST 105 FEET; THENCE NORTH 89°59' EAST 65 FEET TO THE PLACE OF 
BEGINNING.  
 
TOGETHER WITH THAT PORTION OF VACATED CHERRY STREET, INURRING THERETO, BY ORDINANCE 
NO. 2015-2791 AND RECORDED AUGUST 5, 2016 AS INSTRUMENT NO. 201612162, DEED AND 
MORTGAGE RECORDS. 
 
PARCEL 22:  

 
BEGINNING AT A POINT 1069.45 FEET SOUTH AND 1769.57 FEET WEST FROM THE NORTHEAST 
CORNER OF THE DANIEL D. DESKINS DONATION LAND CLAIM NO. 54 IN TOWNSHIP 3 SOUTH, RANGE 
2 WEST OF THE WILLAMETTE MERIDIAN IN YAMHILL COUNTY, OREGON, SAID BEGINNING POINT 
ALSO BEING NORTH 00°34' EAST 181.0 FEET FROM THE CENTER OF FULTON STREET IN THE CITY OF 
NEWBERG; THENCE NORTH 00°34' EAST 49.0 FEET TO AN IRON PIPE; THENCE NORTH 89°59' EAST 90 
FEET TO AN IRON PIPE; THENCE SOUTH 00°34' WEST 49.0 FEET TO AN IRON PIPE; THENCE SOUTH 
89°59' WEST 90.0 FEET TO AN IRON PIPE AT THE POINT OF BEGINNING.  
 
TOGETHER WITH THAT PORTION OF VACATED CHERRY STREET, INURRING THERETO, BY ORDINANCE 
NO. 2015-2791 AND RECORDED AUGUST 5, 2016 AS INSTRUMENT NO. 201612162, DEED AND 
MORTGAGE RECORDS. 
 
TOGETHER WITH THAT PORTION OF VACATED CENTER STREET (FORMERLY EAST STREET), INURRING 
THERETO, BY ORDINANCE 2019-2854 AND RECORDED JANUARY 7, 2020, AS INSTRUMENT NO. 
202000265, DEED AND MORTGAGE RECORDS. 
 
PARCEL 23:  
 
A PART OF THE DANIEL D. DESKINS DONATION LAND CLAIM NO. 54 IN TOWNSHIP 3 SOUTH, RANGE 2 
WEST OF THE WILLAMETTE MERIDIAN IN YAMHILL COUNTY, OREGON, DESCRIBED AS FOLLOWS:  
 
BEGINNING AT A POINT ON THE NORTH LINE OF FULTON STREET, 282 FEET EAST OF THE EAST LINE 
OF EAST STREET IN NEWBERG, YAMHILL COUNTY, OREGON; THENCE EAST 66 FEET ALONG THE 
NORTH LINE OF FULTON STREET; THENCE NORTH 100 FEET; THENCE WEST 66 FEET; THENCE SOUTH 
100 FEET TO THE PLACE OF BEGINNING.  
 
PARCEL 24:  
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PART OF THE DANIEL D. DESKINS DONATION LAND CLAIM NO. 54 IN TOWNSHIP 3 SOUTH, RANGE 2 
WEST OF THE WILLAMETTE MERIDIAN IN YAMHILL COUNTY, OREGON, DESCRIBED AS FOLLOWS:  
 
BEGINNING AT A POINT ON THE NORTH LINE OF FULTON STREET 200 FEET EAST OF THE EAST LINE 
OF EAST STREET IN NEWBERG; THENCE EAST 82 FEET; THENCE NORTH 100 FEET; THENCE WEST 82 
FEET; THENCE SOUTH 100 FEET TO THE PLACE OF BEGINNING.  
 
PARCEL 25:  
 
A TRACT OF LAND LOCATED IN SECTION 17, TOWNSHIP 3 SOUTH, RANGE 2 WEST OF THE 
WILLAMETTE MERIDIAN IN YAMHILL COUNTY, OREGON, DESCRIBED AS FOLLOWS:  
 
BEGINNING AT A POINT ON THE NORTH LINE OF FULTON STREET AND 136 FEET EAST OF THE EAST 
LINE OF CENTER STREET; THENCE NORTH 100 FEET; THENCE EAST 64 FEET; THENCE SOUTH 100 
FEET; THENCE WEST 64 FEET TO THE POINT OF BEGINNING.  
 
PARCEL 26:  
 
A TRACT OF LAND LOCATED IN SECTION 17, TOWNSHIP 3 SOUTH, RANGE 2 WEST OF THE 
WILLAMETTE MERIDIAN IN YAMHILL COUNTY, OREGON, DESCRIBED AS FOLLOWS:  
 
BEGINNING AT A POINT ON THE NORTH LINE OF FULTON STREET AND 72 FEET EAST OF THE EAST 
LINE OF CENTER STREET; THENCE NORTH 100 FEET; THENCE EAST 64 FEET; THENCE SOUTH 100 
FEET. THENCE WEST 64 FEET TO THE POINT OF BEGINNING.  
 
PARCEL 27:  

 
BEGINNING AT THE INTITIAL POINT OF FRIENDSVIEW VILLAGE CONDOMINIUM, NOW TERMINATED, 
SAID INTITIAL POINT BEING NORTH 06° 11’ 56 EAST 1495.71 FEET FROM THE SOUTHWEST CORNER 
OF SECTION 17, TOWNSHIP 3 SOUTH, RANGE 2 WEST, OF THE WILLAMETTE MERIDIAN, YAMHILL 
COUNTY, OREGON, SAID POINT ALSO BEING THE SOUTHEAST CORNER OF THAT TRACT CONVEYED TO 
WILLIAM L SALTER AND WIFE BY DEED RECORDED JULY 16, 1959 IN FILM VOLUME 6, PAGE 310, DEED 
AND MORTGAGE RECORDS, WHICH POINT IS 245 FEET NORTH AND 240 FEET EAST OF THE 
INTERSECTION OF THE EAST LINE OF EAST STREET (NOW CENTER STREET) WITH THE NORTH LINE 
OF FULTON STREET IN THE CITY OF NEWBERG; THENCE NORTH 0° 15’ 48” EAST ALONG THE EAST 
LINE OF SAID SALTER TRACT 278.25 FEET TO THE SOUTHERLY LINE OF THE SOUTHERN PACIFIC 
RAILROAD RIGHT OF WAY; THENCE NORTH 57° 08’ 48” EAST ALONG SAID SOUTHERLY RIGHT OF WAY 
LINE 129.74 FEET TO A POINT ON THE WEST LINE OF THAT TRACT PLATTED AS HAZELDELL; THENCE 
SOUTH 0° 15’ WEST ALONG SAID WEST LINE 348.60 FEET TO A POINT ON THE NORTH LINE OF 
CHERRY STREET; THENCE SOUTH 89° 59’ WEST ALONG SAID NORTH LINE 108.75 FEET TO THE POINT 
OF BEGINNING. 
 
TOGETHER WITH THAT PORTION OF CHERRY STREET VACATED BY ORDINANCE NO. 2015-2791 AND 
RECORDED AUGUST 5, 2016 AS INSTRUMENT NO. 201612162, DEED AND MORTGAGE RECORDS. 
 
PARCEL 28: 
 
PART OF THE D. D. DESKINS DONATION LAND CLAIM #54 IN TOWNSHIP 3 SOUTH, RANGE 2 WEST OF 
THE WILLAMETTE MERIDIAN IN YAMHILL COUNTY, OREGON, DESCRIBED AS FOLLOWS: 
 
BEGINNING 25 FEET NORTH OF THE SOUTHWEST CORNER OF LAND CONVEYED TO JOHN ILLIG BY 
DEED RECORDED SEPTEMBER 24, 1904 IN BOOK 47, PAGE 002, DEED RECORDS; THENCE NORTH 
ALONG THE WEST LINE OF SAID TRACT 100 FEET; THENCE EAST PARALLEL WITH THE SOUTH LINE OF 
SAID TRACT 80 FEET; THENCE SOUTH PARALLEL WITH THE WEST LINE OF SAID TRACT 100 FEET; 
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THENCE WEST 80 FEET TO THE PLACE OF BEGINNING. 
 
SAVE AND EXCEPT THAT PORTION CONVEYED TO CHESTER E. HANVILLE AND DORIS T. HANVILLE IN 
DEED RECORDED JULY 22, 1965 IN FILM VOLUME 46, PAGE 834; AND THAT PORTION CONVEYED TO 
MAURICE G. CHANDLER AND ELLOUISE CHANDLER IN DEED RECORDED JUNE 14, 1972 IN FILM 
VOLUME 89, PAGE 1928. 
 
TOGETHER WITH THAT PORTION OF VACATED CENTER STREET (FORMERLY EAST STREET), INURRING 
THERETO, BY ORDINANCE 2019-2854 AND RECORDED JANUARY 7, 2020, AS INSTRUMENT NO. 
202000265, DEED AND MORTGAGE RECORDS. 
 
PARCEL 29: 
 
TRACT A: 
 
BEGINNING AT AN IRON PIPE SET 1125.45 FEET SOUTH AND 1770.12 FEET WEST FROM THE 
NORTHEAST CORNER OF THE DANIEL D. DESKINS DONATION LAND CLAIM NO. 54 IN SECTION 17, 
TOWNSHIP 3 SOUTH, RANGE 2 WEST OF THE WILLAMETTE MERIDIAN IN YAMHILL COUNTY, OREGON, 
SAID BEGINNING POINT ALSO BEING NORTH 00°34' EAST 125.0 FEET FROM THE CENTER OF FULTON 
STREET, CITY OF NEWBERG; THENCE NORTH 00°34' EAST 56 FEET TO AN IRON PIPE; THENCE NORTH 
89°59' EAST 90 FEET TO AN IRON PIPE; THENCE SOUTH 00°34' WEST, 56 FEET TO AN IRON PIPE; 
THENCE SOUTH 89°59' WEST, 90 FEET TO THE POINT OF BEGINNING. 
 
TOGETHER WITH THAT PORTION OF VACATED CENTER STREET (FORMERLY EAST STREET), INURRING 
THERETO, BY ORDINANCE 2019-2854 AND RECORDED JANUARY 7, 2020, AS INSTRUMENT NO. 
202000265, DEED AND MORTGAGE RECORDS. 
 

TRACT B: 
 
A TRACT OF LAND IN SECTION 17, TOWNSHIP 3 SOUTH, RANGE 2 WEST OF THE WILLAMETTE 
MERIDIAN IN YAMHILL COUNTY, OREGON, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: 
 
THE NORTH 24 FEET OF THE FOLLOWING DESCRIBED TRACT OF LAND: 
 
PART OF THE D.D. DESKINS DONATION LAND CLAIM NO. 54 IN SECTION 17, TOWNSHIP 3 SOUTH, 
RANGE 2 WEST OF THE WILLAMETTE MERIDIAN IN YAMHILL COUNTY, OREGON, DESCRIBED AS 
FOLLOWS:  
 
BEGINNING 25 FEET NORTH OF THE SOUTHWEST CORNER OF LAND CONVEYED TO JOHN ILLIG BY 
DEED RECORDED SEPTEMBER 24, 1904 IN BOOK 47, PAGE 2, DEED RECORDS; THENCE NORTH ALONG 
THE WEST LINE OF SAID TRACT, 100 FEET; THENCE EAST PARALLEL WITH THE SOUTH LINE OF SAID 
TRACT, 80 FEET; THENCE SOUTH PARALLEL WITH THE WEST LINE OF SAID TRACT, 100 FEET; THENCE 
WEST 80 FEET TO THE PLACE OF BEGINNING. 
 
SAVE AND EXCEPTING THEREFROM THE EASTERLY 8 FEET THEREOF CONVEYED TO CHESTER E. 
HANVILLE AND DORIS T. HANVILLE, HUSBAND AND WIFE, BY DEED RECORDED JULY 22, 1965 IN FILM 
VOLUME 46, PAGE 834, DEED AND MORTGAGE RECORDS. 
 
TOGETHER WITH THAT PORTION OF VACATED CENTER STREET (FORMERLY EAST STREET), INURRING 
THERETO, BY ORDINANCE 2019-2854 AND RECORDED JANUARY 7, 2020, AS INSTRUMENT NO. 
202000265, DEED AND MORTGAGE RECORDS. 
 
PARCEL 30: 
 
PARCEL 3 OF PARTITION PLAT 1990-50, RECORDED NOVEMBER 16, 1990 IN FILM 3, PAGE 56 AND 57, 



  
Lot Book Service  Guarantee No.: 1039-3470486 
  Page 20 of 22 
  

 

First American Title 

YAMHILL COUNTY RECORDS, AND FURTHER DESCRIBED AS FOLLOWS: 
 
A TRACT OF LAND IN SECTION 17, TOWNSHIP 3 SOUTH, RANGE 2 WEST, YAMHILL COUNTY, OREGON, 
BEING PART OF THAT TRACT OF LAND DESCRIBED TO LORRIN WHITE IN DEED OF TRUST RECORDED 
IN FILM VOLUME 122, PAGE 872, YAMHILL COUNTY, DEED RECORDS, AND BEING MORE PARTICULARLY 
DESCRIBED AS FOLLOWS: 
 
BEGINNING AT THE NORTHEAST CORNER OF THE D.D. DESKINS DONATION LAND CLAIM; THENCE 
SOUTH 00° 20’ WEST 349.33 FEET ALONG THE EAST LINE OF SAID CLAIM TO THE SOUTHEAST 
CORNER OF THE MARTHA STEVAHN TRACT; THENCE NORTH 69° 45’ WEST 198.13 FEET ALONG THE 
SOUTH LINE OF SAID, STEVAHN TRACT TO THE SOUTHEAST CORNER OF SAID WHITE TRACT; THENCE 
CONTINUING NORTH 69° 45’ WEST 126.64 FEET TO AN IRON ROD ON THE SOUTH LINE OF SAID 
WHITE TRACT; THENCE NORTH 38° 57’ EAST 107.84 FEET TO AN IRON ROD; THENCE NORTH 34° 45’ 
02” WEST 60.30 FEET TO AN IRON ROD AND THE TRUE POINT OF BEGINNING; THENCE NORTH 51° 44’ 
07” WEST, 168.82 FEET TO AN IRON ROD AT AN ANGLE POINT IN THE NORTH LINE OF SAID WHITE 
TRACT; THENCE SOUTH 59° 58’ 10” WEST 40.00 FEET TO AN ANGLE POINT IN SAID NORTH LINE; 
THENCE SOUTH 64° 25’ 20” WEST 220.50 FEET TO THE MOST WESTERLY CORNER OF SAID WHITE 
TRACT; THENCE SOUTH 69° 45’ EAST 289.58 FEET ALONG THE SOUTH LINE OF SAID WHITE TRACT; 
THENCE NORTH 40° 24’ 08” EAST 145.65 FEET TO THE TRUE POINT OF BEGINNING. 
 
TOGETHER WITH AN EASEMENT DESCRIBED IN FILM VOLUME 249, PAGE 1579, DEED AND MORTGAGE 
RECORDS, AND ALSO SHOWN ON PARTITION PLAT 90-50 RECORDED NOVEMBER 16, 1990. 
 
PARCEL 31: 
 
A TRACT OF LAND LOCATED IN THE SOUTHWEST ONE-QUARTER OF SECTION 17, TOWNSHIP 3 
SOUTH, RANGE 2 WEST, WILLAMETTE MERIDIAN, CITY OF NEWBERG, YAMHILL COUNTY, OREGON, 

AND THE CENTERLINE BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: 
 
COMMENCING AT THE NORTHEASTERLY CORNER OF THE PLAT OF “FRIENDSVIEW VILLAGE 
CONDOMINIUM”; THENCE ALONG THE EASTERLY LINE OF SAID PLAT AND THE SOUTHERLY 
EXTENSION THEROF, SOUTH 01° 56’ 13” WEST 591.79 FEET TO THE NORTH RIGHT-OF-WAY LINE OF 
FULTON STREET (25.00 FEET FROM CENTERLINE); THENCE ALONG SAID NORTH RIGHT-OF-WAY LINE 
NORTH 88° 10’ 31” WEST 364.86 FEET TO THE CENTERLINE OF CENTER STREET VACATION 
ORDINANCE NO. 2019-2854, AND THE POINT OF BEGINNING; THENCE CONTINUING ALONG SAID 
NORTH RIGHT-OF-WAY LINE, NORTH 88° 10’ 31” WEST 20.00 FEET TO WEST LINE OF SAID CENTER 
STREET VACATION; THENCE ALONG SAID WEST LINE, NORTH 02° 24’ 50” EAST 78.08 FEET TO THE 
NORTHEAST CORNER OF DOCUMENT NUMBER 200909211; THENCE ALONG THE EASTERLY EXTENSION 
OF THE NORTH LINE OF SAID DEED, SOUTH 88° 10’ 50” EAST 20.00 FEET TO SAID CENTERLINE; 
THENCE ALONG SAID CENTERLINE, SOUTH 02° 24’ 50” WEST 78.09 FEET TO THE POINT OF 
BEGINNING. 
 
PARCEL 32: 
 
PARCEL 1 OF PARTITION PLAT 1990-50, RECORDED NOVEMBER 16, 1990 IN FILM 3, PAGE 56 AND 57, 
YAMHILL COUNTY PLAT RECORDS, STATE OF OREGON. 
 
PARCEL 33: 
 
PARCEL 2 OF PARTITION PLAT 1990-50, RECORDED NOVEMBER 16, 1990 IN FILM 3, PAGE 56 AND 57, 
YAMHILL COUNTY PLAT RECORDS, STATE OF OREGON. 
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Friendsview RCF Phase 1 
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FRIENDSVIEW RCF PHASE 1 
Exhibit E: Sample Public Notice & Mailing Information 

  



Working Together For A Better Community-Serious About Service" 
P:\Portland\2019\219081 Friendsview Manor and RCF Remodel\300 Documents\305 LU Dev Planning\2020-1215 Check Set\type_ii_mailed_notice_-_design_review_2017.doc 

  Community Development Department 
    P.O. Box 970 ▪ 414 E First Street ▪ Newberg, Oregon 97132     

    503-537-1240. Fax 503-537-1272   www.newbergoregon.gov 

  

 

 

 

 

A property owner in your neighborhood submitted an application to the City of Newberg to 

construct a new resident care facility on the existing Friendsview Retirement Community. You 

are invited to take part in the City's review of this project by sending in your written comments.  

For more details about giving comments, please see the back of this sheet. 

 

The development would include a proposed 4-story RCF building roughly 73,000 square feet 

in size and 79 patient rooms. It will also include 31 parking spaces for the facility. 

 

 

APPLICANT:  LRS Architects, Inc – Cynthia Schuster 

TELEPHONE:  503-221-1121 

 

PROPERTY OWNER:  Friendsview Retirement Community 

 

LOCATION: 1301 Fulton St., Newberg, OR 97132 

 

TAX LOT NUMBER: Yamhill County Tax Map and Lot Number (3217CB, Lot 200) 

 

 
 

WE WANT YOUR COMMENTS ON A PROPOSED NEW 
DEVELOPMENT IN YOUR NEIGHBORHOOD 



Working Together For A Better Community-Serious About Service" 
P:\Portland\2019\219081 Friendsview Manor and RCF Remodel\300 Documents\305 LU Dev Planning\2020-1215 Check Set\type_ii_mailed_notice_-_design_review_2017.doc 

We are mailing you information about this project because you own land within 500 feet of the 

proposed new project.  We invite you to send any written comments for or against the proposal 

within 14 days from the date this notice is mailed. 

 

If you mail your comments to the City, please put the following information on the outside of the 

envelope: 

 

Written Comments: File No.XX   

City of Newberg    

Community Development Department 

  PO Box 970 

  Newberg, OR  97132 

 

You can look over all the information about this project or drop comments off at Newberg City 

Hall, 414 E. First Street.  You can also buy copies of the information for a cost of 25 cents a 

page.  If you have any questions about the project, you can call the Newberg Planning Division 

at 503-537-1240. 

 

All written comments must be turned in by 4:30 p.m. on enter date two weeks from date you 

mailed notice.  Any issue which might be raised in an appeal of this case to the Land Use Board 

of Appeals (LUBA) must be submitted to the City in writing before this date.  You must include 

enough detail to enable the decision maker an opportunity to respond.  The applicable criteria 

used to make a decision on this application for design review approval are found in Newberg 

Development Code 15.220.050(B). 

 

The Community Development Director will make a decision at the end of a 14-day comment 

period.  If you send in written comments about this project, you will be sent information about 

any decision made by the City relating to this project. 

 

Date Mailed:  Date notice is mailed  

      

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

(City staff will give you the file number for 

your project at the time of application) 
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December 16, 2020 

Dave Hampton 
Friendsview Manor Inc 
1001 E Fulton St  
Newberg, OR 97132 

Re: Traffic Study for New RCF Building 

Mr Hampton, 

The purpose of this letter is to determine if the proposed residential care facility triggers the need 
for a traffic study as defined in the Newberg development code.  The following code section 
addressed traffic studies: 

15.220.030.B 

14. Traffic Study. A traffic study shall be submitted for any project that generates in 
excess of 40 trips per p.m. peak hour. This requirement may be waived by the director 
when a determination is made that a previous traffic study adequately addresses the 
proposal and/or when off-site and frontage improvements have already been completed 
which adequately mitigate any traffic impacts and/or the proposed use is not in a location 
which is adjacent to an intersection which is functioning at a poor level of service. A 
traffic study may be required by the director for projects below 40 trips per p.m. peak hour 
where the use is located immediately adjacent to an intersection functioning at a poor 
level of service. The traffic study shall be conducted according to the City of Newberg 
design standards. [Ord. 2619, 5-16-05; Ord. 2451, 12-2-96. Code 2001 § 151.192.] 

The proposed project is to build a four-story residential care facility with a total of 79 beds.  The 
footprint of the new structure will result in the relocation of 29 existing healthcare beds into the 
new RCF and demolition of one duplex unit. In the 10th Edition of the ITE Trip Generation 
Manual, the healthcare beds fall within the Continuing Care Retirement Community classification, 
ITE Code 255 with an average trip rate per unit for the PM peak hour of 0.20 trips. The duplex, 
considered two single family units, falls in ITE Code 210 with an average trip rate per unit for the 
PM peak hour of 1trip. 

  

Associated Transportation Engineering & Planning, Inc. 1155 SE 13th St. 
ATEP Project No. 20-006 Page  Salem, OR 973021

Land Use ITE Code Units Trip Rate PM Total

Existing Bed to be relocated 255 29 0.2 (5.8)

Duplex Demo 210 2 1 (2)

New RCF 255 79 0.2 15.8

NET NEW 
TRIPS 8



Based on my assessment, the proposed 79-unit residential care facility project will result in an overall 
increase of 8 trips in the PM peak hour which is less that the 40 trip trigger for a traffic study.  Therefore 
this project does not trigger the requirement for a traffic study. 

Sincerely,      
      
      

 
Daniel Danicic, P.E. 
ddanicic@atepinc.com     
Cell 503-476-7702  
    EXPIRES 12/31/21

Associated Transportation Engineering & Planning, Inc. 1155 SE 13th St. 
ATEP Project No. 20-006 Page  Salem, OR 973022

mailto:ddanicic@atepinc.com
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 Preliminary Stormwater Report 
FRIENDSVIEW RESIDENTIAL CARE FACILITY – PHASE 1 

NEWBERG, OREGON 

1.0 Purpose of Report 
The purpose of this report is to analyze the effects the proposed development will have on the existing 

stormwater conveyance system; document the criteria, methodology, and informational sources used to 

design the proposed stormwater system; and present the results of the preliminary hydraulic analysis.  

2.0 Project Location/Description 
The proposed development is located north of Fulton Street, and south of the Southern Pacific Railroad 

in Newberg, Oregon, encompassing 16.4 acres (Tax Lot 200, Yamhill County Tax Map 3S2W17). 

The proposed project is a multi-phased development. The first phase will include the removal and 

relocation of existing duplex buildings and the construction of a residential care facility, reconstructed 

parking lot areas, drive aisles, curbs, sidewalks, landscaping, associated underground utilities, and 

stormwater facilities. The second phase will consist of an expansion to the existing Friendsview Manor 

Building, parking spaces, sidewalks, and accompanying utilities which will occur at a future date. 

Stormwater management is provided through a combination of low impact development approach (LIDA) 

facilities and underground detention chambers. All stormwater detention facilities will be designed with 

outlet structures to release the post-developed site peak flow at or below pre-developed rates. Most of 

the existing upstream system will be treated using a StormFilter cartridge catch basin. 

3.0 Regulatory Design Criteria 
Stormwater design criteria is dictated by the City of Newberg Public Works Design and Construction 

Standards (August 2015). Per Figure 4.4, the proposed development will create more than 2,877 square 

feet of impervious area and will therefore be required to provide treatment and detention for all net new 

impervious area.  



  

 

Friendsview RCF - Phase I – City of Newberg 

Preliminary Stormwater Report 

December 17, 2020

Page 4

 

 

3.1. Stormwater Quantity 

Per City of Newberg’s Public Works Design and Construction Standards (August 2015), it is required that 

the post-development runoff rates from the site do not exceed the pre-development runoff rates. 

 4.7.1.III  Water Quantity Facility Design & Control Standards 

Stormwater quantity on-site detention facilities shall be designed to capture runoff so the post-

development runoff rates from the site do not exceed the pre-development runoff rates from the 

site, based on 24-hour storm events ranging from ½ of the 2-year return storm to the 25-year 

return storm. Specifically, the ½ of the 2, 2, 10, and 25-year post-development runoff rates will not 

exceed their respective ½ of the 2, 2, 10, and 25-year pre-development runoff rates… 

Per City of Newberg standards, the proposed development will provide stormwater quantity management 

with LIDA facilities to the maximum extent practicable and underground detention chambers. The 

proposed conveyance system and stormwater management facilities will be designed to detain the post-

developed runoff rates from the site, so that they do not exceed the pre-developed rates.  
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3.2. Stormwater Quality 

Per City of Newberg’s Public Works Design and Construction Standards (August 2015), it is required that 

stormwater quality facilities be designed based on the following:  

4.8.5   Water Quality Storm 

The storm defines both volume and rate of runoff. The stormwater quality only facilities shall be 

designed for a dry weather storm event totaling 1.0 inches of precipitation falling in 24 hours with 

an average storm return period of 96 hours using Figure 4-3, rainfall distribution.  

Stormwater quality management for this project will be met using flow-through planter facilities to the 

maximum extent practicable and a StormFilter catch basin. All facilities have been designed per City of 

Newberg Standards and checked using the HydroCAD 10.0 computer software.  

4.0 Design Methodology 
The Santa Barbara Urban Hydrograph (SBUH) Method was used to analyze stormwater runoff from the 

site. This method utilizes the SCS Type 1A 24-hour design storm. HydroCAD 10.0 computer software was 

used to model the hydrology and stormwater facility hydraulics. Runoff Curve Numbers (CN), which are 

representative of existing and developed cover conditions and time of concentration (Tc) values were 

developed in accordance with the U.S. Department of Agriculture (USDA) – Natural Resource Conservation 

Service’s (NRCS) Technical Release 55 and are included in Appendix D.  

5.0 Design Parameters 

5.1. Design Storms 

Per City of Newberg requirements, Table 5-1 defines the rainfall intensities and durations that were 

utilized in the analysis of the existing and proposed stormwater facilities. 

Table 5-1: Rainfall Intensities 

Recurrence Interval 

(Years) 

Total Precipitation Depth 

(Inches) 

Water Quality 1.00 

½ of 2 1.25 

2 2.50 

10 3.50 

25 4.00 

5.2. Pre-Developed Site Conditions 

5.2.1. Site Topography 

The subject site includes Hess Creek and the surrounding canyon to the east of the development. The 

canyon generally slopes at approximately a 2:1 slope, with a high point of  approximately 180 feet and a 

low point of  approximately 152 feet. Existing grades in the proposed development area generally vary 

from approximately 1 to 30 percent, with a high point of  approximately 198 feet in the northwest corner 

of the site. The low point of the proposed development is approximately 175 feet near the west bank of 

the Hess Creek Canyon. The site generally slopes from northwest to southeast.  

5.2.2. Land Use 

The existing site is currently developed with existing buildings owned by Friendsview Retirement 

Community and is located within the City of Newberg’s Institutional (I) zoning district.   
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5.3. Soil Type 

The soil beneath the project site and associated drainage basins is classified as Aloha Silt Loam and 

Woodburn Silt Loam per the USDA Soil Survey for Yamhill County. Table 5-2 outlines the Hydrologic Soil 

Group rating for each soil type. 

Table 5-2: Hydrologic Soil Groupings 

NRCS Map Unit 

Identification 

NRCS Soil Classification Hydrologic Soil 

Group Rating 

2300A Aloha Silt Loam C/D 

2310C Woodburn Silt Loam C 

2310F Woodburn Silt Loam C 

Further information on this soil type is included in the NRCS Soil Resource Report located in Appendix C 

of this report. 

5.4. Post-Developed Site Conditions 

5.4.1. Site Topography 

The on-site slopes will be modified with cuts and fills to accommodate the relocation of a portion of the 

private drive aisle and parking, the relocation of an existing duplex, the demolition of an existing duplex, 

and the construction of a multi-unit building and various stormwater facilities. The eastern portion of the 

site will remain unchanged and continue to drain to Hess Creek. The western and northern portions of 

the site will not be impacted by the proposed development. 

5.4.2. Land Use 

The post-developed site will consist of duplexes, a multi-unit building with associated streets, sidewalks, 

a concrete driveway, and underground utilities.  

5.4.3. Post-Developed Site Parameters 

Refer to Appendix A for HydroCAD reports that include each parameter (e.g. impervious/pervious areas, 

time of concentration, etc.) used to model and analyze the site hydrology.  

5.4.4. Description of Off-Site Contributing Basins 

There are no major off-site contributory basins draining onto the subject site.  

6.0 Stormwater Analyses 

6.1. Stormwater Conduit Sizing and Inlet Spacing 

The proposed on-site catch basins and inlet structures will be spaced per City of Newberg requirements 

to properly convey stormwater runoff. The proposed storm pipes will be sized using Manning’s equation 

to convey the peak flows from the 25-year storm event. All stormwater will be collected and conveyed to 

the existing private storm main located east of the Friendsview Manor building. 

6.2. Existing Stormwater Facilities 

The existing storm system is currently conveyed to a detention pond located approximately in the middle 

of the subject site (see Figure 2, Pre-Developed Basin Map for further detail). Following a topographic 

survey and visual inspections, AKS staff have determined that the existing pond does not meet current 

City of Newberg water quality standards for the following reasons: 

A. Permanent Ponding Depth: The bottom of the existing pond currently sits level to or higher than 

the pond’s outlet structure. Per City of Newberg standards, the minimum ponding depth for an 
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extended dry basin is 0.4 feet. This lack of ponding depth prevents sediment from settling out of 

the stormwater conveyed to the pond. 

B. Inlet and Outlet Locations: The existing pipe discharging into the pond is directly adjacent to the 

pond’s outlet structure. This allows for direct flow between structures without treatment, 

thereby resulting in a short circuiting of the flow. 

C. Non-standard Orifice: The existing outlet structure has a non-standard 6-inch turn-down pipe 

that conveys runoff to the overflow structure and out of the pond via a 15-inch storm line. A pond 

of this size and for a basin of this scale would typically utilize a 1-to-2-inch orifice to provide a 

drawdown time of 48 hours per City of Newberg standards. This would better allow for 

stormwater ponding which would allow sediment to settle out of the stormwater. A system with 

an orifice larger than approximately 1 to 2 inches would not provide the required draw down 

time. 

While the pond does not meet current City standards for water quality, it does provide detention for the 

upstream system. However, due to the relocation of the existing access road, the pond will be 

decommissioned and filled as part of this project. As such, proposed facilities will need to provide capacity 

for detention to compensate for the removed pond facility. Because the existing pond does not currently 

treat the existing runoff, proposed facilities will not need to provide treatment due to the removal of the 

facility. The pond facility has been modeled in HydroCAD per survey data in order to analyze the pre-

developed rates. Refer to Appendix A for calculations and contributing basins for the existing pond facility. 

6.3. Proposed Stormwater Quality Control Facilities 

6.3.1. Water Quality Treatment 

Per Figure 4.4 of the City of Newberg Design standards, any site which disturbs more than 2,877 square 

feet or more than one acre must treat and detain all net new impervious area created. Table 6-1 details 

the existing, new, and net new impervious area created within the project limits. For additional 

information, refer to Figure 4 for basin maps detailing the impervious areas on site. 

Table 6-1: Net New Impervious Area Summary 

Pre-Development 

Impervious Area 

(square feet) 

Post-Development 

Impervious Area 

(square feet) 

Net New Impervious 

Area Requiring 

Treatment (square feet) 

Total Treated 

Area 

(square feet) 

Excess 

Treated Area 

(square feet) 

146,000 172,640 26,640 34,960* 8,320 

*Note: Approximately 14,175 square feet will be collected and treated by the StormFilter catch basin 

(see Table 6-2). The remaining area will be treated by LIDA flow-through planters. 

6.3.2. Flow-Through Planter Facilities 

LIDA flow-through planter facilities will be constructed on the west and east faces of the new building to 

collect and treat runoff from the roof of the new building and the surrounding plaza areas. The planters 

will be designed per City standards and analyzed in HydroCAD to provide water quality treatment for this 

new impervious area. Water quality flow will be routed through the growing medium and drain rock 

sections to the bottom of the facility. Also, the planters have been designed with outlet structures to 

maintain a minimum of 4-inches of freeboard during the 25-year storm event. Refer to Appendix A for the 

calculations for the water quality treatment through the planter. 
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6.3.3. Water Quality Structures 

A portion of the proposed development’s net new impervious area, as shown in the Post-Developed Basin 

Map, will be treated using a water quality catch basin. Flow will then be conveyed to the underground 

detention system. This area consists of the relocated drive aisle, new parking areas, and new sidewalks. 

Refer to Figures 2 and 3 for basin maps detailing the contributing catchment area for the subject site. 

Refer to Table 6-2 and Appendix B for calculations and additional information regarding the sizing 

requirements of the water quality structure. 

Table 6-2: Water Quality Structure Sizing 

Structure 

ID 

Collected Impervious 

Area (square feet) 

Water Quality 

Flow (cfs) 

Cartridge Flow Rate 

(27-inch Cartridge) (cfs) 

Number of 

Cartridges Required 

CB1 14,360 0.07 0.05 2 

A portion of the project site will be situated at grades and elevations that will not allow stormwater runoff 

to be directed and discharged into the proposed water quality structure or LIDA facilities. Stormwater 

runoff from the proposed public improvements and repairs will continue to be collected and conveyed by 

the existing stormwater conveyance system in Fulton Street. If the net new impervious area created is 

less than 500 square feet, water quality treatment is not required. Additionally, a portion of the new 

improvements located south of the new building will be unable to be treated. This area is offset by the 

treatment that will be provided for existing impervious areas that were previously untreated by the 

existing pond. 

6.4. Proposed Stormwater Quantity Control Facilities 

Per Section 6.2 of this report, the existing pond to be removed currently provides detention for the 

upstream system. To offset the loss of the existing pond and to satisfy stormwater quantity 

requirements, a combination of an underground detention system and LIDA flow-through planters have 

been designed to release the post-developed peak flow at or below the pre-developed rate release from 

the existing pond. The detention facilities have been designed to collect and detain runoff from the 

existing upstream system that currently drains to the existing pond. Refer to Appendix A for calculations 

and contributing basins for the stormwater quantity control facility.  

Table 6-3 outlines the pre-development and post-development flow rate comparisons. 

Table 6-3: Water Quantity Flow Summary 

Recurrence 

Interval 

Peak Pre-Development 

Flow Exiting the Pond 

(cfs) 

Peak Post-

Development 

Flow (cfs) 

Peak Flow Difference 

(cfs) 

½ of 2 0.89 0.56 -0.33* 

2 1.78 0.94 -0.84* 

10 2.42 1.97 -0.45* 

25 3.49 2.88 -0.61* 

*Note: Additional detention capacity will be used by future development phases. 

6.5. Downstream Analysis 

The downstream system has been evaluated and it has been determined that this development will have 

no detrimental impacts to the downstream system. The onsite stormwater facility is designed so that post-

development runoff rates will be less than or equal to the pre-development rates. 
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The conveyance system leaving the site has been analyzed from the proposed development site to the 

outfall at Hess Creek, approximately 250 feet downstream.  It has been determined that the existing 

stormwater conveyance system meets the City’s capacity requirements (Design Standards Manual Section 

4.5.7) to convey the detained flows from the proposed development. 

AKS staff completed a visual investigation on 09/02/2020 of the existing conveyance system and outfall 

downstream of the proposed development. The existing outfall is in good condition with no signs of 

overflow or erosion. 



    

 

  

  

Figure 1: Vicinity Map    
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Figure 2: Pre-Developed Basin Map    
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Figure 3: Post-Developed Basin Map    
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Figure 4: Impervious Area Basin Map    
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Figure 5: Stormwater As-Built Plan    

 

  

  





    

 

  

Appendix A: Pre-Developed and 

Post-Developed HydroCAD 

Analysis    

 

  

 



6" Turndown pipe per

 contractor findings

1ES

Existing basin

1EP

Existing Detention Pond

 Facility

Routing Diagram for 3199-01 Pre-Developed - 6'' Pipe
Prepared by AKS Engineering & Forestry,  Printed 12/17/2020

HydroCAD® 10.00-18  s/n 05096  © 2016 HydroCAD Software Solutions LLC

Subcat Reach Pond Link



Type IA 24-hr  1/2 of 2-YEAR Rainfall=1.25"3199-01 Pre-Developed - 6'' Pipe
  Printed  12/17/2020Prepared by AKS Engineering & Forestry

Page 2HydroCAD® 10.00-18  s/n 05096  © 2016 HydroCAD Software Solutions LLC

Summary for Subcatchment 1ES: Existing basin

Runoff = 0.90 cfs @ 7.89 hrs,  Volume= 14,015 cf,  Depth= 0.69"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Type IA 24-hr  1/2 of 2-YEAR Rainfall=1.25"

Area (sf) CN Description

* 146,000 98 Existing Impervious Area
99,000 80 >75% Grass cover, Good, HSG D

245,000 91 Weighted Average
99,000 40.41% Pervious Area

146,000 59.59% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment 1ES: Existing basin

Runoff

Hydrograph

Time  (hours)
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Type IA 24-hr

1/2 of 2-YEAR Rainfall=1.25"

Runoff Area=245,000 sf

Runoff Volume=14,015 cf

Runoff Depth=0.69"

Tc=5.0 min

CN=80/98

0.90 cfs
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Summary for Pond 1EP: Existing Detention Pond Facility

Inflow Area = 245,000 sf, 59.59% Impervious,  Inflow Depth = 0.69"    for  1/2 of 2-YEAR event
Inflow = 0.90 cfs @ 7.89 hrs,  Volume= 14,015 cf
Outflow = 0.89 cfs @ 7.97 hrs,  Volume= 14,015 cf,  Atten= 1%,  Lag= 4.6 min
Primary = 0.89 cfs @ 7.97 hrs,  Volume= 14,015 cf

Routing by Dyn-Stor-Ind method, Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Peak Elev= 175.29' @ 7.97 hrs   Surf.Area= 1,051 sf   Storage= 287 cf

Plug-Flow detention time= 8.8 min calculated for 14,015 cf (100% of inflow)
Center-of-Mass det. time= 8.6 min ( 737.4 - 728.8 )

Volume Invert Avail.Storage Storage Description

#1 175.00' 10,377 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Voids Inc.Store Cum.Store
(feet) (sq-ft) (%) (cubic-feet) (cubic-feet)

175.00 931 0.0 0 0
176.00 1,343 100.0 1,137 1,137
177.00 1,778 100.0 1,561 2,698
178.00 2,281 100.0 2,030 4,727
179.00 2,808 100.0 2,545 7,272
180.00 3,403 100.0 3,106 10,377

Device Routing     Invert Outlet Devices

#1 Primary 172.25' 15.0"  Round Culvert   L= 142.8'   Ke= 0.500   
Inlet / Outlet Invert= 172.25' / 170.72'   S= 0.0107 '/'   Cc= 0.900   
n= 0.013,  Flow Area= 1.23 sf   

#2 Device 1 177.00' 2.0' long  (Profile 17) Broad-Crested Rectangular Weir   
Head (feet)  0.49  0.98  1.48  1.97  2.46  2.95   
Coef. (English)  2.84  3.13  3.26  3.30  3.31  3.31   

#3 Device 1 172.47' 6.0" Horiz. WQV Orifice/Grate    C= 0.600   
Limited to weir flow at low heads   

#4 Device 3 175.00' 2.0' long  (Profile 17) Broad-Crested Rectangular Weir   
Head (feet)  0.49  0.98  1.48  1.97  2.46  2.95   
Coef. (English)  2.84  3.13  3.26  3.30  3.31  3.31   

Primary OutFlow  Max=0.89 cfs @ 7.97 hrs  HW=175.29'   (Free Discharge)
1=Culvert  (Passes 0.89 cfs of 8.16 cfs potential flow)

2=Broad-Crested Rectangular Weir  ( Controls 0.00 cfs)
3=WQV Orifice/Grate  (Passes 0.89 cfs of 1.59 cfs potential flow)

4=Broad-Crested Rectangular Weir  (Weir Controls 0.89 cfs @ 1.53 fps)
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Pond 1EP: Existing Detention Pond Facility
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Hydrograph

Time  (hours)
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Inflow Area=245,000 sf

Peak Elev=175.29'

Storage=287 cf
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Summary for Subcatchment 1ES: Existing basin

Runoff = 2.32 cfs @ 7.91 hrs,  Volume= 34,961 cf,  Depth= 1.71"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Type IA 24-hr  2-YEAR Rainfall=2.50"

Area (sf) CN Description

* 146,000 98 Existing Impervious Area
99,000 80 >75% Grass cover, Good, HSG D

245,000 91 Weighted Average
99,000 40.41% Pervious Area

146,000 59.59% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment 1ES: Existing basin

Runoff

Hydrograph

Time  (hours)
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Type IA 24-hr

2-YEAR Rainfall=2.50"

Runoff Area=245,000 sf

Runoff Volume=34,961 cf

Runoff Depth=1.71"

Tc=5.0 min

CN=80/98

2.32 cfs
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Summary for Pond 1EP: Existing Detention Pond Facility

Inflow Area = 245,000 sf, 59.59% Impervious,  Inflow Depth = 1.71"    for  2-YEAR event
Inflow = 2.32 cfs @ 7.91 hrs,  Volume= 34,961 cf
Outflow = 1.78 cfs @ 8.08 hrs,  Volume= 34,961 cf,  Atten= 23%,  Lag= 10.4 min
Primary = 1.78 cfs @ 8.08 hrs,  Volume= 34,961 cf

Routing by Dyn-Stor-Ind method, Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Peak Elev= 176.01' @ 8.08 hrs   Surf.Area= 1,347 sf   Storage= 1,150 cf

Plug-Flow detention time= 7.2 min calculated for 34,961 cf (100% of inflow)
Center-of-Mass det. time= 7.1 min ( 717.0 - 709.9 )

Volume Invert Avail.Storage Storage Description

#1 175.00' 10,377 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Voids Inc.Store Cum.Store
(feet) (sq-ft) (%) (cubic-feet) (cubic-feet)

175.00 931 0.0 0 0
176.00 1,343 100.0 1,137 1,137
177.00 1,778 100.0 1,561 2,698
178.00 2,281 100.0 2,030 4,727
179.00 2,808 100.0 2,545 7,272
180.00 3,403 100.0 3,106 10,377

Device Routing     Invert Outlet Devices

#1 Primary 172.25' 15.0"  Round Culvert   L= 142.8'   Ke= 0.500   
Inlet / Outlet Invert= 172.25' / 170.72'   S= 0.0107 '/'   Cc= 0.900   
n= 0.013,  Flow Area= 1.23 sf   

#2 Device 1 177.00' 2.0' long  (Profile 17) Broad-Crested Rectangular Weir   
Head (feet)  0.49  0.98  1.48  1.97  2.46  2.95   
Coef. (English)  2.84  3.13  3.26  3.30  3.31  3.31   

#3 Device 1 172.47' 6.0" Horiz. WQV Orifice/Grate    C= 0.600   
Limited to weir flow at low heads   

#4 Device 3 175.00' 2.0' long  (Profile 17) Broad-Crested Rectangular Weir   
Head (feet)  0.49  0.98  1.48  1.97  2.46  2.95   
Coef. (English)  2.84  3.13  3.26  3.30  3.31  3.31   

Primary OutFlow  Max=1.78 cfs @ 8.08 hrs  HW=176.01'   (Free Discharge)
1=Culvert  (Passes 1.78 cfs of 9.01 cfs potential flow)

2=Broad-Crested Rectangular Weir  ( Controls 0.00 cfs)
3=WQV Orifice/Grate  (Orifice Controls 1.78 cfs @ 9.06 fps)

4=Broad-Crested Rectangular Weir  (Passes 1.78 cfs of 6.37 cfs potential flow)
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Pond 1EP: Existing Detention Pond Facility
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Inflow Area=245,000 sf

Peak Elev=176.01'

Storage=1,150 cf

176.01'

2.32 cfs

1.78 cfs



Type IA 24-hr  10-YEAR Rainfall=3.50"3199-01 Pre-Developed - 6'' Pipe
  Printed  12/17/2020Prepared by AKS Engineering & Forestry

Page 8HydroCAD® 10.00-18  s/n 05096  © 2016 HydroCAD Software Solutions LLC

Summary for Subcatchment 1ES: Existing basin

Runoff = 3.57 cfs @ 7.90 hrs,  Volume= 53,242 cf,  Depth= 2.61"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Type IA 24-hr  10-YEAR Rainfall=3.50"

Area (sf) CN Description

* 146,000 98 Existing Impervious Area
99,000 80 >75% Grass cover, Good, HSG D

245,000 91 Weighted Average
99,000 40.41% Pervious Area

146,000 59.59% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment 1ES: Existing basin

Runoff

Hydrograph

Time  (hours)
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Type IA 24-hr

10-YEAR Rainfall=3.50"

Runoff Area=245,000 sf

Runoff Volume=53,242 cf

Runoff Depth=2.61"

Tc=5.0 min

CN=80/98

3.57 cfs
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Summary for Pond 1EP: Existing Detention Pond Facility

Inflow Area = 245,000 sf, 59.59% Impervious,  Inflow Depth = 2.61"    for  10-YEAR event
Inflow = 3.57 cfs @ 7.90 hrs,  Volume= 53,242 cf
Outflow = 2.42 cfs @ 8.14 hrs,  Volume= 53,242 cf,  Atten= 32%,  Lag= 13.9 min
Primary = 2.42 cfs @ 8.14 hrs,  Volume= 53,242 cf

Routing by Dyn-Stor-Ind method, Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Peak Elev= 177.16' @ 8.14 hrs   Surf.Area= 1,860 sf   Storage= 2,995 cf

Plug-Flow detention time= 8.6 min calculated for 53,231 cf (100% of inflow)
Center-of-Mass det. time= 8.6 min ( 709.1 - 700.4 )

Volume Invert Avail.Storage Storage Description

#1 175.00' 10,377 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Voids Inc.Store Cum.Store
(feet) (sq-ft) (%) (cubic-feet) (cubic-feet)

175.00 931 0.0 0 0
176.00 1,343 100.0 1,137 1,137
177.00 1,778 100.0 1,561 2,698
178.00 2,281 100.0 2,030 4,727
179.00 2,808 100.0 2,545 7,272
180.00 3,403 100.0 3,106 10,377

Device Routing     Invert Outlet Devices

#1 Primary 172.25' 15.0"  Round Culvert   L= 142.8'   Ke= 0.500   
Inlet / Outlet Invert= 172.25' / 170.72'   S= 0.0107 '/'   Cc= 0.900   
n= 0.013,  Flow Area= 1.23 sf   

#2 Device 1 177.00' 2.0' long  (Profile 17) Broad-Crested Rectangular Weir   
Head (feet)  0.49  0.98  1.48  1.97  2.46  2.95   
Coef. (English)  2.84  3.13  3.26  3.30  3.31  3.31   

#3 Device 1 172.47' 6.0" Horiz. WQV Orifice/Grate    C= 0.600   
Limited to weir flow at low heads   

#4 Device 3 175.00' 2.0' long  (Profile 17) Broad-Crested Rectangular Weir   
Head (feet)  0.49  0.98  1.48  1.97  2.46  2.95   
Coef. (English)  2.84  3.13  3.26  3.30  3.31  3.31   

Primary OutFlow  Max=2.42 cfs @ 8.14 hrs  HW=177.16'   (Free Discharge)
1=Culvert  (Passes 2.42 cfs of 10.21 cfs potential flow)

2=Broad-Crested Rectangular Weir  (Weir Controls 0.37 cfs @ 1.15 fps)
3=WQV Orifice/Grate  (Orifice Controls 2.05 cfs @ 10.43 fps)

4=Broad-Crested Rectangular Weir  (Passes 2.05 cfs of 21.03 cfs potential flow)
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Pond 1EP: Existing Detention Pond Facility
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Hydrograph
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Inflow Area=245,000 sf

Peak Elev=177.16'

Storage=2,995 cf

177.16'

3.57 cfs

2.42 cfs
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Summary for Subcatchment 1ES: Existing basin

Runoff = 4.23 cfs @ 7.90 hrs,  Volume= 62,653 cf,  Depth= 3.07"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Type IA 24-hr  25-YEAR Rainfall=4.00"

Area (sf) CN Description

* 146,000 98 Existing Impervious Area
99,000 80 >75% Grass cover, Good, HSG D

245,000 91 Weighted Average
99,000 40.41% Pervious Area

146,000 59.59% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment 1ES: Existing basin

Runoff

Hydrograph

Time  (hours)
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Type IA 24-hr

25-YEAR Rainfall=4.00"

Runoff Area=245,000 sf

Runoff Volume=62,653 cf

Runoff Depth=3.07"

Tc=5.0 min

CN=80/98

4.23 cfs
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Summary for Pond 1EP: Existing Detention Pond Facility

Inflow Area = 245,000 sf, 59.59% Impervious,  Inflow Depth = 3.07"    for  25-YEAR event
Inflow = 4.23 cfs @ 7.90 hrs,  Volume= 62,653 cf
Outflow = 3.49 cfs @ 8.05 hrs,  Volume= 62,653 cf,  Atten= 17%,  Lag= 9.2 min
Primary = 3.49 cfs @ 8.05 hrs,  Volume= 62,653 cf

Routing by Dyn-Stor-Ind method, Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Peak Elev= 177.39' @ 8.05 hrs   Surf.Area= 1,975 sf   Storage= 3,434 cf

Plug-Flow detention time= 8.9 min calculated for 62,653 cf (100% of inflow)
Center-of-Mass det. time= 8.7 min ( 705.3 - 696.6 )

Volume Invert Avail.Storage Storage Description

#1 175.00' 10,377 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Voids Inc.Store Cum.Store
(feet) (sq-ft) (%) (cubic-feet) (cubic-feet)

175.00 931 0.0 0 0
176.00 1,343 100.0 1,137 1,137
177.00 1,778 100.0 1,561 2,698
178.00 2,281 100.0 2,030 4,727
179.00 2,808 100.0 2,545 7,272
180.00 3,403 100.0 3,106 10,377

Device Routing     Invert Outlet Devices

#1 Primary 172.25' 15.0"  Round Culvert   L= 142.8'   Ke= 0.500   
Inlet / Outlet Invert= 172.25' / 170.72'   S= 0.0107 '/'   Cc= 0.900   
n= 0.013,  Flow Area= 1.23 sf   

#2 Device 1 177.00' 2.0' long  (Profile 17) Broad-Crested Rectangular Weir   
Head (feet)  0.49  0.98  1.48  1.97  2.46  2.95   
Coef. (English)  2.84  3.13  3.26  3.30  3.31  3.31   

#3 Device 1 172.47' 6.0" Horiz. WQV Orifice/Grate    C= 0.600   
Limited to weir flow at low heads   

#4 Device 3 175.00' 2.0' long  (Profile 17) Broad-Crested Rectangular Weir   
Head (feet)  0.49  0.98  1.48  1.97  2.46  2.95   
Coef. (English)  2.84  3.13  3.26  3.30  3.31  3.31   

Primary OutFlow  Max=3.49 cfs @ 8.05 hrs  HW=177.39'   (Free Discharge)
1=Culvert  (Passes 3.49 cfs of 10.43 cfs potential flow)

2=Broad-Crested Rectangular Weir  (Weir Controls 1.39 cfs @ 1.78 fps)
3=WQV Orifice/Grate  (Orifice Controls 2.10 cfs @ 10.68 fps)

4=Broad-Crested Rectangular Weir  (Passes 2.10 cfs of 24.48 cfs potential flow)
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Pond 1EP: Existing Detention Pond Facility
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Inflow Area=245,000 sf

Peak Elev=177.39'

Storage=3,434 cf

177.39'

4.23 cfs

3.49 cfs
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Summary for Subcatchment 1ES: Existing basin

Runoff = 0.65 cfs @ 7.89 hrs,  Volume= 10,182 cf,  Depth= 0.69"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Type IA 24-hr  1/2 2 YEAR Rainfall=1.25"

Area (sf) CN Description

* 106,000 98 Existing Impervious Area
72,360 80 >75% Grass cover, Good, HSG D

178,360 91 Weighted Average
72,360 40.57% Pervious Area

106,000 59.43% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment 1ES: Existing basin

Runoff

Hydrograph

Time  (hours)
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Type IA 24-hr

1/2 2 YEAR Rainfall=1.25"

Runoff Area=178,360 sf

Runoff Volume=10,182 cf

Runoff Depth=0.69"

Tc=5.0 min

CN=80/98

0.65 cfs
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Summary for Subcatchment P1A: P1A - North Roof

Runoff = 0.07 cfs @ 7.89 hrs,  Volume= 1,014 cf,  Depth= 1.03"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Type IA 24-hr  1/2 2 YEAR Rainfall=1.25"

Area (sf) CN Description

* 11,760 98 Roof

11,760 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment P1A: P1A - North Roof

Runoff

Hydrograph

Time  (hours)
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Type IA 24-hr

1/2 2 YEAR Rainfall=1.25"

Runoff Area=11,760 sf

Runoff Volume=1,014 cf

Runoff Depth=1.03"

Tc=5.0 min

CN=0/98

0.07 cfs
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Summary for Subcatchment P1B: P1B - South Roof

Runoff = 0.04 cfs @ 7.89 hrs,  Volume= 606 cf,  Depth= 1.03"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Type IA 24-hr  1/2 2 YEAR Rainfall=1.25"

Area (sf) CN Description

* 7,030 98 Roof

7,030 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment P1B: P1B - South Roof

Runoff

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420
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0.048

0.046

0.044

0.042

0.04

0.038

0.036

0.034

0.032

0.03

0.028

0.026

0.024

0.022

0.02

0.018

0.016

0.014

0.012

0.01

0.008

0.006

0.004

0.002

0

Type IA 24-hr

1/2 2 YEAR Rainfall=1.25"

Runoff Area=7,030 sf

Runoff Volume=606 cf

Runoff Depth=1.03"

Tc=5.0 min

CN=0/98

0.04 cfs
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Summary for Subcatchment P1J: Un-Detained Release

Runoff = 0.00 cfs @ 7.89 hrs,  Volume= 43 cf,  Depth= 1.03"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Type IA 24-hr  1/2 2 YEAR Rainfall=1.25"

Area (sf) CN Description

* 500 98 Impervious

500 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment P1J: Un-Detained Release

Runoff

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420
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0.003

0.003

0.003

0.003

0.003

0.002

0.002

0.002

0.002

0.002

0.001

0.001

0.001

0.001

0.001

0.000

0.000

0

Type IA 24-hr

1/2 2 YEAR Rainfall=1.25"

Runoff Area=500 sf

Runoff Volume=43 cf

Runoff Depth=1.03"

Tc=5.0 min

CN=0/98

0.00 cfs
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Summary for Subcatchment PH1: Phase 1

Runoff = 0.26 cfs @ 7.89 hrs,  Volume= 3,668 cf,  Depth= 1.03"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Type IA 24-hr  1/2 2 YEAR Rainfall=1.25"

Area (sf) CN Description

* 1,890 98 P1C - Impervious
* 820 98 P1D - Impervious
* 14,360 98 P1E - Impervious
* 16,710 98 P1F - Impervious
* 4,970 98 P1G - Impervious
* 3,790 98 P1H - Impervious

42,540 98 Weighted Average
42,540 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment PH1: Phase 1

Runoff

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420
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0.28

0.26

0.24

0.22

0.2

0.18

0.16

0.14

0.12

0.1

0.08

0.06

0.04

0.02

0

Type IA 24-hr

1/2 2 YEAR Rainfall=1.25"

Runoff Area=42,540 sf

Runoff Volume=3,668 cf

Runoff Depth=1.03"

Tc=5.0 min

CN=0/98

0.26 cfs
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Summary for Subcatchment PH2: Phase 2

Runoff = 0.03 cfs @ 7.89 hrs,  Volume= 461 cf,  Depth= 1.03"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Type IA 24-hr  1/2 2 YEAR Rainfall=1.25"

Area (sf) CN Description

* 5,350 98 P2 - Impervious

5,350 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment PH2: Phase 2

Runoff

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420
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0.036

0.034

0.032

0.03

0.028

0.026

0.024

0.022

0.02

0.018

0.016

0.014

0.012

0.01

0.008

0.006

0.004

0.002

0

Type IA 24-hr

1/2 2 YEAR Rainfall=1.25"

Runoff Area=5,350 sf

Runoff Volume=461 cf

Runoff Depth=1.03"

Tc=5.0 min

CN=0/98

0.03 cfs
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Summary for Pond 1P: WESTERN FLOW THROUGH PLANTER

Inflow Area = 11,760 sf,100.00% Impervious,  Inflow Depth = 1.03"    for  1/2 2 YEAR event
Inflow = 0.07 cfs @ 7.89 hrs,  Volume= 1,014 cf
Outflow = 0.04 cfs @ 7.76 hrs,  Volume= 1,014 cf,  Atten= 44%,  Lag= 0.0 min
Primary = 0.04 cfs @ 7.76 hrs,  Volume= 1,014 cf

Routing by Dyn-Stor-Ind method, Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Peak Elev= 179.29' @ 8.23 hrs   Surf.Area= 875 sf   Storage= 58 cf
Flood Elev= 181.65'   Surf.Area= 875 sf   Storage= 726 cf

Plug-Flow detention time= 6.4 min calculated for 1,014 cf (100% of inflow)
Center-of-Mass det. time= 6.4 min ( 707.2 - 700.8 )

Volume Invert Avail.Storage Storage Description

#1 179.22' 726 cf 8.25'W x 106.00'L x 0.83'H Prismatoid

Device Routing     Invert Outlet Devices

#1 Primary 176.72' 6.0"  Round Culvert   L= 10.0'   Ke= 0.500   
Inlet / Outlet Invert= 176.72' / 176.62'   S= 0.0100 '/'   Cc= 0.900   
n= 0.013,  Flow Area= 0.20 sf   

#2 Device 1 179.22' 2.000 in/hr Exfiltration over Surface area     Phase-In= 0.01'   
#3 Device 1 179.72' 6.0" Horiz. Orifice/Grate    C= 0.600   Limited to weir flow at low heads   

Primary OutFlow  Max=0.04 cfs @ 7.76 hrs  HW=179.24'  TW=169.40'   (Dynamic Tailwater)
1=Culvert  (Passes 0.04 cfs of 1.43 cfs potential flow)

2=Exfiltration  (Exfiltration Controls 0.04 cfs)
3=Orifice/Grate  ( Controls 0.00 cfs)
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Pond 1P: WESTERN FLOW THROUGH PLANTER

Elevation
Inflow
Primary

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420
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179.285

179.28

179.275

179.27

179.265

179.26

179.255

179.25

179.245

179.24

179.235

179.23

179.225

179.22

Inflow Area=11,760 sf

Peak Elev=179.29'

Storage=58 cf

179.29'

0.07 cfs

0.04 cfs
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Summary for Pond 2P: EASTERN FLOW THROUGH PLANTER

Inflow Area = 7,030 sf,100.00% Impervious,  Inflow Depth = 1.03"    for  1/2 2 YEAR event
Inflow = 0.04 cfs @ 7.89 hrs,  Volume= 606 cf
Outflow = 0.02 cfs @ 7.67 hrs,  Volume= 606 cf,  Atten= 49%,  Lag= 0.0 min
Primary = 0.02 cfs @ 7.67 hrs,  Volume= 606 cf

Routing by Dyn-Stor-Ind method, Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Peak Elev= 179.30' @ 8.29 hrs   Surf.Area= 474 sf   Storage= 40 cf
Flood Elev= 181.00'   Surf.Area= 474 sf   Storage= 394 cf

Plug-Flow detention time= 7.8 min calculated for 606 cf (100% of inflow)
Center-of-Mass det. time= 7.8 min ( 708.6 - 700.8 )

Volume Invert Avail.Storage Storage Description

#1 179.22' 394 cf 5.33'W x 89.00'L x 0.83'H Prismatoid

Device Routing     Invert Outlet Devices

#1 Primary 176.72' 6.0"  Round Culvert   L= 10.0'   Ke= 0.500   
Inlet / Outlet Invert= 176.72' / 176.62'   S= 0.0100 '/'   Cc= 0.900   
n= 0.013,  Flow Area= 0.20 sf   

#2 Device 1 179.22' 2.000 in/hr Exfiltration over Surface area     Phase-In= 0.01'   
#3 Device 1 179.72' 6.0" Horiz. Orifice/Grate    C= 0.600   Limited to weir flow at low heads   

Primary OutFlow  Max=0.02 cfs @ 7.67 hrs  HW=179.24'  TW=169.24'   (Dynamic Tailwater)
1=Culvert  (Passes 0.02 cfs of 1.42 cfs potential flow)

2=Exfiltration  (Exfiltration Controls 0.02 cfs)
3=Orifice/Grate  ( Controls 0.00 cfs)
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Pond 2P: EASTERN FLOW THROUGH PLANTER

Elevation
Inflow
Primary

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420
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179.3

179.295

179.29

179.285

179.28

179.275

179.27

179.265

179.26

179.255

179.25

179.245

179.24

179.235

179.23

179.225

179.22

Inflow Area=7,030 sf

Peak Elev=179.30'

Storage=40 cf

179.30'

0.04 cfs

0.02 cfs
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Summary for Pond CH: DETENTION Chamber

Inflow Area = 245,040 sf, 70.47% Impervious,  Inflow Depth = 0.78"    for  1/2 2 YEAR event
Inflow = 1.01 cfs @ 7.89 hrs,  Volume= 15,931 cf
Outflow = 0.56 cfs @ 8.28 hrs,  Volume= 15,931 cf,  Atten= 45%,  Lag= 23.3 min
Primary = 0.56 cfs @ 8.28 hrs,  Volume= 15,931 cf

Routing by Dyn-Stor-Ind method, Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Peak Elev= 169.94' @ 8.28 hrs   Surf.Area= 0.056 ac   Storage= 0.022 af
Flood Elev= 175.85'   Surf.Area= 0.054 ac   Storage= 0.216 af

Plug-Flow detention time= 5.6 min calculated for 15,931 cf (100% of inflow)
Center-of-Mass det. time= 5.6 min ( 725.1 - 719.5 )

Volume Invert Avail.Storage Storage Description

#1A 169.10' 0.076 af 20.33'W x 115.79'L x 6.75'H Field A
0.365 af Overall - 0.135 af Embedded = 0.230 af  x 33.0% Voids

#2A 169.85' 0.135 af ADS_StormTech MC-4500 +Cap  x 54  Inside #1
Effective Size= 90.4"W x 60.0"H => 26.46 sf x 4.03'L = 106.5 cf
Overall Size= 100.0"W x 60.0"H x 4.33'L with 0.31' Overlap
2 Rows of 27 Chambers
Cap Storage= +35.7 cf x 2 x 2 rows = 142.8 cf

#3 168.19' 0.005 af 15.0"  Round Pipe Storage
L= 184.7'  S= 0.0050 '/'

0.216 af Total Available Storage

     Storage Group A created with Chamber Wizard

Device Routing     Invert Outlet Devices

#1 Primary 168.00' 15.0"  Round Outlet Pipe   L= 40.2'   Ke= 0.500   
Inlet / Outlet Invert= 168.00' / 167.79'   S= 0.0052 '/'   Cc= 0.900   
n= 0.013,  Flow Area= 1.23 sf   

#2 Device 1 168.00' 4.0" Vert. 1/2 2 Year Overflow    C= 0.600   
#3 Device 1 171.90' 5.5" Horiz. 2 Year Overflow    C= 0.600   

Limited to weir flow at low heads   
#4 Device 1 174.50' 15.0" Horiz. Overflow    C= 0.600   Limited to weir flow at low heads   

Primary OutFlow  Max=0.56 cfs @ 8.28 hrs  HW=169.94'  TW=0.00'   (Dynamic Tailwater)
1=Outlet Pipe  (Passes 0.56 cfs of 5.97 cfs potential flow)

2=1/2 2 Year Overflow  (Orifice Controls 0.56 cfs @ 6.41 fps)
3=2 Year Overflow  ( Controls 0.00 cfs)
4=Overflow  ( Controls 0.00 cfs)
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Pond CH: DETENTION Chamber - Chamber Wizard Field A

Chamber Model = ADS_StormTech MC-4500 +Cap (ADS StormTech® MC-4500 with cap volume)

Effective Size= 90.4"W x 60.0"H => 26.46 sf x 4.03'L = 106.5 cf

Overall Size= 100.0"W x 60.0"H x 4.33'L with 0.31' Overlap

Cap Storage= +35.7 cf x 2 x 2 rows = 142.8 cf

100.0" Wide + 20.0" Spacing = 120.0" C-C Row Spacing

27 Chambers/Row x 4.02' Long +2.56' Cap Length x 2 = 113.79' Row Length +12.0" End Stone x 2 = 

115.79' Base Length

2 Rows x 100.0" Wide + 20.0" Spacing x 1 + 12.0" Side Stone x 2 = 20.33' Base Width

9.0" Base + 60.0" Chamber Height + 12.0" Cover = 6.75' Field Height

54 Chambers x 106.5 cf + 35.7 cf Cap Volume x 2 x 2 Rows = 5,893.3 cf Chamber Storage

15,892.4 cf Field - 5,893.3 cf Chambers = 9,999.1 cf Stone x 33.0% Voids = 3,299.7 cf Stone Storage

Chamber Storage + Stone Storage = 9,193.0 cf = 0.211 af

Overall Storage Efficiency = 57.8%

Overall System Size = 115.79' x 20.33' x 6.75'

54 Chambers

588.6 cy Field

370.3 cy Stone
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Pond CH: DETENTION Chamber

Elevation
Inflow
Primary

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420
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Inflow Area=245,040 sf

Peak Elev=169.94'

Storage=0.022 af

169.94'

1.01 cfs

0.56 cfs
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Summary for Link 1L: Total

Inflow Area = 245,540 sf, 70.53% Impervious,  Inflow Depth = 0.78"    for  1/2 2 YEAR event
Inflow = 0.56 cfs @ 8.27 hrs,  Volume= 15,974 cf
Primary = 0.56 cfs @ 8.27 hrs,  Volume= 15,974 cf,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-48.00 hrs, dt= 0.01 hrs

Link 1L: Total

Inflow
Primary

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420
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0.6

0.55

0.5

0.45

0.4

0.35

0.3

0.25

0.2

0.15

0.1

0.05

0

Inflow Area=245,540 sf
0.56 cfs

0.56 cfs
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Summary for Subcatchment 1ES: Existing basin

Runoff = 1.68 cfs @ 7.91 hrs,  Volume= 25,418 cf,  Depth= 1.71"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Type IA 24-hr  2 YEAR Rainfall=2.50"

Area (sf) CN Description

* 106,000 98 Existing Impervious Area
72,360 80 >75% Grass cover, Good, HSG D

178,360 91 Weighted Average
72,360 40.57% Pervious Area

106,000 59.43% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment 1ES: Existing basin

Runoff

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420
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1

0

Type IA 24-hr

2 YEAR Rainfall=2.50"

Runoff Area=178,360 sf

Runoff Volume=25,418 cf

Runoff Depth=1.71"

Tc=5.0 min

CN=80/98

1.68 cfs
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Summary for Subcatchment P1A: P1A - North Roof

Runoff = 0.16 cfs @ 7.88 hrs,  Volume= 2,225 cf,  Depth= 2.27"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Type IA 24-hr  2 YEAR Rainfall=2.50"

Area (sf) CN Description

* 11,760 98 Roof

11,760 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment P1A: P1A - North Roof

Runoff

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420
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0

Type IA 24-hr

2 YEAR Rainfall=2.50"

Runoff Area=11,760 sf

Runoff Volume=2,225 cf

Runoff Depth=2.27"

Tc=5.0 min

CN=0/98

0.16 cfs
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Summary for Subcatchment P1B: P1B - South Roof

Runoff = 0.09 cfs @ 7.88 hrs,  Volume= 1,330 cf,  Depth= 2.27"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Type IA 24-hr  2 YEAR Rainfall=2.50"

Area (sf) CN Description

* 7,030 98 Roof

7,030 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment P1B: P1B - South Roof

Runoff

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420
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0.1

0.095

0.09

0.085

0.08

0.075

0.07

0.065

0.06

0.055

0.05

0.045

0.04

0.035

0.03

0.025

0.02

0.015

0.01

0.005

0

Type IA 24-hr

2 YEAR Rainfall=2.50"

Runoff Area=7,030 sf

Runoff Volume=1,330 cf

Runoff Depth=2.27"

Tc=5.0 min

CN=0/98

0.09 cfs
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Summary for Subcatchment P1J: Un-Detained Release

Runoff = 0.01 cfs @ 7.88 hrs,  Volume= 95 cf,  Depth= 2.27"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Type IA 24-hr  2 YEAR Rainfall=2.50"

Area (sf) CN Description

* 500 98 Impervious

500 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment P1J: Un-Detained Release

Runoff

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420
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0.007

0.007

0.006

0.005

0.005

0.004

0.004

0.003

0.003

0.002

0.002

0.001

0.001

0.000

0

Type IA 24-hr

2 YEAR Rainfall=2.50"

Runoff Area=500 sf

Runoff Volume=95 cf

Runoff Depth=2.27"

Tc=5.0 min

CN=0/98

0.01 cfs
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Summary for Subcatchment PH1: Phase 1

Runoff = 0.56 cfs @ 7.88 hrs,  Volume= 8,050 cf,  Depth= 2.27"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Type IA 24-hr  2 YEAR Rainfall=2.50"

Area (sf) CN Description

* 1,890 98 P1C - Impervious
* 820 98 P1D - Impervious
* 14,360 98 P1E - Impervious
* 16,710 98 P1F - Impervious
* 4,970 98 P1G - Impervious
* 3,790 98 P1H - Impervious

42,540 98 Weighted Average
42,540 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment PH1: Phase 1

Runoff

Hydrograph

Time  (hours)
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Type IA 24-hr

2 YEAR Rainfall=2.50"

Runoff Area=42,540 sf

Runoff Volume=8,050 cf

Runoff Depth=2.27"

Tc=5.0 min

CN=0/98

0.56 cfs
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Summary for Subcatchment PH2: Phase 2

Runoff = 0.07 cfs @ 7.88 hrs,  Volume= 1,012 cf,  Depth= 2.27"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Type IA 24-hr  2 YEAR Rainfall=2.50"

Area (sf) CN Description

* 5,350 98 P2 - Impervious

5,350 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment PH2: Phase 2

Runoff

Hydrograph

Time  (hours)
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Type IA 24-hr

2 YEAR Rainfall=2.50"

Runoff Area=5,350 sf

Runoff Volume=1,012 cf

Runoff Depth=2.27"

Tc=5.0 min

CN=0/98

0.07 cfs
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Summary for Pond 1P: WESTERN FLOW THROUGH PLANTER

Inflow Area = 11,760 sf,100.00% Impervious,  Inflow Depth = 2.27"    for  2 YEAR event
Inflow = 0.16 cfs @ 7.88 hrs,  Volume= 2,225 cf
Outflow = 0.04 cfs @ 7.42 hrs,  Volume= 2,225 cf,  Atten= 74%,  Lag= 0.0 min
Primary = 0.04 cfs @ 7.42 hrs,  Volume= 2,225 cf

Routing by Dyn-Stor-Ind method, Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Peak Elev= 179.58' @ 9.30 hrs   Surf.Area= 875 sf   Storage= 316 cf
Flood Elev= 181.65'   Surf.Area= 875 sf   Storage= 726 cf

Plug-Flow detention time= 45.8 min calculated for 2,225 cf (100% of inflow)
Center-of-Mass det. time= 45.8 min ( 718.4 - 672.6 )

Volume Invert Avail.Storage Storage Description

#1 179.22' 726 cf 8.25'W x 106.00'L x 0.83'H Prismatoid

Device Routing     Invert Outlet Devices

#1 Primary 176.72' 6.0"  Round Culvert   L= 10.0'   Ke= 0.500   
Inlet / Outlet Invert= 176.72' / 176.62'   S= 0.0100 '/'   Cc= 0.900   
n= 0.013,  Flow Area= 0.20 sf   

#2 Device 1 179.22' 2.000 in/hr Exfiltration over Surface area     Phase-In= 0.01'   
#3 Device 1 179.72' 6.0" Horiz. Orifice/Grate    C= 0.600   Limited to weir flow at low heads   

Primary OutFlow  Max=0.04 cfs @ 7.42 hrs  HW=179.24'  TW=169.90'   (Dynamic Tailwater)
1=Culvert  (Passes 0.04 cfs of 1.43 cfs potential flow)

2=Exfiltration  (Exfiltration Controls 0.04 cfs)
3=Orifice/Grate  ( Controls 0.00 cfs)
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Pond 1P: WESTERN FLOW THROUGH PLANTER

Elevation
Inflow
Primary

Hydrograph

Time  (hours)
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Inflow Area=11,760 sf

Peak Elev=179.58'

Storage=316 cf

179.58'

0.16 cfs

0.04 cfs
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Summary for Pond 2P: EASTERN FLOW THROUGH PLANTER

Inflow Area = 7,030 sf,100.00% Impervious,  Inflow Depth = 2.27"    for  2 YEAR event
Inflow = 0.09 cfs @ 7.88 hrs,  Volume= 1,330 cf
Outflow = 0.02 cfs @ 7.00 hrs,  Volume= 1,330 cf,  Atten= 76%,  Lag= 0.0 min
Primary = 0.02 cfs @ 7.00 hrs,  Volume= 1,330 cf

Routing by Dyn-Stor-Ind method, Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Peak Elev= 179.67' @ 9.75 hrs   Surf.Area= 474 sf   Storage= 212 cf
Flood Elev= 181.00'   Surf.Area= 474 sf   Storage= 394 cf

Plug-Flow detention time= 64.1 min calculated for 1,330 cf (100% of inflow)
Center-of-Mass det. time= 64.1 min ( 736.7 - 672.6 )

Volume Invert Avail.Storage Storage Description

#1 179.22' 394 cf 5.33'W x 89.00'L x 0.83'H Prismatoid

Device Routing     Invert Outlet Devices

#1 Primary 176.72' 6.0"  Round Culvert   L= 10.0'   Ke= 0.500   
Inlet / Outlet Invert= 176.72' / 176.62'   S= 0.0100 '/'   Cc= 0.900   
n= 0.013,  Flow Area= 0.20 sf   

#2 Device 1 179.22' 2.000 in/hr Exfiltration over Surface area     Phase-In= 0.01'   
#3 Device 1 179.72' 6.0" Horiz. Orifice/Grate    C= 0.600   Limited to weir flow at low heads   

Primary OutFlow  Max=0.02 cfs @ 7.00 hrs  HW=179.24'  TW=169.60'   (Dynamic Tailwater)
1=Culvert  (Passes 0.02 cfs of 1.42 cfs potential flow)

2=Exfiltration  (Exfiltration Controls 0.02 cfs)
3=Orifice/Grate  ( Controls 0.00 cfs)
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Pond 2P: EASTERN FLOW THROUGH PLANTER

Elevation
Inflow
Primary

Hydrograph

Time  (hours)
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Inflow Area=7,030 sf

Peak Elev=179.67'

Storage=212 cf

179.67'

0.09 cfs

0.02 cfs
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Summary for Pond CH: DETENTION Chamber

Inflow Area = 245,040 sf, 70.47% Impervious,  Inflow Depth = 1.86"    for  2 YEAR event
Inflow = 2.38 cfs @ 7.90 hrs,  Volume= 38,036 cf
Outflow = 0.93 cfs @ 8.76 hrs,  Volume= 38,036 cf,  Atten= 61%,  Lag= 51.5 min
Primary = 0.93 cfs @ 8.76 hrs,  Volume= 38,036 cf

Routing by Dyn-Stor-Ind method, Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Peak Elev= 171.98' @ 8.76 hrs   Surf.Area= 0.054 ac   Storage= 0.108 af
Flood Elev= 175.85'   Surf.Area= 0.054 ac   Storage= 0.216 af

Plug-Flow detention time= 38.9 min calculated for 38,028 cf (100% of inflow)
Center-of-Mass det. time= 38.9 min ( 741.5 - 702.6 )

Volume Invert Avail.Storage Storage Description

#1A 169.10' 0.076 af 20.33'W x 115.79'L x 6.75'H Field A
0.365 af Overall - 0.135 af Embedded = 0.230 af  x 33.0% Voids

#2A 169.85' 0.135 af ADS_StormTech MC-4500 +Cap  x 54  Inside #1
Effective Size= 90.4"W x 60.0"H => 26.46 sf x 4.03'L = 106.5 cf
Overall Size= 100.0"W x 60.0"H x 4.33'L with 0.31' Overlap
2 Rows of 27 Chambers
Cap Storage= +35.7 cf x 2 x 2 rows = 142.8 cf

#3 168.19' 0.005 af 15.0"  Round Pipe Storage
L= 184.7'  S= 0.0050 '/'

0.216 af Total Available Storage

     Storage Group A created with Chamber Wizard

Device Routing     Invert Outlet Devices

#1 Primary 168.00' 15.0"  Round Outlet Pipe   L= 40.2'   Ke= 0.500   
Inlet / Outlet Invert= 168.00' / 167.79'   S= 0.0052 '/'   Cc= 0.900   
n= 0.013,  Flow Area= 1.23 sf   

#2 Device 1 168.00' 4.0" Vert. 1/2 2 Year Overflow    C= 0.600   
#3 Device 1 171.90' 5.5" Horiz. 2 Year Overflow    C= 0.600   

Limited to weir flow at low heads   
#4 Device 1 174.50' 15.0" Horiz. Overflow    C= 0.600   Limited to weir flow at low heads   

Primary OutFlow  Max=0.93 cfs @ 8.76 hrs  HW=171.98'  TW=0.00'   (Dynamic Tailwater)
1=Outlet Pipe  (Passes 0.93 cfs of 10.82 cfs potential flow)

2=1/2 2 Year Overflow  (Orifice Controls 0.82 cfs @ 9.40 fps)
3=2 Year Overflow  (Weir Controls 0.11 cfs @ 0.93 fps)
4=Overflow  ( Controls 0.00 cfs)
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Pond CH: DETENTION Chamber - Chamber Wizard Field A

Chamber Model = ADS_StormTech MC-4500 +Cap (ADS StormTech® MC-4500 with cap volume)

Effective Size= 90.4"W x 60.0"H => 26.46 sf x 4.03'L = 106.5 cf

Overall Size= 100.0"W x 60.0"H x 4.33'L with 0.31' Overlap

Cap Storage= +35.7 cf x 2 x 2 rows = 142.8 cf

100.0" Wide + 20.0" Spacing = 120.0" C-C Row Spacing

27 Chambers/Row x 4.02' Long +2.56' Cap Length x 2 = 113.79' Row Length +12.0" End Stone x 2 = 

115.79' Base Length

2 Rows x 100.0" Wide + 20.0" Spacing x 1 + 12.0" Side Stone x 2 = 20.33' Base Width

9.0" Base + 60.0" Chamber Height + 12.0" Cover = 6.75' Field Height

54 Chambers x 106.5 cf + 35.7 cf Cap Volume x 2 x 2 Rows = 5,893.3 cf Chamber Storage

15,892.4 cf Field - 5,893.3 cf Chambers = 9,999.1 cf Stone x 33.0% Voids = 3,299.7 cf Stone Storage

Chamber Storage + Stone Storage = 9,193.0 cf = 0.211 af

Overall Storage Efficiency = 57.8%

Overall System Size = 115.79' x 20.33' x 6.75'

54 Chambers

588.6 cy Field

370.3 cy Stone
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Pond CH: DETENTION Chamber

Elevation
Inflow
Primary

Hydrograph

Time  (hours)
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Inflow Area=245,040 sf

Peak Elev=171.98'

Storage=0.108 af

171.98'

2.38 cfs

0.93 cfs
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Summary for Link 1L: Total

Inflow Area = 245,540 sf, 70.53% Impervious,  Inflow Depth = 1.86"    for  2 YEAR event
Inflow = 0.93 cfs @ 8.76 hrs,  Volume= 38,131 cf
Primary = 0.93 cfs @ 8.76 hrs,  Volume= 38,131 cf,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-48.00 hrs, dt= 0.01 hrs

Link 1L: Total

Inflow
Primary

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420
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Inflow Area=245,540 sf
0.93 cfs

0.93 cfs
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Summary for Subcatchment 1ES: Existing basin

Runoff = 2.60 cfs @ 7.90 hrs,  Volume= 38,721 cf,  Depth= 2.61"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Type IA 24-hr  10 YEAR Rainfall=3.50"

Area (sf) CN Description

* 106,000 98 Existing Impervious Area
72,360 80 >75% Grass cover, Good, HSG D

178,360 91 Weighted Average
72,360 40.57% Pervious Area

106,000 59.43% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment 1ES: Existing basin

Runoff

Hydrograph

Time  (hours)
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Type IA 24-hr

10 YEAR Rainfall=3.50"

Runoff Area=178,360 sf

Runoff Volume=38,721 cf

Runoff Depth=2.61"

Tc=5.0 min

CN=80/98

2.60 cfs
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Summary for Subcatchment P1A: P1A - North Roof

Runoff = 0.22 cfs @ 7.88 hrs,  Volume= 3,201 cf,  Depth= 3.27"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Type IA 24-hr  10 YEAR Rainfall=3.50"

Area (sf) CN Description

* 11,760 98 Roof

11,760 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment P1A: P1A - North Roof

Runoff

Hydrograph

Time  (hours)
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Type IA 24-hr

10 YEAR Rainfall=3.50"

Runoff Area=11,760 sf

Runoff Volume=3,201 cf

Runoff Depth=3.27"

Tc=5.0 min

CN=0/98

0.22 cfs
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Summary for Subcatchment P1B: P1B - South Roof

Runoff = 0.13 cfs @ 7.88 hrs,  Volume= 1,914 cf,  Depth= 3.27"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Type IA 24-hr  10 YEAR Rainfall=3.50"

Area (sf) CN Description

* 7,030 98 Roof

7,030 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment P1B: P1B - South Roof

Runoff

Hydrograph

Time  (hours)
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Type IA 24-hr

10 YEAR Rainfall=3.50"

Runoff Area=7,030 sf

Runoff Volume=1,914 cf

Runoff Depth=3.27"

Tc=5.0 min

CN=0/98

0.13 cfs
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Summary for Subcatchment P1J: Un-Detained Release

Runoff = 0.01 cfs @ 7.88 hrs,  Volume= 136 cf,  Depth= 3.27"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Type IA 24-hr  10 YEAR Rainfall=3.50"

Area (sf) CN Description

* 500 98 Impervious

500 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment P1J: Un-Detained Release

Runoff

Hydrograph

Time  (hours)
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Type IA 24-hr

10 YEAR Rainfall=3.50"

Runoff Area=500 sf

Runoff Volume=136 cf

Runoff Depth=3.27"

Tc=5.0 min

CN=0/98

0.01 cfs
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Summary for Subcatchment PH1: Phase 1

Runoff = 0.80 cfs @ 7.88 hrs,  Volume= 11,580 cf,  Depth= 3.27"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Type IA 24-hr  10 YEAR Rainfall=3.50"

Area (sf) CN Description

* 1,890 98 P1C - Impervious
* 820 98 P1D - Impervious
* 14,360 98 P1E - Impervious
* 16,710 98 P1F - Impervious
* 4,970 98 P1G - Impervious
* 3,790 98 P1H - Impervious

42,540 98 Weighted Average
42,540 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment PH1: Phase 1

Runoff

Hydrograph

Time  (hours)
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Type IA 24-hr

10 YEAR Rainfall=3.50"

Runoff Area=42,540 sf

Runoff Volume=11,580 cf

Runoff Depth=3.27"

Tc=5.0 min

CN=0/98

0.80 cfs
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Summary for Subcatchment PH2: Phase 2

Runoff = 0.10 cfs @ 7.88 hrs,  Volume= 1,456 cf,  Depth= 3.27"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Type IA 24-hr  10 YEAR Rainfall=3.50"

Area (sf) CN Description

* 5,350 98 P2 - Impervious

5,350 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment PH2: Phase 2

Runoff

Hydrograph

Time  (hours)
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Type IA 24-hr

10 YEAR Rainfall=3.50"

Runoff Area=5,350 sf

Runoff Volume=1,456 cf

Runoff Depth=3.27"

Tc=5.0 min

CN=0/98

0.10 cfs
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Summary for Pond 1P: WESTERN FLOW THROUGH PLANTER

Inflow Area = 11,760 sf,100.00% Impervious,  Inflow Depth = 3.27"    for  10 YEAR event
Inflow = 0.22 cfs @ 7.88 hrs,  Volume= 3,201 cf
Outflow = 0.11 cfs @ 8.31 hrs,  Volume= 3,201 cf,  Atten= 52%,  Lag= 26.0 min
Primary = 0.11 cfs @ 8.31 hrs,  Volume= 3,201 cf

Routing by Dyn-Stor-Ind method, Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Peak Elev= 179.77' @ 8.31 hrs   Surf.Area= 875 sf   Storage= 485 cf
Flood Elev= 181.65'   Surf.Area= 875 sf   Storage= 726 cf

Plug-Flow detention time= 86.8 min calculated for 3,200 cf (100% of inflow)
Center-of-Mass det. time= 86.8 min ( 749.6 - 662.8 )

Volume Invert Avail.Storage Storage Description

#1 179.22' 726 cf 8.25'W x 106.00'L x 0.83'H Prismatoid

Device Routing     Invert Outlet Devices

#1 Primary 176.72' 6.0"  Round Culvert   L= 10.0'   Ke= 0.500   
Inlet / Outlet Invert= 176.72' / 176.62'   S= 0.0100 '/'   Cc= 0.900   
n= 0.013,  Flow Area= 0.20 sf   

#2 Device 1 179.22' 2.000 in/hr Exfiltration over Surface area     Phase-In= 0.01'   
#3 Device 1 179.72' 6.0" Horiz. Orifice/Grate    C= 0.600   Limited to weir flow at low heads   

Primary OutFlow  Max=0.11 cfs @ 8.31 hrs  HW=179.77'  TW=173.45'   (Dynamic Tailwater)
1=Culvert  (Passes 0.11 cfs of 1.58 cfs potential flow)

2=Exfiltration  (Exfiltration Controls 0.04 cfs)
3=Orifice/Grate  (Weir Controls 0.07 cfs @ 0.76 fps)
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Pond 1P: WESTERN FLOW THROUGH PLANTER

Elevation
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Inflow Area=11,760 sf

Peak Elev=179.77'

Storage=485 cf

179.77'

0.22 cfs

0.11 cfs
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Summary for Pond 2P: EASTERN FLOW THROUGH PLANTER

Inflow Area = 7,030 sf,100.00% Impervious,  Inflow Depth = 3.27"    for  10 YEAR event
Inflow = 0.13 cfs @ 7.88 hrs,  Volume= 1,914 cf
Outflow = 0.10 cfs @ 8.08 hrs,  Volume= 1,914 cf,  Atten= 25%,  Lag= 12.5 min
Primary = 0.10 cfs @ 8.08 hrs,  Volume= 1,914 cf

Routing by Dyn-Stor-Ind method, Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Peak Elev= 179.78' @ 8.08 hrs   Surf.Area= 474 sf   Storage= 266 cf
Flood Elev= 181.00'   Surf.Area= 474 sf   Storage= 394 cf

Plug-Flow detention time= 91.8 min calculated for 1,913 cf (100% of inflow)
Center-of-Mass det. time= 91.8 min ( 754.6 - 662.8 )

Volume Invert Avail.Storage Storage Description

#1 179.22' 394 cf 5.33'W x 89.00'L x 0.83'H Prismatoid

Device Routing     Invert Outlet Devices

#1 Primary 176.72' 6.0"  Round Culvert   L= 10.0'   Ke= 0.500   
Inlet / Outlet Invert= 176.72' / 176.62'   S= 0.0100 '/'   Cc= 0.900   
n= 0.013,  Flow Area= 0.20 sf   

#2 Device 1 179.22' 2.000 in/hr Exfiltration over Surface area     Phase-In= 0.01'   
#3 Device 1 179.72' 6.0" Horiz. Orifice/Grate    C= 0.600   Limited to weir flow at low heads   

Primary OutFlow  Max=0.10 cfs @ 8.08 hrs  HW=179.78'  TW=173.25'   (Dynamic Tailwater)
1=Culvert  (Passes 0.10 cfs of 1.59 cfs potential flow)

2=Exfiltration  (Exfiltration Controls 0.02 cfs)
3=Orifice/Grate  (Weir Controls 0.08 cfs @ 0.81 fps)
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Pond 2P: EASTERN FLOW THROUGH PLANTER
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Inflow Area=7,030 sf
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Summary for Pond CH: DETENTION Chamber

Inflow Area = 245,040 sf, 70.47% Impervious,  Inflow Depth = 2.79"    for  10 YEAR event
Inflow = 3.56 cfs @ 7.90 hrs,  Volume= 56,872 cf
Outflow = 1.96 cfs @ 8.29 hrs,  Volume= 56,872 cf,  Atten= 45%,  Lag= 23.7 min
Primary = 1.96 cfs @ 8.29 hrs,  Volume= 56,872 cf

Routing by Dyn-Stor-Ind method, Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Peak Elev= 173.45' @ 8.29 hrs   Surf.Area= 0.054 ac   Storage= 0.162 af
Flood Elev= 175.85'   Surf.Area= 0.054 ac   Storage= 0.216 af

Plug-Flow detention time= (not calculated: outflow precedes inflow)
Center-of-Mass det. time= 53.8 min ( 750.3 - 696.5 )

Volume Invert Avail.Storage Storage Description

#1A 169.10' 0.076 af 20.33'W x 115.79'L x 6.75'H Field A
0.365 af Overall - 0.135 af Embedded = 0.230 af  x 33.0% Voids

#2A 169.85' 0.135 af ADS_StormTech MC-4500 +Cap  x 54  Inside #1
Effective Size= 90.4"W x 60.0"H => 26.46 sf x 4.03'L = 106.5 cf
Overall Size= 100.0"W x 60.0"H x 4.33'L with 0.31' Overlap
2 Rows of 27 Chambers
Cap Storage= +35.7 cf x 2 x 2 rows = 142.8 cf

#3 168.19' 0.005 af 15.0"  Round Pipe Storage
L= 184.7'  S= 0.0050 '/'

0.216 af Total Available Storage

     Storage Group A created with Chamber Wizard

Device Routing     Invert Outlet Devices

#1 Primary 168.00' 15.0"  Round Outlet Pipe   L= 40.2'   Ke= 0.500   
Inlet / Outlet Invert= 168.00' / 167.79'   S= 0.0052 '/'   Cc= 0.900   
n= 0.013,  Flow Area= 1.23 sf   

#2 Device 1 168.00' 4.0" Vert. 1/2 2 Year Overflow    C= 0.600   
#3 Device 1 171.90' 5.5" Horiz. 2 Year Overflow    C= 0.600   

Limited to weir flow at low heads   
#4 Device 1 174.50' 15.0" Horiz. Overflow    C= 0.600   Limited to weir flow at low heads   

Primary OutFlow  Max=1.96 cfs @ 8.29 hrs  HW=173.45'  TW=0.00'   (Dynamic Tailwater)
1=Outlet Pipe  (Passes 1.96 cfs of 12.99 cfs potential flow)

2=1/2 2 Year Overflow  (Orifice Controls 0.97 cfs @ 11.07 fps)
3=2 Year Overflow  (Orifice Controls 0.99 cfs @ 6.00 fps)
4=Overflow  ( Controls 0.00 cfs)
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Pond CH: DETENTION Chamber - Chamber Wizard Field A

Chamber Model = ADS_StormTech MC-4500 +Cap (ADS StormTech® MC-4500 with cap volume)

Effective Size= 90.4"W x 60.0"H => 26.46 sf x 4.03'L = 106.5 cf

Overall Size= 100.0"W x 60.0"H x 4.33'L with 0.31' Overlap

Cap Storage= +35.7 cf x 2 x 2 rows = 142.8 cf

100.0" Wide + 20.0" Spacing = 120.0" C-C Row Spacing

27 Chambers/Row x 4.02' Long +2.56' Cap Length x 2 = 113.79' Row Length +12.0" End Stone x 2 = 

115.79' Base Length

2 Rows x 100.0" Wide + 20.0" Spacing x 1 + 12.0" Side Stone x 2 = 20.33' Base Width

9.0" Base + 60.0" Chamber Height + 12.0" Cover = 6.75' Field Height

54 Chambers x 106.5 cf + 35.7 cf Cap Volume x 2 x 2 Rows = 5,893.3 cf Chamber Storage

15,892.4 cf Field - 5,893.3 cf Chambers = 9,999.1 cf Stone x 33.0% Voids = 3,299.7 cf Stone Storage

Chamber Storage + Stone Storage = 9,193.0 cf = 0.211 af

Overall Storage Efficiency = 57.8%

Overall System Size = 115.79' x 20.33' x 6.75'

54 Chambers

588.6 cy Field

370.3 cy Stone
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Pond CH: DETENTION Chamber
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Inflow Area=245,040 sf

Peak Elev=173.45'

Storage=0.162 af
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Summary for Link 1L: Total

Inflow Area = 245,540 sf, 70.53% Impervious,  Inflow Depth = 2.79"    for  10 YEAR event
Inflow = 1.96 cfs @ 8.29 hrs,  Volume= 57,008 cf
Primary = 1.96 cfs @ 8.29 hrs,  Volume= 57,008 cf,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-48.00 hrs, dt= 0.01 hrs

Link 1L: Total

Inflow
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Hydrograph
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Inflow Area=245,540 sf
1.96 cfs
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Summary for Subcatchment 1ES: Existing basin

Runoff = 3.07 cfs @ 7.90 hrs,  Volume= 45,570 cf,  Depth= 3.07"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Type IA 24-hr  25 YEAR Rainfall=4.00"

Area (sf) CN Description

* 106,000 98 Existing Impervious Area
72,360 80 >75% Grass cover, Good, HSG D

178,360 91 Weighted Average
72,360 40.57% Pervious Area

106,000 59.43% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment 1ES: Existing basin

Runoff

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420

F
lo

w
  

(c
fs

)

3

2

1

0

Type IA 24-hr

25 YEAR Rainfall=4.00"

Runoff Area=178,360 sf

Runoff Volume=45,570 cf

Runoff Depth=3.07"

Tc=5.0 min

CN=80/98

3.07 cfs
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Summary for Subcatchment P1A: P1A - North Roof

Runoff = 0.25 cfs @ 7.88 hrs,  Volume= 3,690 cf,  Depth= 3.77"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Type IA 24-hr  25 YEAR Rainfall=4.00"

Area (sf) CN Description

* 11,760 98 Roof

11,760 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment P1A: P1A - North Roof

Runoff

Hydrograph

Time  (hours)
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Type IA 24-hr

25 YEAR Rainfall=4.00"

Runoff Area=11,760 sf

Runoff Volume=3,690 cf

Runoff Depth=3.77"

Tc=5.0 min

CN=0/98

0.25 cfs
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Summary for Subcatchment P1B: P1B - South Roof

Runoff = 0.15 cfs @ 7.88 hrs,  Volume= 2,206 cf,  Depth= 3.77"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Type IA 24-hr  25 YEAR Rainfall=4.00"

Area (sf) CN Description

* 7,030 98 Roof

7,030 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment P1B: P1B - South Roof

Runoff

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420

F
lo

w
  

(c
fs

)

0.17

0.16

0.15

0.14

0.13

0.12

0.11

0.1

0.09

0.08

0.07

0.06

0.05

0.04

0.03

0.02

0.01

0

Type IA 24-hr

25 YEAR Rainfall=4.00"

Runoff Area=7,030 sf

Runoff Volume=2,206 cf

Runoff Depth=3.77"

Tc=5.0 min

CN=0/98

0.15 cfs
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Summary for Subcatchment P1J: Un-Detained Release

Runoff = 0.01 cfs @ 7.88 hrs,  Volume= 157 cf,  Depth= 3.77"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Type IA 24-hr  25 YEAR Rainfall=4.00"

Area (sf) CN Description

* 500 98 Impervious

500 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment P1J: Un-Detained Release

Runoff

Hydrograph

Time  (hours)
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Type IA 24-hr

25 YEAR Rainfall=4.00"

Runoff Area=500 sf

Runoff Volume=157 cf

Runoff Depth=3.77"

Tc=5.0 min

CN=0/98

0.01 cfs



Type IA 24-hr  25 YEAR Rainfall=4.00"3199-01 Post-Developed - 6'' Pipe
  Printed  12/17/2020Prepared by AKS Engineering & Forestry

Page 48HydroCAD® 10.00-18  s/n 05096  © 2016 HydroCAD Software Solutions LLC

Summary for Subcatchment PH1: Phase 1

Runoff = 0.92 cfs @ 7.88 hrs,  Volume= 13,347 cf,  Depth= 3.77"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Type IA 24-hr  25 YEAR Rainfall=4.00"

Area (sf) CN Description

* 1,890 98 P1C - Impervious
* 820 98 P1D - Impervious
* 14,360 98 P1E - Impervious
* 16,710 98 P1F - Impervious
* 4,970 98 P1G - Impervious
* 3,790 98 P1H - Impervious

42,540 98 Weighted Average
42,540 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment PH1: Phase 1

Runoff

Hydrograph

Time  (hours)
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Type IA 24-hr

25 YEAR Rainfall=4.00"

Runoff Area=42,540 sf

Runoff Volume=13,347 cf

Runoff Depth=3.77"

Tc=5.0 min

CN=0/98

0.92 cfs
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Summary for Subcatchment PH2: Phase 2

Runoff = 0.12 cfs @ 7.88 hrs,  Volume= 1,679 cf,  Depth= 3.77"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Type IA 24-hr  25 YEAR Rainfall=4.00"

Area (sf) CN Description

* 5,350 98 P2 - Impervious

5,350 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment PH2: Phase 2
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Type IA 24-hr

25 YEAR Rainfall=4.00"

Runoff Area=5,350 sf

Runoff Volume=1,679 cf

Runoff Depth=3.77"

Tc=5.0 min

CN=0/98

0.12 cfs
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Summary for Pond 1P: WESTERN FLOW THROUGH PLANTER

Inflow Area = 11,760 sf,100.00% Impervious,  Inflow Depth = 3.77"    for  25 YEAR event
Inflow = 0.25 cfs @ 7.88 hrs,  Volume= 3,690 cf
Outflow = 0.19 cfs @ 8.09 hrs,  Volume= 3,690 cf,  Atten= 26%,  Lag= 12.7 min
Primary = 0.19 cfs @ 8.09 hrs,  Volume= 3,690 cf

Routing by Dyn-Stor-Ind method, Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Peak Elev= 179.81' @ 8.09 hrs   Surf.Area= 875 sf   Storage= 519 cf
Flood Elev= 181.65'   Surf.Area= 875 sf   Storage= 726 cf

Plug-Flow detention time= 94.5 min calculated for 3,690 cf (100% of inflow)
Center-of-Mass det. time= 94.5 min ( 754.0 - 659.5 )

Volume Invert Avail.Storage Storage Description

#1 179.22' 726 cf 8.25'W x 106.00'L x 0.83'H Prismatoid

Device Routing     Invert Outlet Devices

#1 Primary 176.72' 6.0"  Round Culvert   L= 10.0'   Ke= 0.500   
Inlet / Outlet Invert= 176.72' / 176.62'   S= 0.0100 '/'   Cc= 0.900   
n= 0.013,  Flow Area= 0.20 sf   

#2 Device 1 179.22' 2.000 in/hr Exfiltration over Surface area     Phase-In= 0.01'   
#3 Device 1 179.72' 6.0" Horiz. Orifice/Grate    C= 0.600   Limited to weir flow at low heads   

Primary OutFlow  Max=0.19 cfs @ 8.09 hrs  HW=179.81'  TW=174.45'   (Dynamic Tailwater)
1=Culvert  (Passes 0.19 cfs of 1.59 cfs potential flow)

2=Exfiltration  (Exfiltration Controls 0.04 cfs)
3=Orifice/Grate  (Weir Controls 0.15 cfs @ 1.00 fps)
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Pond 1P: WESTERN FLOW THROUGH PLANTER
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Inflow Area=11,760 sf

Peak Elev=179.81'

Storage=519 cf
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Summary for Pond 2P: EASTERN FLOW THROUGH PLANTER

Inflow Area = 7,030 sf,100.00% Impervious,  Inflow Depth = 3.77"    for  25 YEAR event
Inflow = 0.15 cfs @ 7.88 hrs,  Volume= 2,206 cf
Outflow = 0.14 cfs @ 8.00 hrs,  Volume= 2,206 cf,  Atten= 5%,  Lag= 7.7 min
Primary = 0.14 cfs @ 8.00 hrs,  Volume= 2,206 cf

Routing by Dyn-Stor-Ind method, Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Peak Elev= 179.80' @ 8.00 hrs   Surf.Area= 474 sf   Storage= 277 cf
Flood Elev= 181.00'   Surf.Area= 474 sf   Storage= 394 cf

Plug-Flow detention time= 97.9 min calculated for 2,205 cf (100% of inflow)
Center-of-Mass det. time= 97.9 min ( 757.5 - 659.5 )

Volume Invert Avail.Storage Storage Description

#1 179.22' 394 cf 5.33'W x 89.00'L x 0.83'H Prismatoid

Device Routing     Invert Outlet Devices

#1 Primary 176.72' 6.0"  Round Culvert   L= 10.0'   Ke= 0.500   
Inlet / Outlet Invert= 176.72' / 176.62'   S= 0.0100 '/'   Cc= 0.900   
n= 0.013,  Flow Area= 0.20 sf   

#2 Device 1 179.22' 2.000 in/hr Exfiltration over Surface area     Phase-In= 0.01'   
#3 Device 1 179.72' 6.0" Horiz. Orifice/Grate    C= 0.600   Limited to weir flow at low heads   

Primary OutFlow  Max=0.14 cfs @ 8.00 hrs  HW=179.80'  TW=174.03'   (Dynamic Tailwater)
1=Culvert  (Passes 0.14 cfs of 1.59 cfs potential flow)

2=Exfiltration  (Exfiltration Controls 0.02 cfs)
3=Orifice/Grate  (Weir Controls 0.12 cfs @ 0.94 fps)
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Pond 2P: EASTERN FLOW THROUGH PLANTER
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Inflow Area=7,030 sf

Peak Elev=179.80'
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Summary for Pond CH: DETENTION Chamber

Inflow Area = 245,040 sf, 70.47% Impervious,  Inflow Depth = 3.26"    for  25 YEAR event
Inflow = 4.33 cfs @ 7.95 hrs,  Volume= 66,491 cf
Outflow = 2.87 cfs @ 8.17 hrs,  Volume= 66,493 cf,  Atten= 34%,  Lag= 12.9 min
Primary = 2.87 cfs @ 8.17 hrs,  Volume= 66,493 cf

Routing by Dyn-Stor-Ind method, Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Peak Elev= 174.61' @ 8.17 hrs   Surf.Area= 0.054 ac   Storage= 0.194 af
Flood Elev= 175.85'   Surf.Area= 0.054 ac   Storage= 0.216 af

Plug-Flow detention time= (not calculated: outflow precedes inflow)
Center-of-Mass det. time= 60.2 min ( 753.7 - 693.6 )

Volume Invert Avail.Storage Storage Description

#1A 169.10' 0.076 af 20.33'W x 115.79'L x 6.75'H Field A
0.365 af Overall - 0.135 af Embedded = 0.230 af  x 33.0% Voids

#2A 169.85' 0.135 af ADS_StormTech MC-4500 +Cap  x 54  Inside #1
Effective Size= 90.4"W x 60.0"H => 26.46 sf x 4.03'L = 106.5 cf
Overall Size= 100.0"W x 60.0"H x 4.33'L with 0.31' Overlap
2 Rows of 27 Chambers
Cap Storage= +35.7 cf x 2 x 2 rows = 142.8 cf

#3 168.19' 0.005 af 15.0"  Round Pipe Storage
L= 184.7'  S= 0.0050 '/'

0.216 af Total Available Storage

     Storage Group A created with Chamber Wizard

Device Routing     Invert Outlet Devices

#1 Primary 168.00' 15.0"  Round Outlet Pipe   L= 40.2'   Ke= 0.500   
Inlet / Outlet Invert= 168.00' / 167.79'   S= 0.0052 '/'   Cc= 0.900   
n= 0.013,  Flow Area= 1.23 sf   

#2 Device 1 168.00' 4.0" Vert. 1/2 2 Year Overflow    C= 0.600   
#3 Device 1 171.90' 5.5" Horiz. 2 Year Overflow    C= 0.600   

Limited to weir flow at low heads   
#4 Device 1 174.50' 15.0" Horiz. Overflow    C= 0.600   Limited to weir flow at low heads   

Primary OutFlow  Max=2.87 cfs @ 8.17 hrs  HW=174.61'  TW=0.00'   (Dynamic Tailwater)
1=Outlet Pipe  (Passes 2.87 cfs of 14.46 cfs potential flow)

2=1/2 2 Year Overflow  (Orifice Controls 1.07 cfs @ 12.23 fps)
3=2 Year Overflow  (Orifice Controls 1.31 cfs @ 7.93 fps)
4=Overflow  (Weir Controls 0.49 cfs @ 1.10 fps)
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Pond CH: DETENTION Chamber - Chamber Wizard Field A

Chamber Model = ADS_StormTech MC-4500 +Cap (ADS StormTech® MC-4500 with cap volume)

Effective Size= 90.4"W x 60.0"H => 26.46 sf x 4.03'L = 106.5 cf

Overall Size= 100.0"W x 60.0"H x 4.33'L with 0.31' Overlap

Cap Storage= +35.7 cf x 2 x 2 rows = 142.8 cf

100.0" Wide + 20.0" Spacing = 120.0" C-C Row Spacing

27 Chambers/Row x 4.02' Long +2.56' Cap Length x 2 = 113.79' Row Length +12.0" End Stone x 2 = 

115.79' Base Length

2 Rows x 100.0" Wide + 20.0" Spacing x 1 + 12.0" Side Stone x 2 = 20.33' Base Width

9.0" Base + 60.0" Chamber Height + 12.0" Cover = 6.75' Field Height

54 Chambers x 106.5 cf + 35.7 cf Cap Volume x 2 x 2 Rows = 5,893.3 cf Chamber Storage

15,892.4 cf Field - 5,893.3 cf Chambers = 9,999.1 cf Stone x 33.0% Voids = 3,299.7 cf Stone Storage

Chamber Storage + Stone Storage = 9,193.0 cf = 0.211 af

Overall Storage Efficiency = 57.8%

Overall System Size = 115.79' x 20.33' x 6.75'

54 Chambers

588.6 cy Field

370.3 cy Stone
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Pond CH: DETENTION Chamber

Elevation
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Inflow Area=245,040 sf

Peak Elev=174.61'

Storage=0.194 af
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Summary for Link 1L: Total

Inflow Area = 245,540 sf, 70.53% Impervious,  Inflow Depth = 3.26"    for  25 YEAR event
Inflow = 2.88 cfs @ 8.17 hrs,  Volume= 66,650 cf
Primary = 2.88 cfs @ 8.17 hrs,  Volume= 66,650 cf,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-48.00 hrs, dt= 0.01 hrs

Link 1L: Total

Inflow
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Time  (hours)
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Summary for Subcatchment 1ES: Existing basin

Runoff = 0.50 cfs @ 7.90 hrs,  Volume= 7,489 cf,  Depth= 0.50"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Type IA 24-hr  WQ Rainfall=1.00"

Area (sf) CN Description

* 106,000 98 Existing Impervious Area
72,360 80 >75% Grass cover, Good, HSG D

178,360 91 Weighted Average
72,360 40.57% Pervious Area

106,000 59.43% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment 1ES: Existing basin

Runoff
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Type IA 24-hr

WQ Rainfall=1.00"

Runoff Area=178,360 sf

Runoff Volume=7,489 cf

Runoff Depth=0.50"

Tc=5.0 min

CN=80/98

0.50 cfs
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Summary for Subcatchment P1A: P1A - North Roof

Runoff = 0.06 cfs @ 7.90 hrs,  Volume= 775 cf,  Depth= 0.79"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Type IA 24-hr  WQ Rainfall=1.00"

Area (sf) CN Description

* 11,760 98 Roof

11,760 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment P1A: P1A - North Roof

Runoff

Hydrograph

Time  (hours)
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Type IA 24-hr

WQ Rainfall=1.00"

Runoff Area=11,760 sf

Runoff Volume=775 cf

Runoff Depth=0.79"

Tc=5.0 min

CN=0/98

0.06 cfs
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Summary for Subcatchment P1B: P1B - South Roof

Runoff = 0.03 cfs @ 7.90 hrs,  Volume= 463 cf,  Depth= 0.79"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Type IA 24-hr  WQ Rainfall=1.00"

Area (sf) CN Description

* 7,030 98 Roof

7,030 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment P1B: P1B - South Roof

Runoff

Hydrograph

Time  (hours)
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Type IA 24-hr

WQ Rainfall=1.00"

Runoff Area=7,030 sf

Runoff Volume=463 cf

Runoff Depth=0.79"

Tc=5.0 min

CN=0/98

0.03 cfs
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Summary for Subcatchment P1J: Un-Detained Release

Runoff = 0.00 cfs @ 7.90 hrs,  Volume= 33 cf,  Depth= 0.79"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Type IA 24-hr  WQ Rainfall=1.00"

Area (sf) CN Description

* 500 98 Impervious

500 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment P1J: Un-Detained Release

Runoff

Hydrograph

Time  (hours)
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Type IA 24-hr

WQ Rainfall=1.00"

Runoff Area=500 sf

Runoff Volume=33 cf

Runoff Depth=0.79"

Tc=5.0 min

CN=0/98

0.00 cfs
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Summary for Subcatchment PH1: Phase 1

Runoff = 0.20 cfs @ 7.90 hrs,  Volume= 2,804 cf,  Depth= 0.79"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Type IA 24-hr  WQ Rainfall=1.00"

Area (sf) CN Description

* 1,890 98 P1C - Impervious
* 820 98 P1D - Impervious
* 14,360 98 P1E - Impervious
* 16,710 98 P1F - Impervious
* 4,970 98 P1G - Impervious
* 3,790 98 P1H - Impervious

42,540 98 Weighted Average
42,540 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment PH1: Phase 1

Runoff

Hydrograph

Time  (hours)
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Type IA 24-hr

WQ Rainfall=1.00"

Runoff Area=42,540 sf

Runoff Volume=2,804 cf

Runoff Depth=0.79"

Tc=5.0 min

CN=0/98

0.20 cfs
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Summary for Subcatchment PH2: Phase 2

Runoff = 0.03 cfs @ 7.90 hrs,  Volume= 353 cf,  Depth= 0.79"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Type IA 24-hr  WQ Rainfall=1.00"

Area (sf) CN Description

* 5,350 98 P2 - Impervious

5,350 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment PH2: Phase 2

Runoff

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420

F
lo

w
  

(c
fs

)

0.028

0.026

0.024

0.022

0.02

0.018

0.016

0.014

0.012

0.01

0.008

0.006

0.004

0.002

0

Type IA 24-hr

WQ Rainfall=1.00"

Runoff Area=5,350 sf

Runoff Volume=353 cf

Runoff Depth=0.79"

Tc=5.0 min

CN=0/98

0.03 cfs
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Summary for Pond 1P: WESTERN FLOW THROUGH PLANTER

Inflow Area = 11,760 sf,100.00% Impervious,  Inflow Depth = 0.79"    for  WQ event
Inflow = 0.06 cfs @ 7.90 hrs,  Volume= 775 cf
Outflow = 0.04 cfs @ 7.95 hrs,  Volume= 775 cf,  Atten= 27%,  Lag= 3.0 min
Primary = 0.04 cfs @ 7.95 hrs,  Volume= 775 cf

Routing by Dyn-Stor-Ind method, Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Peak Elev= 179.25' @ 8.10 hrs   Surf.Area= 875 sf   Storage= 26 cf
Flood Elev= 181.65'   Surf.Area= 875 sf   Storage= 726 cf

Plug-Flow detention time= 4.2 min calculated for 775 cf (100% of inflow)
Center-of-Mass det. time= 4.2 min ( 716.9 - 712.6 )

Volume Invert Avail.Storage Storage Description

#1 179.22' 726 cf 8.25'W x 106.00'L x 0.83'H Prismatoid

Device Routing     Invert Outlet Devices

#1 Primary 176.72' 6.0"  Round Culvert   L= 10.0'   Ke= 0.500   
Inlet / Outlet Invert= 176.72' / 176.62'   S= 0.0100 '/'   Cc= 0.900   
n= 0.013,  Flow Area= 0.20 sf   

#2 Device 1 179.22' 2.000 in/hr Exfiltration over Surface area     Phase-In= 0.01'   
#3 Device 1 179.72' 6.0" Horiz. Orifice/Grate    C= 0.600   Limited to weir flow at low heads   

Primary OutFlow  Max=0.04 cfs @ 7.95 hrs  HW=179.24'  TW=169.46'   (Dynamic Tailwater)
1=Culvert  (Passes 0.04 cfs of 1.43 cfs potential flow)

2=Exfiltration  (Exfiltration Controls 0.04 cfs)
3=Orifice/Grate  ( Controls 0.00 cfs)



Type IA 24-hr  WQ Rainfall=1.00"3199-01 Post-Developed - 6'' Pipe
  Printed  12/17/2020Prepared by AKS Engineering & Forestry

Page 65HydroCAD® 10.00-18  s/n 05096  © 2016 HydroCAD Software Solutions LLC

Pond 1P: WESTERN FLOW THROUGH PLANTER
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Inflow Area=11,760 sf

Peak Elev=179.25'
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Summary for Pond 2P: EASTERN FLOW THROUGH PLANTER

Inflow Area = 7,030 sf,100.00% Impervious,  Inflow Depth = 0.79"    for  WQ event
Inflow = 0.03 cfs @ 7.90 hrs,  Volume= 463 cf
Outflow = 0.02 cfs @ 7.78 hrs,  Volume= 463 cf,  Atten= 34%,  Lag= 0.0 min
Primary = 0.02 cfs @ 7.78 hrs,  Volume= 463 cf

Routing by Dyn-Stor-Ind method, Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Peak Elev= 179.26' @ 8.14 hrs   Surf.Area= 474 sf   Storage= 19 cf
Flood Elev= 181.00'   Surf.Area= 474 sf   Storage= 394 cf

Plug-Flow detention time= 4.8 min calculated for 463 cf (100% of inflow)
Center-of-Mass det. time= 4.8 min ( 717.4 - 712.6 )

Volume Invert Avail.Storage Storage Description

#1 179.22' 394 cf 5.33'W x 89.00'L x 0.83'H Prismatoid

Device Routing     Invert Outlet Devices

#1 Primary 176.72' 6.0"  Round Culvert   L= 10.0'   Ke= 0.500   
Inlet / Outlet Invert= 176.72' / 176.62'   S= 0.0100 '/'   Cc= 0.900   
n= 0.013,  Flow Area= 0.20 sf   

#2 Device 1 179.22' 2.000 in/hr Exfiltration over Surface area     Phase-In= 0.01'   
#3 Device 1 179.72' 6.0" Horiz. Orifice/Grate    C= 0.600   Limited to weir flow at low heads   

Primary OutFlow  Max=0.02 cfs @ 7.78 hrs  HW=179.24'  TW=169.26'   (Dynamic Tailwater)
1=Culvert  (Passes 0.02 cfs of 1.42 cfs potential flow)

2=Exfiltration  (Exfiltration Controls 0.02 cfs)
3=Orifice/Grate  ( Controls 0.00 cfs)
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Pond 2P: EASTERN FLOW THROUGH PLANTER

Elevation
Inflow
Primary

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420

F
lo

w
  

(c
fs

)

0.036

0.034

0.032

0.03

0.028

0.026

0.024

0.022

0.02

0.018

0.016

0.014

0.012

0.01

0.008

0.006

0.004

0.002

0

E
le

v
a
ti

o
n

 (
fe

e
t)

179.26

179.258

179.256

179.254

179.252

179.25

179.248

179.246

179.244

179.242

179.24

179.238

179.236

179.234

179.232

179.23

179.228

179.226

179.224

179.222

179.22

Inflow Area=7,030 sf

Peak Elev=179.26'

Storage=19 cf
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Summary for Pond CH: DETENTION Chamber

Inflow Area = 245,040 sf, 70.47% Impervious,  Inflow Depth = 0.58"    for  WQ event
Inflow = 0.79 cfs @ 7.90 hrs,  Volume= 11,884 cf
Outflow = 0.50 cfs @ 8.19 hrs,  Volume= 11,884 cf,  Atten= 36%,  Lag= 17.3 min
Primary = 0.50 cfs @ 8.19 hrs,  Volume= 11,884 cf

Routing by Dyn-Stor-Ind method, Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Peak Elev= 169.59' @ 8.19 hrs   Surf.Area= 0.058 ac   Storage= 0.013 af
Flood Elev= 175.85'   Surf.Area= 0.054 ac   Storage= 0.216 af

Plug-Flow detention time= 2.9 min calculated for 11,884 cf (100% of inflow)
Center-of-Mass det. time= 2.9 min ( 729.9 - 727.0 )

Volume Invert Avail.Storage Storage Description

#1A 169.10' 0.076 af 20.33'W x 115.79'L x 6.75'H Field A
0.365 af Overall - 0.135 af Embedded = 0.230 af  x 33.0% Voids

#2A 169.85' 0.135 af ADS_StormTech MC-4500 +Cap  x 54  Inside #1
Effective Size= 90.4"W x 60.0"H => 26.46 sf x 4.03'L = 106.5 cf
Overall Size= 100.0"W x 60.0"H x 4.33'L with 0.31' Overlap
2 Rows of 27 Chambers
Cap Storage= +35.7 cf x 2 x 2 rows = 142.8 cf

#3 168.19' 0.005 af 15.0"  Round Pipe Storage
L= 184.7'  S= 0.0050 '/'

0.216 af Total Available Storage

     Storage Group A created with Chamber Wizard

Device Routing     Invert Outlet Devices

#1 Primary 168.00' 15.0"  Round Outlet Pipe   L= 40.2'   Ke= 0.500   
Inlet / Outlet Invert= 168.00' / 167.79'   S= 0.0052 '/'   Cc= 0.900   
n= 0.013,  Flow Area= 1.23 sf   

#2 Device 1 168.00' 4.0" Vert. 1/2 2 Year Overflow    C= 0.600   
#3 Device 1 171.90' 5.5" Horiz. 2 Year Overflow    C= 0.600   

Limited to weir flow at low heads   
#4 Device 1 174.50' 15.0" Horiz. Overflow    C= 0.600   Limited to weir flow at low heads   

Primary OutFlow  Max=0.50 cfs @ 8.19 hrs  HW=169.59'  TW=0.00'   (Dynamic Tailwater)
1=Outlet Pipe  (Passes 0.50 cfs of 5.00 cfs potential flow)

2=1/2 2 Year Overflow  (Orifice Controls 0.50 cfs @ 5.75 fps)
3=2 Year Overflow  ( Controls 0.00 cfs)
4=Overflow  ( Controls 0.00 cfs)
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Pond CH: DETENTION Chamber - Chamber Wizard Field A

Chamber Model = ADS_StormTech MC-4500 +Cap (ADS StormTech® MC-4500 with cap volume)

Effective Size= 90.4"W x 60.0"H => 26.46 sf x 4.03'L = 106.5 cf

Overall Size= 100.0"W x 60.0"H x 4.33'L with 0.31' Overlap

Cap Storage= +35.7 cf x 2 x 2 rows = 142.8 cf

100.0" Wide + 20.0" Spacing = 120.0" C-C Row Spacing

27 Chambers/Row x 4.02' Long +2.56' Cap Length x 2 = 113.79' Row Length +12.0" End Stone x 2 = 

115.79' Base Length

2 Rows x 100.0" Wide + 20.0" Spacing x 1 + 12.0" Side Stone x 2 = 20.33' Base Width

9.0" Base + 60.0" Chamber Height + 12.0" Cover = 6.75' Field Height

54 Chambers x 106.5 cf + 35.7 cf Cap Volume x 2 x 2 Rows = 5,893.3 cf Chamber Storage

15,892.4 cf Field - 5,893.3 cf Chambers = 9,999.1 cf Stone x 33.0% Voids = 3,299.7 cf Stone Storage

Chamber Storage + Stone Storage = 9,193.0 cf = 0.211 af

Overall Storage Efficiency = 57.8%

Overall System Size = 115.79' x 20.33' x 6.75'

54 Chambers

588.6 cy Field

370.3 cy Stone
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Pond CH: DETENTION Chamber

Elevation
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Inflow Area=245,040 sf

Peak Elev=169.59'

Storage=0.013 af

169.59'

0.79 cfs
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Summary for Link 1L: Total

Inflow Area = 245,540 sf, 70.53% Impervious,  Inflow Depth = 0.58"    for  WQ event
Inflow = 0.50 cfs @ 8.18 hrs,  Volume= 11,916 cf
Primary = 0.50 cfs @ 8.18 hrs,  Volume= 11,916 cf,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-48.00 hrs, dt= 0.01 hrs

Link 1L: Total

Inflow
Primary

Hydrograph

Time  (hours)
484644424038363432302826242220181614121086420
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Inflow Area=245,540 sf
0.50 cfs

0.50 cfs



    

 

  

  

Appendix B: Water Quality Facility 

Calculations and Details    

 

  

 



AKS ENGINEERING & FORESTRY, LLC.

12965 SW HERMAN ROAD, SUITE 100 Date: 12/17/2020

TUALATIN, OR 97062 Designed by: AMC

503-563-6151 Checked by: CEG

Friendsview Residential Care Facility - Phase 1

StormFilter Catch Basin Sizing

STORMFILTER® DESIGN PARAMETERS

Number of Cartridges Required:

N=Qtreat (449gpm/cfs / Qcart gpm/cart)

Qtreat = Water Quality Volume (WQV)

Qcart gpm/cart = Treatment per Cartridge = 22.5 gpm/cart

StormFilter Catchbasin Sizing

Area Requiring Treatment 14,360 SF

WQV 945 FT
3

WQF 0.070 CFS

Cartridge Required N=Qtreat (449gpm/cfs / Qcart gpm/cart) N=Qtreat (449gpm/cfs / 22.5cart gpm/cart)

N= 1.40 cart 2 SINGLE CARTRIDGE STORMFILTER
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Yamhill County, Oregon

2300A—Aloha silt loam, 0 to 3 percent slopes

Map Unit Setting
National map unit symbol: 1j8b0
Elevation: 100 to 350 feet
Mean annual precipitation: 40 to 50 inches
Mean annual air temperature: 50 to 54 degrees F
Frost-free period: 165 to 210 days
Farmland classification: Prime farmland if drained

Map Unit Composition
Aloha and similar soils: 96 percent
Minor components: 4 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Aloha

Setting
Landform: Terraces
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-slope shape: Convex
Parent material: Loamy glaciolacustrine deposits

Typical profile
Ap - 0 to 8 inches: silt loam
BA - 8 to 15 inches: silt loam
Bt - 15 to 22 inches: silt loam
Bw1 - 22 to 31 inches: silt loam
Bw2 - 31 to 46 inches: silt loam
Bw3 - 46 to 60 inches: silt loam
C - 60 to 65 inches: very fine sandy loam

Properties and qualities
Slope: 0 to 3 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Somewhat poorly drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately high (0.20 

to 0.57 in/hr)
Depth to water table: About 8 to 15 inches
Frequency of flooding: None
Frequency of ponding: None
Available water capacity: Very high (about 12.0 inches)

Interpretive groups
Land capability classification (irrigated): 2w
Land capability classification (nonirrigated): 2w
Hydrologic Soil Group: C/D
Forage suitability group: Somewhat Poorly Drained (G002XY005OR)
Other vegetative classification: Somewhat Poorly Drained (G002XY005OR)
Hydric soil rating: No

Custom Soil Resource Report
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Minor Components

Dayton
Percent of map unit: 3 percent
Landform: Terraces
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-slope shape: Concave
Hydric soil rating: Yes

Willamette
Percent of map unit: 1 percent
Landform: Terraces
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-slope shape: Convex
Other vegetative classification: Well drained < 15% Slopes (G002XY002OR)
Hydric soil rating: No

2310C—Woodburn silt loam, 3 to 12 percent slopes

Map Unit Setting
National map unit symbol: 1j8b5
Elevation: 100 to 350 feet
Mean annual precipitation: 40 to 50 inches
Mean annual air temperature: 50 to 54 degrees F
Frost-free period: 165 to 210 days
Farmland classification: Farmland of statewide importance

Map Unit Composition
Woodburn and similar soils: 93 percent
Minor components: 7 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Woodburn

Setting
Landform: Terraces
Landform position (three-dimensional): Tread
Down-slope shape: Convex, linear
Across-slope shape: Linear
Parent material: Silty glaciolacustrine deposits

Typical profile
Ap - 0 to 9 inches: silt loam
A - 9 to 17 inches: silt loam
2Bt1 - 17 to 25 inches: silty clay loam
2Bt2 - 25 to 32 inches: silty clay loam
2BCt1 - 32 to 39 inches: silt loam
2BCt2 - 39 to 54 inches: silt loam

Custom Soil Resource Report
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2C1 - 54 to 68 inches: silt loam
2C2 - 68 to 80 inches: stratified fine sandy loam to silt loam
3C3 - 80 to 92 inches: stratified fine sandy loam to silt loam

Properties and qualities
Slope: 3 to 12 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Moderately well drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately high to high 

(0.20 to 1.98 in/hr)
Depth to water table: About 25 to 32 inches
Frequency of flooding: None
Frequency of ponding: None
Available water capacity: Very high (about 12.2 inches)

Interpretive groups
Land capability classification (irrigated): 4e
Land capability classification (nonirrigated): 2e
Hydrologic Soil Group: C
Forage suitability group: Moderately Well Drained < 15% Slopes (G002XY004OR)
Other vegetative classification: Moderately Well Drained < 15% Slopes 

(G002XY004OR)
Hydric soil rating: No

Minor Components

Amity
Percent of map unit: 5 percent
Landform: Terraces
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-slope shape: Linear, concave
Other vegetative classification: Somewhat Poorly Drained (G002XY005OR)
Hydric soil rating: No

Dayton
Percent of map unit: 2 percent
Landform: Terraces
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-slope shape: Concave
Hydric soil rating: Yes

2310F—Woodburn silt loam, 20 to 55 percent slopes

Map Unit Setting
National map unit symbol: 1j8b7
Elevation: 100 to 400 feet
Mean annual precipitation: 40 to 50 inches
Mean annual air temperature: 50 to 54 degrees F
Frost-free period: 165 to 210 days
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Farmland classification: Not prime farmland

Map Unit Composition
Woodburn and similar soils: 100 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Woodburn

Setting
Landform: Terraces
Landform position (three-dimensional): Tread
Down-slope shape: Convex
Across-slope shape: Linear
Parent material: Silty glaciolacustrine deposits

Typical profile
Ap - 0 to 9 inches: silt loam
A - 9 to 17 inches: silt loam
2Bt1 - 17 to 25 inches: silty clay loam
2Bt2 - 25 to 32 inches: silty clay loam
2BCt1 - 32 to 39 inches: silt loam
2BCt2 - 39 to 54 inches: silt loam
2C1 - 54 to 68 inches: silt loam
2C2 - 68 to 80 inches: stratified fine sandy loam to silt loam
3C3 - 80 to 92 inches: stratified fine sandy loam to silt loam

Properties and qualities
Slope: 20 to 55 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Moderately well drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately high to high 

(0.20 to 1.98 in/hr)
Depth to water table: About 25 to 32 inches
Frequency of flooding: None
Frequency of ponding: None
Available water capacity: Very high (about 12.2 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 6e
Hydrologic Soil Group: C
Hydric soil rating: No

Custom Soil Resource Report
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Absence of an entry indicates that the data were not estimated. The asterisk '*' denotes the representative texture; other 
possible textures follow the dash. The criteria for determining the hydrologic soil group for individual soil components is 
found in the National Engineering Handbook, Chapter 7 issued May 2007(http://directives.sc.egov.usda.gov/
OpenNonWebContent.aspx?content=17757.wba). Three values are provided to identify the expected Low (L), 
Representative Value (R), and High (H).

Engineering Properties–Yamhill County, Oregon

Map unit symbol and 
soil name

Pct. of 
map 
unit

Hydrolo
gic 

group

Depth USDA texture Classification Pct Fragments Percentage passing sieve number— Liquid 
limit

Plasticit
y index

Unified AASHTO >10 
inches

3-10 
inches

4 10 40 200

In L-R-H L-R-H L-R-H L-R-H L-R-H L-R-H L-R-H L-R-H

2300A—Aloha silt 
loam, 0 to 3 percent 
slopes

Aloha 96 C/D 0-8 Silt loam ML, CL, 
CL-ML

A-4, A-6 0- 0- 0 0- 0- 0 100-100
-100

95-100-
100

95-97-1
00

85-85- 
95

25-35 
-40

5-9 -15

8-15 Loam, silt loam ML, CL-
ML, CL

A-6, A-4 0- 0- 0 0- 0- 0 100-100
-100

95-100-
100

95-97-1
00

75-85- 
95

25-35 
-40

5-9 -15

15-22 Silt loam, loam CL A-6 0- 0- 0 0- 0- 0 100-100
-100

100-100
-100

95-97-1
00

75-85- 
95

30-36 
-40

10-13-1
5

22-31 Silt loam, loam CL A-6 0- 0- 0 0- 0- 0 100-100
-100

100-100
-100

95-98-1
00

75-82- 
95

30-36 
-40

10-13-1
5

31-46 Loam, silt loam CL A-6 0- 0- 0 0- 0- 0 100-100
-100

100-100
-100

90-98-1
00

65-82- 
95

30-36 
-40

10-13-1
5

46-60 Silt loam, loam CL-ML, 
CL

A-6, A-4 0- 0- 0 0- 0- 0 100-100
-100

100-100
-100

90-98-1
00

65-80- 
95

25-30 
-40

5-10-15

60-65 Silt loam, loam, very 
fine sandy loam

CL, CL-
ML

A-4, A-6 0- 0- 0 0- 0- 0 100-100
-100

100-100
-100

90-97-1
00

60-64- 
95

25-28 
-40

5-8 -15
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Engineering Properties–Yamhill County, Oregon

Map unit symbol and 
soil name

Pct. of 
map 
unit

Hydrolo
gic 

group

Depth USDA texture Classification Pct Fragments Percentage passing sieve number— Liquid 
limit

Plasticit
y index

Unified AASHTO >10 
inches

3-10 
inches

4 10 40 200

In L-R-H L-R-H L-R-H L-R-H L-R-H L-R-H L-R-H L-R-H

2310C—Woodburn silt 
loam, 3 to 12 
percent slopes

Woodburn 93 C 0-9 Silt loam CL, ML A-6, A-4 0- 0- 0 0- 0- 0 95-99-1
00

95-98-1
00

95-97-1
00

85-94-1
00

30-36 
-40

5-11-15

9-17 Silt loam ML, CL A-6, A-4 0- 0- 0 0- 0- 0 95-99-1
00

95-98-1
00

95-97-1
00

85-94-1
00

30-36 
-40

5-11-15

17-25 Silty clay loam, silt 
loam

CL A-6, A-7 0- 0- 0 0- 0- 0 100-100
-100

100-100
-100

95-99-1
00

90-97-1
00

30-38 
-45

10-15-2
0

25-32 Silty clay loam, silt 
loam

CL A-6, A-7 0- 0- 0 0- 0- 0 100-100
-100

100-100
-100

95-99-1
00

90-97-1
00

30-38 
-45

10-15-2
0

32-39 Silt loam, silty clay 
loam

CL A-7, A-6 0- 0- 0 0- 0- 0 100-100
-100

100-100
-100

95-99-1
00

90-97-1
00

30-36 
-45

10-14-2
0

39-54 Silt loam, silty clay 
loam

CL A-7, A-6 0- 0- 0 0- 0- 0 100-100
-100

100-100
-100

95-99-1
00

90-97-1
00

30-36 
-45

10-14-2
0

54-68 Silt loam, silty clay 
loam

CL, CL-
ML

A-6, A-4 0- 0- 0 0- 0- 0 100-100
-100

100-100
-100

95-98-1
00

80-90-1
00

25-35 
-40

5-11-15

68-80 Stratified fine sandy 
loam to silt loam

ML, SM A-4 0- 0- 0 0- 0- 0 100-100
-100

100-100
-100

70-92-1
00

40-60- 
90

20-28 
-35

NP-5 
-10

80-92 Stratified fine sandy 
loam to silt loam

ML, SM A-4 0- 0- 0 0- 0- 0 100-100
-100

100-100
-100

70-92-1
00

40-51- 
90

20-28 
-35

NP-5 
-10
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Engineering Properties–Yamhill County, Oregon

Map unit symbol and 
soil name

Pct. of 
map 
unit

Hydrolo
gic 

group

Depth USDA texture Classification Pct Fragments Percentage passing sieve number— Liquid 
limit

Plasticit
y index

Unified AASHTO >10 
inches

3-10 
inches

4 10 40 200

In L-R-H L-R-H L-R-H L-R-H L-R-H L-R-H L-R-H L-R-H

2310F—Woodburn silt 
loam, 20 to 55 
percent slopes

Woodburn 100 C 0-9 Silt loam ML, CL A-4, A-6 0- 0- 0 0- 0- 0 95-99-1
00

95-98-1
00

95-97-1
00

85-94-1
00

30-36 
-40

5-11-15

9-17 Silt loam ML, CL A-6, A-4 0- 0- 0 0- 0- 0 95-99-1
00

95-98-1
00

95-97-1
00

85-94-1
00

30-36 
-40

5-11-15

17-25 Silt loam, silty clay 
loam

CL A-7, A-6 0- 0- 0 0- 0- 0 100-100
-100

100-100
-100

95-99-1
00

90-97-1
00

30-38 
-45

10-15-2
0

25-32 Silt loam, silty clay 
loam

CL A-6, A-7 0- 0- 0 0- 0- 0 100-100
-100

100-100
-100

95-99-1
00

90-97-1
00

30-38 
-45

10-15-2
0

32-39 Silt loam, silty clay 
loam

CL A-7, A-6 0- 0- 0 0- 0- 0 100-100
-100

100-100
-100

95-99-1
00

90-97-1
00

30-36 
-45

10-14-2
0

39-54 Silt loam, silty clay 
loam

CL A-7, A-6 0- 0- 0 0- 0- 0 100-100
-100

100-100
-100

95-99-1
00

90-97-1
00

30-36 
-45

10-14-2
0

54-68 Silt loam, silty clay 
loam

CL-ML, 
CL

A-4, A-6 0- 0- 0 0- 0- 0 100-100
-100

100-100
-100

95-98-1
00

80-90-1
00

25-35 
-40

5-11-15

68-80 Stratified fine sandy 
loam to silt loam

ML, SM A-4 0- 0- 0 0- 0- 0 100-100
-100

100-100
-100

70-92-1
00

40-60- 
90

20-28 
-35

NP-5 
-10

80-92 Stratified fine sandy 
loam to silt loam

SM, ML A-4 0- 0- 0 0- 0- 0 100-100
-100

100-100
-100

70-92-1
00

40-51- 
90

20-28 
-35

NP-5 
-10
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Appendix D: TR-55 Runoff Curve Numbers    

 

  

 



Chapter 2

2–5(210-VI-TR-55, Second Ed., June 1986)

Technical Release 55
Urban Hydrology for Small Watersheds

Estimating Runoff

Table 2-2a Runoff curve numbers for urban areas 1/

Curve numbers for
-------------------------------------------  Cover description  ----------------------------------------- -----------hydrologic soil group -------------

Average percent
Cover type and hydrologic condition impervious area 2/ A B C D

Fully developed urban areas (vegetation established)

Open space (lawns, parks, golf courses, cemeteries, etc.) 3/:
Poor condition (grass cover < 50%) .......................................... 68 79 86 89
Fair condition (grass cover 50% to 75%) .................................. 49 69 79 84
Good condition (grass cover > 75%) ......................................... 39 61 74 80

Impervious areas:
Paved parking lots, roofs, driveways, etc.

(excluding right-of-way) ............................................................. 98 98 98 98
Streets and roads:

Paved; curbs and storm sewers (excluding
right-of-way) ................................................................................ 98 98 98 98
Paved; open ditches (including right-of-way) .......................... 83 89 92 93
Gravel (including right-of-way) ................................................. 76 85 89 91
Dirt (including right-of-way) ...................................................... 72 82 87 89

Western desert urban areas:
Natural desert landscaping (pervious areas only)  4/ ..................... 63 77 85 88
Artificial desert landscaping (impervious weed barrier,

desert shrub with 1- to 2-inch sand or gravel mulch
and basin borders) ...................................................................... 96 96 96 96

Urban districts:
Commercial and business ................................................................. 85 89 92 94 95
Industrial ............................................................................................. 72 81 88 91 93

Residential districts by average lot size:
1/8 acre or less (town houses) .......................................................... 65 77 85 90 92
1/4 acre ................................................................................................ 38 61 75 83 87
1/3 acre ................................................................................................ 30 57 72 81 86
1/2 acre ................................................................................................ 25 54 70 80 85
1 acre ................................................................................................... 20 51 68 79 84
2 acres .................................................................................................. 12 46 65 77 82

Developing urban areas

Newly graded areas
(pervious areas only, no vegetation) 5/ ................................................................ 77 86 91 94

Idle lands (CN’s are determined using cover types
similar to those in table 2-2c).

1 Average runoff condition, and Ia = 0.2S.
2 The average percent impervious area shown was used to develop the composite CN’s. Other assumptions are as follows: impervious areas are

directly connected to the drainage system, impervious areas have a CN of 98, and pervious areas are considered equivalent to open space in
good hydrologic condition. CN’s for other combinations of conditions may be computed using figure 2-3 or 2-4.

3 CN’s shown are equivalent to those of pasture. Composite CN’s may be computed for other combinations of open space
cover type.

4 Composite CN’s for natural desert landscaping should be computed using figures 2-3 or 2-4 based on the impervious area percentage
(CN = 98) and the pervious area CN. The pervious area CN’s are assumed equivalent to desert shrub in poor hydrologic condition.

5 Composite CN’s to use for the design of temporary measures during grading and construction should be computed using figure 2-3 or 2-4
based on the degree of development (impervious area percentage) and the CN’s for the newly graded  pervious areas.
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Maintenance

catchBasin StormFilter™

Important: These guidelines should be used as a part of your site 
stormwater plan.

Overview
The CatchBasin StormFilter™ (CBSF) consists of a multi-chamber 
steel, concrete, or plastic catch basin unit that can contain up to 
four StormFilter cartridges. The steel CBSF is offered both as a 
standard and as a deep unit.

The CBSF is installed flush with the finished grade and is 
applicable for both constrained lot and retrofit applications. It 
can also be fitted with an inlet pipe for roof leaders or similar 
applications.

The CBSF unit treats peak water quality design flows up to 0.13 
cfs, coupled with an internal weir overflow capacity of 1.0 cfs for 
the standard unit, and 1.8 cfs for the deep steel and concrete 
units. Plastic units have an internal weir overflow capacity of 0.5 
cfs.

Design Operation
The CBSF is installed as the primary receiver of runoff, similar 
to a standard, grated catch basin. The steel and concrete CBSF 
units have an H-20 rated, traffic  bearing lid that allows the filter 
to be installed in parking lots, and for all practical purposes, 
takes up no land area. Plastic units can be used in landscaped 
areas and for other non-traffic-bearing applications.

The CBSF consists of a sumped inlet chamber and a cartridge 
chamber(s). Runoff enters the sumped inlet chamber either 
by sheet flow from a paved surface or from an inlet pipe 
discharging directly to the unit vault. The inlet chamber is 
equipped with an internal baffle, which traps debris and floating 
oil and grease, and an overflow weir. While in the inlet chamber, 
heavier solids are allowed to settle into the deep sump, while 
lighter solids and soluble pollutants are directed under the baffle 
and into the cartridge chamber through a port between the 
baffle and the overflow weir.

Once in the cartridge chamber, polluted water ponds and 
percolates horizontally through the media in the filter cartridges. 
Treated water collects in the cartridge’s center tube from where it 
is directed by an under-drain manifold to the outlet pipe on the 
downstream side of the overflow weir and discharged.

When flows into the CBSF exceed the water quality design 
value, excess water spills over the overflow weir, bypassing the 
cartridge bay, and discharges to the outlet pipe.

Applications
The CBSF is particularly useful where small flows are being 
treated or for sites that are flat and have little available hydraulic 
head to spare. The unit is ideal for applications in which 
standard catch basins are to be used. Both water quality and 
catchment issues can be resolved with the use of the CBSF.

Retro-Fit
The retrofit market has many possible applications for the CBSF. 
The CBSF can be installed by replacing an existing catch basin 
without having to “chase the grade,” thus reducing the high cost 
of re  piping the storm system.
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Maintenance Guidelines
Maintenance procedures for typical catch basins can be applied 
to the CatchBasin StormFilter (CBSF). The filter cartridges 
contained in the CBSF are easily removed and replaced during 
maintenance activities according to the following guidelines.

1. Establish a safe working area as per typical catch basin 
service activity.

2. Remove steel grate and diamond plate cover (weight 100 
lbs. each).

3. Turn cartridge(s) counter-clockwise to disconnect from pipe 
manifold.

4. Remove 4” center cap from cartridge and replace with 
lifting cap.

5. Remove cartridge(s) from catch basin by hand or with vactor 
truck boom.

6. Remove accumulated sediment via vactor truck (min. 
clearance 13” x 24”).

7. Remove accumulated sediment from cartridge bay. (min. 
clearance 9.25” x 11”).

8. Rinse interior of both bays and vactor remaining water and 
sediment.

9. Install fresh cartridge(s) threading clockwise to pipe 
manifold.

10. Replace cover and grate.

11. Return original cartridges to Contech for cleaning.

Media may be removed from the filter cartridges using the 
vactor truck before the cartridges are removed from the catch 
basin structure. Empty cartridges can be easily removed from 
the catch basin structure by hand. Empty cartridges should be 
reassembled and returned to Contech as appropriate. 

Materials required include a lifting cap, vactor truck and 
fresh filter cartridges. Contact Contech for specifications and 
availability of the lifting cap. The vactor truck must be equipped 
with a hose capable of reaching areas of restricted clearance. 
the owner may refresh spent cartridges. Refreshed cartridges are 
also available from Contech on an exchange basis. Contact the 
maintenance department of Contech at 503-258-3157 for more 
information.

Maintenance is estimated at 26 minutes of site time. For units 
with more than one cartridge, add approximately 5 minutes for 
each additional cartridge. Add travel time as required.

Mosquito Abatement

In certain areas of the United States, mosquito abatement is 
desirable to reduce the incidence of vectors.

In BMPs with standing water, which could provide mosquito 
breeding habitat, certain abatement measures can be taken.

1. Periodic observation of the standing water to determine if 
the facility is harboring mosquito larvae.

2. Regular catch basin maintenance.

3. Use of larvicides containing Bacillus thuringiensis israelensis 
(BTI). BTI is a bacterium toxic to mosquito and black fly 
larvae.

In some cases, the presence of petroleum hydrocarbons may 
interrupt the mosquito growth cycle.

Using Larvicides in the CatchBasin StormFilter
Larvicides should be used according to manufacturer’s 
recommendations.

Two widely available products are Mosquito Dunks and 
Summit B.t.i. Briquets. For more information, visit http://www.
summitchemical.com/mos_ctrl/d efault.htm.

The larvicide must be in contact with the permanent pool. The 
larvicide should also be fastened to the CatchBasin StormFilter 
by string or wire to prevent displacement by high flows. A 
magnet can be used with a steel catch basin.

For more information on mosquito abatement in stormwater 
BMPs, refer to the following: http://www.ucmrp.ucdavis.edu/
publications/managingmosquitoesstormwater8125.pdf



    

 

  

  

Appendix F: Geotechnical Engineering Report    

 

  

 



























































































































 
Friendsview RCF Phase 1 
1 2 . 2 8 . 2 0 2 0  

FRIENDSVIEW RCF PHASE 1 
Exhibit H: Preliminary Sewer Evaluation Memo 

 

 

 

 

  



 

 

December 17, 2020 

City of Newberg - Engineering 

414 E. First Street 

Newberg, OR 97132 

RE: Friendsview RCF - Sanitary Sewer Analysis 

City Engineering Staff: 

The purpose of this letter is to provide documentation and analysis of the existing and future wastewater flows from the 

development and the capacity of the existing downstream system as required per City of Newberg Pre-Application 

Meeting Notes dated May 27, 2019. This analysis is to show that the existing public sanitary sewer has capacity to support 

the development of Friendsview RCF Phase 1. The study includes the existing public sanitary sewer main directly 

downstream of the project site. 

Existing Sanitary 

The existing property is currently served by an 8” lateral that is connected to a manhole with a 10” public sewer 

main exiting at 1.00%. The 10” main runs parallel to Hess Creek where it progressively gets larger before making its 

way to the wastewater treatment plant. According to the City of Newberg’s Wastewater Master Plan (WWMP) 

completed in May of 2018 there are no immediate deficiencies downstream of the subject site. The WWMP does 

indicate deficiencies closer to the wastewater treatment plant, however, upgrading this main line is at the top of the 

City’s priority list and multiple alternatives were presented in the report. 

Proposed/Existing Sanitary Flows 

Sanitary flows for the basin were derived using the City of Newberg Wastewater Master Plan as well as the City’s 

Zoning map. The City’s zoning map as well as the utility GIS map was used to delineate a basin similar to FM Basin 

1 shown in Figure 9. The basin was then delineated by zone and Table 4-2 was used to calculate the total dry 

weather flow. Inflow and infiltration were assumed to be approximately 1,000 gallons per acre per day and a 

peaking factor of 1.3 as stated on page 2-6 of the WWMP. The estimated total peak flow generated by the entire 

basin, including future developments shown on the attached Flow Calculation, is equal to approximately 1.00 cfs. 

As such, these improvements should not cause any immediate capacity deficiencies in the downstream sanitary 

sewer system.  

 

Should you have any questions, do not hesitate to contact me at 503.563.6151 or by email at chuckg@aks-eng.com. 
 

Sincerely, 

AKS ENGINEERING & FORESTRY, LLC 

 

 

 

 

 

Chuck Gregory, PE – Associate  
 

Attachments: 

• WWMP Figure 9 & Table 4-2 

• WWMP Pages 2-5 & 2-6 

• Newberg Zoning Map 

• Flow Calculations 
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Exhibit I: Hydrant Flow Test 
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Hydrant Flow test
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Static pressure on howed fydrant at intersection oE 
Fulton Street and Cast gferry Street
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Creator: Waylon Knight
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ŷY-.XYTU9/L79̈9@7767779]0_,̂¥

�� ��¤�+���9�9�T1T̂ T̂U¥9@79WX¥9WX8eXV-�TU9
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Ùa[̀ _̀tV̀RR̂_[Xĵ][jT̂aYûqtb_ZZjZ[cZjT̂aYûq
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ẑaYûqS�z�� ���S�l� \\� �kolSRVXoS�no�¡c�
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www.tvfr.com 

Training Center 

12400 SW Tonquin Road 

Sherwood, Oregon 

97140-9734 

503-259-1600 

South Operating Center 

8445 SW Elligsen Road 

Wilsonville, Oregon 

97070-9641 

503-259-1500 

  

Command & Business Operations Center 
and North Operating Center 
11945 SW 70th Avenue 

Tigard, Oregon 97223-9196 

503-649-8577 

  

 

 

 

 
March 11, 2021 

 
Keith Leonard 
City of Newberg 
414 E. First Street 
Newberg, OR 97132 
 
Re:  Friendsview Manor New Building, DR221-0001 
Tax Lot ID: R3217CB 00200 

Dear Keith, 

Thank you for the opportunity to review the proposed site plan surrounding the above-named development 
project.   There may be more or less requirements needed based upon the final project design, however, 
Tualatin Valley Fire & Rescue will endorse this proposal predicated on the following criteria and conditions of 
approval. 

FIRE APPARATUS ACCESS: 
 
1. FIRE APPARATUS ACCESS ROADS:  Access roads shall be provided for every facility, building, or portion of a 

building hereafter constructed or moved into or within the jurisdiction. Exception: Approved agricultural and equine 
structures complying with ORS 455.315 are not required to have fire apparatus access roads (see New Construction 
Guide Appendix C). Access roads are not required to be modified for commercial buildings that undergo a change in 
occupancy, change in use, or conversion from agricultural or equine exempt to non-exempt unless there is a change 
to the structure’s square footage or building footprint. (OFC 503.1.1) 

 
2. FIRE ACCESS ROAD DISTANCE FROM BUILDINGS: The access shall extend to within 150 feet of all portions of 

the exterior wall of the first story of the building as measured by an approved route around the exterior of the building 
or facility.  (OFC 503.1.1) 

 
3. DEAD ENDS AND ROADS IN EXCESS OF 150 FEET (TURNAROUNDS):  Dead end fire apparatus access roads or 

roads in excess of 150 feet in length shall be provided with an approved turnaround. Diagrams of approved 
turnarounds can be found in the corresponding guide that is located at (OFC 503.2.5 & Figure D103.1)  

 
4. FIRE APPARATUS ACCESS ROAD EXCEPTION FOR AUTOMATIC SPRINKLER PROTECTION: When buildings 

are completely protected with an approved automatic fire sprinkler system, the requirements for fire apparatus access 
may be modified as approved by the Fire Marshal. (OFC 503.1.1) Note: If fire sprinklers are installed and the system 
will be supported by a municipal water supply, please contact the local water purveyor for information 
surrounding water meter sizing. 

 
5. ADDITIONAL ACCESS ROADS – COMMERCIAL/INDUSTRIAL HEIGHT:  Buildings exceeding 30 feet in height or 

three stories in height shall have at least two separate means of fire apparatus access. (D104.1) 
 

6. ADDITIONAL ACCESS ROADS – COMMERCIAL/INDUSTRIAL SQUARE FOOTAGE:  Buildings or facilities having 
a gross building area of more than 62,000 square feet shall have at least two approved separate means of fire apparatus 
access.  Exception: Projects having a gross building area of up to 124,000 square feet that have a single approved fire 
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apparatus access road when all buildings are equipped throughout with approved automatic sprinkler systems. (OFC 
D104.2) 

 

7. ADDITIONAL ACCESS ROADS – MULTI-FAMILY RESIDENTIAL DEVELOPMENTS:  Projects having more than 100 
dwelling units shall be provided with two separate and approved fire apparatus access roads. Exception: Projects having 
up to 200 dwelling units may have a single approved fire apparatus access road when all buildings, including 
nonresidential occupancies, are equipped throughout with an approved automatic sprinkler system in accordance with 
section 903.3.1.1, 903.3.1.2. Projects having more than 200 dwelling units shall be provided with two separate and 
approved fire apparatus roads regardless of whether they are equipped with an approved automatic sprinkler system. 
(OFC D106) 

 
8. AERIAL FIRE APPARATUS ROADS:  Buildings with a vertical distance between the grade plane and the highest roof 

surface that exceeds 30 feet in height shall be provided with a fire apparatus access road constructed for use by aerial 
apparatus with an unobstructed driving surface width of not less than 26 feet. For the purposes of this section, the 
highest roof surface shall be determined by measurement to the eave of a pitched roof, the intersection of the roof to 
the exterior wall, or the top of the parapet walls, whichever is greater. Any portion of the building may be used for this 
measurement, provided that it is accessible to firefighters and is capable of supporting ground ladder placement. (OFC 
D105.1, D105.2) 

 
9. AERIAL APPARATUS OPERATIONS:  At least one of the required aerial access routes shall be located within a 

minimum of 15 feet and a maximum of 30 feet from the building, and shall be positioned parallel to one entire side of 
the building. The side of the building on which the aerial access road is positioned shall be approved by the Fire Marshal. 
Overhead utility and power lines shall not be located over the aerial access road or between the aerial access road and 
the building. (D105.3, D105.4) 

 

10. MULTIPLE ACCESS ROADS SEPARATION:  Where two access roads are required, they shall be placed a distance apart 
equal to not less than one half of the length of the maximum overall diagonal dimension of the area to be served (as identified 
by the Fire Marshal), measured in a straight line between accesses. (OFC D104.3)  

 
11. FIRE APPARATUS ACCESS ROAD WIDTH AND VERTICAL CLEARANCE:  Fire apparatus access roads shall have 

an unobstructed driving surface width of not less than 20 feet (26 feet adjacent to fire hydrants (OFC D103.1)) and an 
unobstructed vertical clearance of not less than 13 feet 6 inches. (OFC 503.2.1 & D103.1)  

 
12. NO PARKING SIGNS:  Where fire apparatus roadways are not of sufficient width to accommodate parked vehicles and 

20 feet of unobstructed driving surface, “No Parking” signs shall be installed on one or both sides of the roadway and 
in turnarounds as needed. Signs shall read “NO PARKING - FIRE LANE” and shall be installed with a clear space above 
grade level of 7 feet.  Signs shall be 12 inches wide by 18 inches high and shall have red letters on a white reflective 
background. (OFC D103.6) 

 
13. NO PARKING:  Parking on emergency access roads shall be as follows (OFC D103.6.1-2): 

1. 20-26 feet road width – no parking on either side of roadway 
2. 26-32 feet road width – parking is allowed on one side 
3. Greater than 32 feet road width – parking is not restricted 

Note: For specific widths and parking allowances, contact the local municipality. 
  

14. PAINTED CURBS:  Where required, fire apparatus access roadway curbs shall be painted red (or as approved) and 
marked “NO PARKING FIRE LANE” at 25 foot intervals.  Lettering shall have a stroke of not less than one inch wide by 
six inches high.  Lettering shall be white on red background (or as approved).  (OFC 503.3) 

 
15. FIRE APPARATUS ACCESS ROADS WITH FIRE HYDRANTS:  Where a fire hydrant is located on a fire apparatus 

access road, the minimum road width shall be 26 feet and shall extend 20 feet before and after the point of the hydrant. 
(OFC D103.1) 
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16. TURNOUTS:  Where access roads are less than 20 feet and exceed 400 feet in length, turnouts 10 feet wide and 30 
feet long may be required and will be determined on a case by case basis. (OFC 503.2.2) 

 
17. SURFACE AND LOAD CAPACITIES:  Fire apparatus access roads shall be of an all-weather surface that is easily 

distinguishable from the surrounding area and is capable of supporting not less than 12,500 pounds point load (wheel 
load) and 75,000 pounds live load (gross vehicle weight). Documentation from a registered engineer that the final 
construction is in accordance with approved plans or the requirements of the Fire Code may be requested. (OFC 
503.2.3)   

 
18. TURNING RADIUS:  The inside turning radius and outside turning radius shall not be less than 28 feet and 48 feet 

respectively, measured from the same center point. (OFC 503.2.4 & D103.3) 

 
19. ACCESS ROAD GRADE:  Fire apparatus access roadway grades shall not exceed 15%. Alternate methods and 

materials may be available at the discretion of the Fire Marshal (for grade exceeding 15%).  

 
20. ANGLE OF APPROACH/GRADE FOR TURNAROUNDS: Turnarounds shall be as flat as possible and have a 

maximum of 5% grade with the exception of crowning for water run-off.  (OFC 503.2.7 & D103.2) 
 

21. ANGLE OF APPROACH/GRADE FOR INTERSECTIONS: Intersections shall be level (maximum 5%) with the 
exception of crowning for water run-off. (OFC 503.2.7 & D103.2) 

 
22. AERIAL APPARATUS OPERATING GRADES:  Portions of aerial apparatus roads that will be used for aerial 

operations shall be as flat as possible. Front to rear and side to side maximum slope shall not exceed 10%. 

 
23. GATES:  Gates securing fire apparatus roads shall comply with all of the following (OFC D103.5, and 503.6): 

1. Minimum unobstructed width shall be not less than 20 feet (or the required roadway surface width). 
2. Gates shall be set back at minimum of 30 feet from the intersecting roadway or as approved.  
3. Electric gates shall be equipped with a means for operation by fire department personnel 
4. Electric automatic gates shall comply with ASTM F 2200 and UL 325. 

 
24. ACCESS DURING CONSTRUCTION:  Approved fire apparatus access roadways shall be installed and operational 

prior to any combustible construction or storage of combustible materials on the site. Temporary address signage shall 
also be provided during construction. (OFC 3309 and 3310.1)  

 
25. TRAFFIC CALMING DEVICES:  Shall be prohibited on fire access routes unless approved by the Fire Marshal. (OFC 

503.4.1). Traffic calming measures linked here: http://www.tvfr.com/DocumentCenter/View/1578 

 
FIREFIGHTING WATER SUPPLIES: 
 
26. COMMERCIAL BUILDINGS – REQUIRED FIRE FLOW:  The minimum fire flow and flow duration shall be determined in 

accordance with OFC Table B105.2. The required fire flow for a building shall not exceed the available GPM in the water 
delivery system at 20 psi residual. (OFC B105.3) 
Note:  OFC B106, Limiting Fire-Flow is also enforced, except for the following: 

• The maximum needed fire flow shall be 3,000 GPM, measured at 20 psi residual pressure. 

• Tualatin Valley Fire & Rescue does not adopt Occupancy Hazards Modifiers in section B105.4-B105.4.1 

 
27. FIRE FLOW WATER AVAILABILITY:  Applicants shall provide documentation of a fire hydrant flow test or flow test 

modeling of water availability from the local water purveyor if the project includes a new structure or increase in the floor 
area of an existing structure. Tests shall be conducted from a fire hydrant within 400 feet for commercial projects, or 
600 feet for residential development.  Flow tests will be accepted if they were performed within 5 years as long as no 
adverse modifications have been made to the supply system. Water availability information may not be required to be 
submitted for every project. (OFC Appendix B) 
 

http://www.tvfr.com/DocumentCenter/View/1578
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28. WATER SUPPLY DURING CONSTRUCTION:  Approved firefighting water supplies shall be installed and operational 
prior to any combustible construction or storage of combustible materials on the site. (OFC 3312.1) 

 

FIRE HYDRANTS: 
 
29. FIRE HYDRANTS – COMMERCIAL BUILDINGS:  Where a portion of the building is more than 400 feet from a 

hydrant on a fire apparatus access road, as measured in an approved route around the exterior of the building, on-site 
fire hydrants and mains shall be provided.  (OFC 507.5.1) 

• This distance may be increased to 600 feet for buildings equipped throughout with an approved automatic sprinkler 
system. 

• The number and distribution of fire hydrants required for commercial structure(s) is based on Table C105.1, 
following any fire-flow reductions allowed by section B105.3.1.  Additional fire hydrants may be required due to 
spacing and/or section 507.5 of the Oregon Fire Code.   

 
30. FIRE HYDRANT(S) PLACEMENT:  (OFC C104) 

• Existing hydrants in the area may be used to meet the required number of hydrants as approved.  Hydrants that 
are up to 600 feet away from the nearest point of a subject building that is protected with fire sprinklers may 
contribute to the required number of hydrants. (OFC 507.5.1) 

• Hydrants that are separated from the subject building by railroad tracks shall not contribute to the required number 
of hydrants unless approved by the Fire Marshal. 

• Hydrants that are separated from the subject building by divided highways or freeways shall not contribute to the 
required number of hydrants.  Heavily traveled collector streets may be considered when approved by the Fire 
Marshal. 

• Hydrants that are accessible only by a bridge shall be acceptable to contribute to the required number of hydrants 
only if approved by the Fire Marshal. 

 
31. PRIVATE FIRE HYDRANT IDENTIFICATION: Private fire hydrants shall be painted red in color. Exception: Private fire 

hydrants within the City of Tualatin shall be yellow in color. (OFC 507) 
 
32. FIRE HYDRANT DISTANCE FROM AN ACCESS ROAD:  Fire hydrants shall be located not more than 15 feet from 

an approved fire apparatus access roadway unless approved by the Fire Marshal. (OFC C102.1) 

 
33. REFLECTIVE HYDRANT MARKERS:  Fire hydrant locations shall be identified by the installation of blue reflective 

markers.  They shall be located adjacent and to the side of the center line of the access roadway that the fire hydrant 
is located on.  In the case that there is no center line, then assume a center line and place the reflectors accordingly. 
(OFC 507) 

 
34. PHYSICAL PROTECTION:  Where fire hydrants are subject to impact by a motor vehicle, guard posts, bollards or 

other approved means of protection shall be provided.  (OFC 507.5.6 & OFC 312) 
 

35. CLEAR SPACE AROUND FIRE HYDRANTS:  A 3 foot clear space shall be provided around the circumference of fire 
hydrants.  (OFC 507.5.5) 

 
36. FIRE DEPARTMENT CONNECTION (FDC) LOCATIONS:  FDCs shall be located within 100 feet of a fire hydrant (or 

as approved). Hydrants and FDC’s shall be located on the same side of the fire apparatus access roadway or drive 
aisle, fully visible, and recognizable from the street or nearest point of the fire department vehicle access or as otherwise 
approved. (OFC 912.2.1 & NFPA 13) 

• Fire department connections (FDCs) shall normally be located remotely and outside of the fall-line of the building 
when required.  FDCs may be mounted on the building they serve, when approved. 

• FDCs shall be plumbed on the system side of the check valve when sprinklers are served by underground lines 
also serving private fire hydrants.  
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BUILDING ACCESS AND FIRE SERVICE FEATURES 
 
37. EMERGENCY RESPONDER RADIO COVERAGE: In new buildings where the design reduces the level of radio 

coverage for public safety communications systems below minimum performance levels, a distributed antenna 
system, signal booster, or other method approved by TVF&R and Washington County Consolidated Communications 
Agency shall be provided. (OFC 510, Appendix F, and OSSC 915) http://www.tvfr.com/DocumentCenter/View/1296. 

• Emergency responder radio system testing and/or system installation is required for this building. Please contact 
me (using my contact info below) for further information including an alternate means of compliance that is 
available. If the alternate method is preferred, it must be requested from TVF&R prior to issuance of building 
permit. 

• Testing shall take place after the installation of all roofing systems; exterior walls, glazing and siding/cladding; and 
all permanent interior walls, partitions, ceilings, and glazing.  

 
38. KNOX BOX:  A Knox Box for building access may be required for structures and gates. See Appendix B for further 

information and detail on required installations. Order via www.tvfr.com or contact TVF&R for assistance and 
instructions regarding installation and placement. (OFC 506.1)  

 
39. FIRE PROTECTION EQUIPMENT IDENTIFICATION:  Rooms containing controls to fire suppression and detection 

equipment shall be identified as “Fire Control Room.” Signage shall have letters with a minimum of 4 inches high with 
a minimum stroke width of 1/2 inch, and be plainly legible, and contrast with its background. (OFC 509.1) 

 
40. PREMISES IDENTIFICATION:  New and existing buildings shall have approved address numbers; building numbers 

or approved building identification placed in a position that is plainly legible and visible from the street or road fronting 
the property, including monument signs. These numbers shall contrast with their background. Numbers shall be a 
minimum of 4 inches high with a minimum stroke width of 1/2 inch. (OFC 505.1)   
 

 
If you have questions or need further clarification, please feel free to contact me at [503-259-1409]. 

 
Sincerely, 

 

Ty Darby  
 
Ty Darby  
Deputy Fire Marshal II 
 
 
 
Cc: file 

 
  

 

 

http://www.tvfr.com/DocumentCenter/View/1296
http://www.tvfr.com/
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