I‘ n Department of Land Conservation and Development
i35 Capitol Street, Suite 150

Salern, OF. 97301-2540

Theodore F. Enlbongoski, Govenor (503) 373-0050

Fax (503) 378-5518
www. lod state or.us

NOTICE OF ADOPTED AMENDMENT

08/31/2009

TO: Subscribers to Notice of Adopted Plan
or Land Use Regulation Amendments

FROM: Plan Amendment Program Specialist

SUBJECT: Washington County Plan Amendment
DLCD File Number 008-09

The Department of Land Conservation and Development (DLCD) received the attached notice of adoption.
Due to the size of amended material submitted, a complete copy has not been attached. A Copy of the
adopted plan amendment is available for review at the DLCD office in Salem and the local government
office.

Appeal Procedures*
DLCD ACKNOWLEDGMENT or DEADLINE TO APPEAL: Friday, September 11, 2009

This amendment was submitted to DLCD for review prior to adoption with less than the required 45-day
notice. Pursuant to ORS 197.830(2)(b) only persons who participated in the local government proceedings
leading to adoption of the amendment are eligible to appeal this decision to the Land Use Board of
Appeals (LUBA).

If you wish to appeal, you must file a notice of intent to appeal with the Land Use Board of Appeals
(LUBA) no later than 21 days from the date the decision was mailed to you by the local government. If
you have questions, check with the local government to determine the appeal deadline. Copies of the
notice of intent to appeal must be served upon the local government and others who received written notice
of the final decision from the local government. The notice of intent to appeal must be served and filed in
the form and manner prescribed by LUBA, (OAR Chapter 661, Division 10). Please call LUBA at
503-373-1265, if you have questions about appeal procedures.

*NOTE: THE APPEAL DEADLINE IS BASED UPON THE DATE THE DECISION WAS
MAILED BY LOCAL GOVERNMENT. A DECISION MAY HAVE BEEN MAILED
TO YOU ON A DIFFERENT DATE THAT IT WAS MAILED TO DLCD. AS A
RESULT, YOUR APPEAL DEADLINE MAY BE EARLIER THAN THE ABOVE
DATE SPECIFIED.

Cc: Anne Elvers, Washington County
Doug White, DLCD Community Services Specialist
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PER ORS 197.610, OAR CHAPTER 660, DIVISION 18 |
Jurisdiction; Washington County Local hile number: 09-191-PA
Date First Evidentiary Hearing: 08/19/2009 Date of Final Mearing: 08/19/2009
Was a Notice of Proposed Amendment (Form 1) mailed to DLCD? Yes  Dale submitted: 07/02/2009
[ ] Comprehensive Plan Text Amendment Comprehensive Plan Map Amendment
(] Land Use Regulation Amendment L] Zoning Map Amendment
[C] New Land Use Regulation [C] Other:

Summarize the adopted amendment. Do not use technical tlerms. Do no! wrile *See Attached” (limit of 500 characters):

Casefile 09-191-PA changed the designation of one 5.00 acre parcel from Rural Residential Five Acre Minimum
(RR-5) to Agriculture and Forest (AF-5).

Does the Adoption differ from proposal? No, no explanation is necessary

No

Plan map changed from: RR-5 to: AF-5

Zone map changed from:N/A to: N/A

Location: West of SW 65™ Avenue and south of Interstate 205

Specify density; Previous: 1 D.U./5 acres New densily: 1 D.U./5 acres Acres involved: 5.00

Mark applicable statewide planning goals:
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Was an Exception Adopted? [[] YES PJ NO

Did DLCD receive a Notice of Proposed Amendment...

45-days prior to first evidentiary hearing? BJyes [INo
If no, do the statewide planning goals apply? [(Jyes [INo
If no, did Emergency Circumstances require immediate adoption? [CJYes [INo

Please list affected state or federal agencies, local govemments or special disfricts: Tualatin Valley Fire and Rescue
District, Tigard-Tualatin School District, Washington County Sheriff, Washington County Department of Land Use
and Transportation, District 18 Watermaster

Local Contact: Anne Elvers Address: 155 N. First Ave., Suite 350-14
E-mail: anne_elvers@co.washington,or.us City: Hillshoro Zip: 97124
Phone: (503) 846-3583 Fax: (503) 846-4412

pLeD file No.  008-09 (17675) [15690]
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ADOPTION SUBMITTAL REQUIREMENTS

This form must be mailed to DLCD within r the n
per ORS 197.610, OAR Chapter 650 - Division 18.

ATTENTION: PLAN AMENDMENT SPECIALIST
DEPARTMENT OF LAND CONSERVATION AND DEVELOPMENT
635 CAPITOL STREET NE, SUITE 150
SALEM, OREGON 97301-2540

2. Eleclronic Submittals: At least one hard copy must be sent by maill or in person, but you may also submit an
electronic copy, by either email or FTP. You may connect to this address to FTP proposals and adoptions:
webserver.lcd.state.or.us. To obtain our Username and password for FTP, call Mara Ulloa at  503-373-0050
extension 238, or by emailing mara.ulloa@state.or.us.

3. Please Note: Adopted materials must be sent 1o DLCD not later than FIVE (5) working days following the date of
the final decision on the amendment

4 Submiltal of this Notice of Adoption must include the text of the amendment plus adopted lindings and
supplementary information

5. The deadiine lo appeal will nol be extended If you submit this notice of adoption within five working days of the
final decision. Appeals to LUBA may be filed within TWENT Y-ONE (21) days of the date, the Notice of Adoption is
sent to DLCD.

6 In addition to sending the Notice of Adoption to DLCD, you must nolify persons who participated in the local

hearing and requested notice of the final decision,

7. Need More Copies? You can now access these forms online at hitp://www.lcd . state.or.us/. Please print on

8-1/2x11 green paper only You may also call the DLCD Office at (503) 373-0050; or Fax your request to: (503)
378-5518; or Email your request to mara.ulloa@state.or.us - ATTENTION: PLAN AMENDMENT SPECIALIST,

http/Awww.icd statle o, us/LCD/lorms shitmi Updated November 27, 2006
WOLUT\DATA\SHARE DWing\WPSHARE\20G 7ord\ Templates_Forms\DLCD_Forms\DLCD_form2_adoption. doc
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IN THE PLANNING COMMISSION
FOR WASHINGTON COUNTY, OREGON

In the Matter of a Proposed Plan ) RESOLUTION AND ORDER
Amendment Casefile 09-191-PA
for Scott Friedman, FGT Investments ) No. 2009-1

This matter having come before the Washington County Planning Commission (Commissicn) at
its meeting of August 19, 2009, and

It appearing to the Commission that the above-named applicant applied to Washington County for
a Plan Amendment to change the plan designation for a 5 acre iot of certain real property described in the
Notice of Public Hearing, (Exhibil "A"), attached hereto and by this reference made a part hereof, from
Rural Residential 5 Acre District (RR-5) to Agriculture and Forest 5 Acre District (AF-5); and

It appearing to the Commission that notice of the public hearing was sent to property owners of
record on July 29, 2009, as required by Community Development Code Section 204; and

It appearing to the Commission from evidence and findings in the staff report (Exhibit “B”) and in
the Application (Exhibit “C") and by this reference made a part hereof, that the aforementioned application
is in conformance with applicable policies of the Rural/Natural Resource Plan for such a Plan Amendment,
and therefore, that the aforesaid application should be approved; and

It appearing to the Commission that the findings described in Exhibit "B" (staff report) should be
adopted by this Commission; it is therefore

RESOLVED AND ORDERED that Casefile No. 09-181-PA for a Plan Amendment for property
described in Exhibit “A" is hereby APPROVED. The Commission further adopts the findings in Exhibit "B”
as specifically referenced herein and as summarized in the Summary of Decision (Exhibit "D") attached
hereto and by this reference made a part hereof.
l votes Aye, _/ votes Nay.

PLANNING COMMISSION FOR
WASHINGTO COUNW OREGON

Em

APPROVED AS TO FORM: CHA!RMAN

Q. zﬁ%m/

/ County Eounsel RECORDING SECRETARY /

for Washington County, Oregon



ROOM 350-14

155 NORTH FIRST AVENUE
HILLSBORO. OREGON 97124

(503) 846-3519 fax. (503) 8464412
waww.co.washinglon.or.us

NOTICE OF PUBLIC
HEARING

WASHINGTON COUNTY
DEPARTMENT OF LAND USE AND TRANSPORTATION
% PLANNING DIVISION

L

PROCEDURE TYPE Ill

CPO: 5

EXHIBIT A
Casefile 09-191-PA

CASE FILE NO. 09-191-PA

 APPLICANT:
Scott Friedman

FGT investments
4400 SW Dallas Highway
Salem, OR 97304

APPLICANT’S REPRESENTATIVE:
Tom Kruger

Westlake Consultants, LLC

15115 SW Sequoia Parkway, Ste. 150
Tigard, OR 97224

OWNER:

Pavel & Irena Aspidov
12936 SE Wellington Court
Portland, OR 97236

COMMUNITY PLAN: Rural/Natural Resource Plan

EXISTING LAND USE DISTRICT(S):
_Rural Residential Five Acre Minimum District (RR-5)

PROPOSED PLAN AMENDMENT:
Change existing RR-5 designation to Agriculture and
_Forest District (AF-5)

PROPERTY DESCRIPTION:
__ASSESSOR MAP NO(S): 281 25AD
SITE SIZE: 5.00 acres
ADDRESS: 20625 SW 65" Avenue
LOCATION: South of Interstate 205 on the west side of SW
65™ Avenue

Notice is hereby given hat the Planning Commission will review
the request for lhe above stated proposed plan amendment al a
meeling on August 19, 2009 al 7:30 PM in the auditorium of the
Washington County Public Services Building, 155 North First,
Hillsboro, Oregon. The decision of the Planning Commission is
final unless it is appealed.

All interesled persons may appear and provide written or oral
lestimony (wrilten testimony may be submitted prior (0 a hearing).
Only those making an appearance of record shall be entitled to
appeal. The public hearings will be conducted in accordance with
the rules of procedure as adopted by the Board of County
Commissioners. Reasonable time limits will be imposed.

Assistive Listening Devices are avaitable for persons with impaired
hearing and can be scheduled for this meeling by calling 648-8611
(voice) or 693-45398 (TDD-Telecommunications Devices for the
Deaf) no later than 5:00pm on the Monday prior to the meeting
date(s). The Counly will also upon request endeavor to arrange for
the following services to be provided: qualified sign language
interpreters for persons with speech or hearing impairments and
qualified bilingual interpreters. Since these services must be
scheduled with outside service providers, it is important to allow as
much lead (ime as possible. Please notify the County of your need
by 5:00pm on the Monday preceding the meeting date,

FOR FURTHER INFORMATION, PLEASE CONTACT:

Anne Elvers, Associate Planner
AT THE WASHINGTON COUNTY DEPARTMENT OF LAND USE
AND TRANSPORTATION. (503) 846-3519.

NOTICE TO MORTGAGEE, LIENHOLDER,
VENDOR OR SELLER:

ORS CHAPTER 215 REQUIRES THAT IF YOU RECEIVE
THIS NOTICE, IT MUST BE PROMPTLY FORWARDED TO
THE PURCHASER.

SUBJECT PROPERTY

F
5o

UHATEs SHDY000
e

fg_'
i

BOONES FERKY

ckmas County

Washinglon County

(B, crocsen




All interested persons may appear and provide written or oral testimony (written testimony
may be submitted prior to the hearing but not after the conclusion of the hearing). Only
those making an appearance of record (those presenting oral or written testimony) shall
be entitied to appeal. Failure to raise an issue in the hearing, in person or by letter, or
failure to provide sufficient specificity to afford the Review Authority (Planning
Commission and/or Board of County Commissioners) an opportunity to respond to the
issue precludes appeal to the Land Use Board of Appeals (LUBA) based on the issue.

The public hearing will be conducted in accordance with the following rules of procedure
as adopted by the Board of County Commissioners. Reasonable time limits may be
imposed.

RULES OF PROCEDURE

The staff will summarize the applicable substantive review criteria
A summary of the staff report is presented.

The applicant's presentation is given,

Testimony of others in favor of the application is given.
Testimony of those opposed to the application is given.
Applicant's rebuttal testimony is given.

AICI 00, I ek

Unless there is a continuance, if a participant so requests before the conclusion of the
hearing, the record shall remain open for at least seven days after the hearing. Such an
extension shall be subject to the limitations of ORS 215.428 or 227.178.

When the Review Authority reopens a record to admit new evidence or testimony, any
person may raise new issues which relate to the new evidence, testimony or criteria for
decision-making which apply to the matter at issue.

A copy of the application, all documents and evidence relied upon by the applicant and
applicable criteria are available for inspection at no cost at the Department of Land Use
and Transportation. A copy of this material will be provided at reasonable cost.

A copy of the staff report will be available for inspection at no cost at the Department of
Land Use and Transportation at least seven days prior to the hearing. A copy of the staff
report will be provided at reasonable cost.

For further information, please contact Anne Elvers, Associate Planner, Department of
Land Use and Transportation, at 503-846-3583.



Tax Map/Lot Number: 251 25AD, tax lot 100

Case File Number: 09-191-PA
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Legend:

Applicable Land Use Districts:

RR-5 AF-5

Area of Consideration is shaded

Applicable Goals, Policies & Regulations:

A. LCDC Statewide Planning Goals 1,2, 9, 11,12, 14

B. Washington County Rural/Natural Resource Plan Policies 1 p 4. 2,

6,8,14, 18,119,228 23

C. Washington County Community Development Code

Article II; Article I, Sections 348, 350; Article IV Section 421; Article

v
E. OAR 660-012-0060, OAR 660-004

F. Washington County Transportation Plan Policies 1,2, 4,5,6,10 &

19

S PLNGIWPSHARE Plan Amangmenis\Casalies\200Green Thumb 09-191-PAWOBCe\09101_PubHgNolice.coc
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WASHINGTON COUNTY
Department of Land Use and Transportation
PLANNING DIVISION, SUITE #350-14
% 155 NORTH FIRST AVENUE
~ HILLSBORO, OREGON 97124-3072
Tel. (503) 846-3519 fax (503) 846-4412

STAFF REPORT

PROCEDURE TYPE: i}

COMPREHENSIVE PLAN ELEMENT:
Rural/Natural Resource

CPO: §

ASSESSOR MAP NO(S) & TAX LOT NO(S):
2S1 25AD 100

SITE SIZE: 5.00 acres

LOCATION: South of Interstate 205 and west of SW
65" Avenue

EXISTING LAND USE DISTRICT: Rural Residential
Five Acre Minimum (RR-5)

EXHIBIT B

CASEFILE NO.: 09-
ASEFILENO:O19  Casefile 09-191-PA

APPLICANT:

Scott Friedman

FGT Invesiments

4400 SW Dallas Highway
Salem, OR 97304

APPLICANT'S REPRESENTATIVE:
Tom Kruger

Westlake Consultants, LLC

15115 SW Sequoia Parkway

Ste, 150

Tigard, OR 97224

OWNER:

Pavel and Irena Aspidov
12836 SE Wellington Courl
Portland, OR 97236

SITE ADDRESS
20625 SW 65" Avenue

REQUEST: Comprehensive Plan Amendment to change the current land use designation of Rural
Residential Five Acre Minimum (RR-5) to Agriculture and Forest (AF-5)

Casefile No. 09-191-PA Staff Report for the
August 19, 2009 Planning Commission Hearing

—

APPLICABLE REGULATIONS

A. LCDC Statewide Planning Goals 1,2, 9, 11, 12 & 14

B. Oregon Administrative Rule (OAR) 660-004 and OAR 660-012-0060
C. Rural/ Natural Resource Plan Policies: 1.p.4, 2,6, 8, 14, 18, 19,22 & 23
D. Washington County Transportation Plan Policies 1, 2,4, 5,6, 10 & 19
E. Woashington County Community Development Code:
1. Article Il, Proecedures
2 Article Ill, Land Use Dislricts
Section 348 Agriculture and Forest (AF-5) (Intent and Purpose)

Section 350 Rural Residential Five Acre Minimum (RR-5) (Intent and Purpose)



Casefile No. 09-191-PA

Staff Report for the August 19, 2009 Planning Commission Hearing
Augusl 13, 2009

Page 2 of 16

3. Article V, Public Facilities and Services

AFFECTED JURISDICTIONS

Washington County Sheriff

Washington County Department of Land Use and Transportation
W ashington County Department of Health and Human Services
Tigard-Tualatin School District

Tualatin Valley Fire & Rescue District

FINDINGS

A. General

Applicant: See pages 2 - 3 of the application.

Staff: The current land use designation for the property is Rural Residential Five Acre Minimum
(RR-5) District, and the applicant is requesting a plan amendment to change the designation to
the Agriculture and Fores! (AF-5) District. According to current tax assessment maps, the
properly encompasses a total of 5.00 acres. The property is located south of Interstate 205 and
west of SW 65" Avenue (see map on page 16 of this staff report).

The property is developed with a single-family residence and several accessory structures. There
is also nursery stock being grown on the property. The application states that the applicant’s
ultimate goal is to obtain land use approval for a contractor’s establishment, specifically his
landscaping business which has been operating without a land use permit on the property. A plan
amendment is required because the RR-5 District does not allow for a contractor's establishment,
but the AF-5 District does allow them as a Type lll use.

Access is taken from SW 65" Avenue, and there are no significant natural resource areas on the
property.

Surrounding properties located west of SW 65" Avenue and north of SW Robbins Road in
Washington County are designated as RR-5. They range in size from 0.75 acres to 5.36 acres in
area. Six of the eight properties are developed with single-family residences. Properties on the
east side of SW 65" Avenue in Clackamas County are designated as Rural Residential
Farm/Forest 5-Acre District (RRFF-5). The applicant has included a copy of Section 309 of the
Clackamas County Zoning and Development Ordinance which lists permitted uses in the RRFF-5
District. Aerial photographs show what appear to be residences on the majority of those parcels.

Staff received several phone calls from the public regarding this request. The citizens who called
staff wanted more detail on the differences between the RR-5 and AF-5 land use districts, and
staff explained the main differences with regard to the allowed uses in each district. The districts
are similar in that they both allow rural residences and agricultural uses. The main difference
between the two is the list of allowed Type Il and Iil uses, and overall, AF-5 is the more permissive
district.

Also, Staff received two letters in opposition of the plan amendment which listed eight concerns
aboul the proposed plan amendment. The concerns of both letters and staff responses are as
follows:

1 “Drainage from the subject property slopes toward our property [to the west of the
subject property] and the Saum (C)reek drainage hazard area.”

S$:\PLNG\WPSHARZ\Plan Amendments\Casefiles\2009\Green Thumb 09-131-PA\Staff reports\AWedits Green Thumbd PC stalf reporc.doc



Casefile No. 09-191-PA

Staff Report for the August 19, 2009 Planning Commission Hearing
Augusl 13, 2009

Page 3 of 16

Staff: Saum Creek and tand within 250 feet of the creek is classified as a drainage hazard area
by the Rural/Natural Resource Pian. Because the subject property is more than 250 feet
from Saum Creek’s drainage hazard area, it would not be subject to the requirements in
CDC Section 421 pertaining to development within a drainage hazard area.

2. “Riparian area would be compromised with runoff and odor from the storage of
manure, fertilizers, chemicals and dirt.”

Staff: The application states that the contract purchaser of the property intends to locate his
contractor's establishment on the property, specifically a landscaping company. The
property is located above Saum Creek and more than 250 feet from the creek. Section
421-14 of the Community Development Code (CDC) prohibits the storage of petroleum
products, herbicides, pesticides and other similar materials within a drainage hazard area.
Because the subject property is located outside of the drainage hazard area for Saum
Creek, the CDC would not limit storage of potentially toxic materials on the site; however,
the county Health Depariment enforces laws for storage of toxic materials and noxious
odor.

3. “Noise from equipment.”

Staff: The county Health Department enforces the county’s noise ordinance per Chapter 8.24 of
the County Code. The Health Department would respond to complaints and investigate
complaints regarding noise.

4. “Devaluation of neighborhood residential values with commercial business use
nearby.”

“We feel as homeowners in the nearby area that it would be detrimental to our
property values to change the present RR-5 designation to AF-5, as proposed.”

Staff; Valuation of property is determined by the county Assessment and Taxation Division.
The Rural/Natural Resource Plan does not address property valuation; therefore, the
effect that a plan amendment and/or use of a property has on neighboring properties’
values is not evaluated.

5. “This property is already using more than 3,000 square feet for its business and
has a large commercial sign on (SW) 65" (Avenue).”

Staff: This comment is referring to the 3,000 square foot maximum combined area allowed for a
contractor’s establishment in the AF-5 District (see Section 430-34 of the Community
Development Code). If this request is approved by the Planning Commission, the
applicant could then submit a Type Il land use application to Current Planning in order to
permit the contractor’s establishment. The area limitation and signage would be reviewed
upon submittal of the Type Il application and would be enforced by Current Planning
lhrough the development review process.

The 3,000 square foot maximum allowed area for contractor’s establishments is relevant
to the plan amendment application because it has implications for Goal 14, the Statewide
Planning Goal relating to urbanization (discussed in further detail below). Signage is not
relevant to plan amendment applications, and has therefore not been addressed in this
report.

S:\PLNG\WPSHARE\Plan Amendmencs\Casefiles\2009\Green Thumb 09-191-PA\Stafl reports\Awedits_Green Thumb PC staft report.doc



Casefile No. 09-191-PA
Staff Report for the August 19, 2009 Planning Commission Hearing
August 13, 2009

Page 4 of 16
6. “There is a home located behind the subject property at 20625 SW 65" (Avenue)
that has to pass thru [sic] that property. They may not be able to get funding from
a lender.”

Staff: Plan amendment applications take into account access to the subject property(ies) from a
public or private street; however, internal easements are a civil matter that are not
reviewed in this process. Financial implications are also considered to be a civil matter
and are evaluated as part of the plan amendment process.

7. Wildlife pond and habitat would be compromised. We currently have many species
of waterfow! including wood ducks. Other wildlife includes deer, native chickaree
squirrels, chipmunks and pacific sideband snails just to name a few.”

Staff: County records show that there is a wetland area associated with Saum Creek located to
the west of the subject property. As previously mentioned, there are no significant natural
resource areas such as wildlife habitat areas or drainage hazard areas on the subject
property, therefore, there are no specific development requirements relating to habitat
preservation on the site.

8. “We already have a(n) illegal heating and air-conditioning business on (SW)
Robbins (R)oad. Would a change in zoning to the subject property allow this
business to apply for a zoning change to AF-5 making the neighborhood more
commercial use?”

“It would mean other landowners would also feel that they could run businesses
out of their acreages, and that would serve no purpose to those of us who like
living in a strictly rural area and pay taxes accordingly.”

Staff: Staff responded via email to the authors of one of the letters informing them that they may
register a complaint with the Code Compliance Division of Current Planning regarding the
alleged iliegal heating and air-conditioning business on SW Robbins Road.

The SW Robbins Road property, or any other property, may apply for a plan amendment
to AF-5 as well, but the applicant must prove that the request would meet all applicable
standards and policies. Staff cannot make a determination at this time as to whether any
nearby properties could justify a plan amendment to AF-5.

B. Compliance with LCDC Statewide Planning Goals

Staff: The Rural/Natural Resource Plan Element of Washington County’s Comprehensive Plan
and related implementing ordinances have been found to be in conformance with the statewide
planning goals. Goals applicable to this proposal are addressed under related policies from
Washington County’s Rural/Natural Resource Plan Element and in Attachment A, the
Transportation Report. In addition, Oregon Administrative Rules (OAR) for 14 is specifically
addressed below.

LCDC Goal 14, Urbanization

This goal requires agricultural lands be preserved and maintained for farm use, consistent with
existing and future needs for agricultural products, forest and open space and the state's
agricuitural land use policy. Statewide Planning Goal 14 is intended to provide for an orderly and
efficient transition from rural to urban land uses, to ensure efficient use of land and to provide for
livable communities. Historically, LCDC's interpretation of OAR 660-022-0030 states that areas

S \PLNG\WPSHARE\Plan Amendments\Casefiles\2009\Green Thumb 09-191-PA\Staff reports\ARedits Green Thumb PC staff report.doc



Casefile No. 09-191-PA

Staff Report for the August 19, 2009 Planning Commission Hearing
August 13, 2009

Page 5 of 16

outside of an urban unincorporated community should be small-scale, low impact uses in a
building or buildings not exceeding 3,500 square feet of floor space.

The application states that a total of 4,380 square feet of existing building area is present on the
subject property. That total square footage includes a residence and several outbuildings,
including a 2,880 square foot shop building. This exceeds the 3,600 square foot threshold
interpreted by LCDC and used by the county to evaluate past rural plan amendments to determine
whether a use is more urban or rural in nature.

Upon acceptance of this application, county staff contacted LCDC staft to discuss the proposed
designation change to AF-5. LCDC staff concluded that though the 4,380 square feet of building
square area exceeds the threshold for rural uses, thal fact alone does not preclude the use from
being considered rural in nature. Because the site could include a variety of uses (residential,
contractor’s establishment and the growing of nursery stock), the total square footage of all three
uses wouldn't indicate an urban-scale use within the rural area. Additionally, the majority of the
landscaping business’s operation would occur off-site due to the nature of the business, and the
three acres of nursery stock being grown on the site is considered a farm use and is allowed
outright in rural areas.

C. Rural / Natural Resource Plan

1. Policy 1, the Planning Process, states:

It is the policy of Washington County to establish an on-going Planning Program which is
a responsive legal framework for Comprehensive Planning, Community Development and
Resource Conservation which accommodates changes and growth in the physical,
economic and social environment, in response to the needs of the county’s citizens. It is
the policy of Washington County to provide the opportunity for a landowner or his/her
agent to initiate quasi-judicial amendments to the Comprehensive Plan on a semi-annual
basis. In addition, the Board of Commissioners, the Planning Director, or the Planning
Commission may initiate the consideration of quasi-judicial map amendments at any time
deemed necessary.

Applicable Implementing Strategies:

p. Require that plan map amendments meet the following criteria:
As used in the following sections a mistake means a clerical error, or a mistake in the
current designation such that it probably would not have been placed on the property

had the error been brought to the attention of the Board during the adoption process.

4. All other Plan Map Amendments to Agriculture and Forestry-10 or Agriculture
and Forest-5 shall be based upon:

A. A mistake (clerical error) in this 1983 Plan; or

B. An Exception to the applicable LCDC Goals through the LCDC Goal 2
Exception Process (OAR Chapter 660, Division 4).

C. For all amendments there shall be a requirement that the applicant will
record in the deed records a restrictive covenant that the occupant of the
property will not object to commonly accepted farm and forest practices
which may occur on adjacent lands.

S :\PLNG\NPSHARE\Plan Amendments\Cacefiles\2009\Green Thumb 09-15)-PA\Stall repores\AWedics Green Thumb PC staff reporc.doc



Casefile No. 09-131-PA

Staff Report for the August 18, 2009 Planning Commission Hearing
Augusl 13, 2009

Page 6 of 16

Applicant: See pages 15— 17 of the application.

Staff: The subject property is located in Exception Area #106 in the Washington County
Comprehensive Plan Exceptions Statement Document (revised 9/9/1986), and was designated as
RR-5in 1883. This means that the property qualified for an exception to Goal 2 at that time.
Because RR-5 and AF-5 are both exception lands, staff finds that this request meets the
requirement of 1.p.4(B). The document does not explicitly state the reasoning for designating
RR-5 as such, nor does it state why the area was not designated as AF-5.

The applicant will be required to record a restrictive covenant that the occupant of the property will
not object to commonly accepted farm and forest practices which may occur on adjacent lands.

2. Policy 2, Citizen Involvement, states:

It is the policy of Washington County to encourage citizen participation in all phases of the
planning process and to provide opportunities for continuing involvement and effective
communication between citizens and their county government.

Staff: A quasi-judicial plan amendment such as this must be considered via a Type il public
hearing review procedure. In accordance with Section 204-4 of the Community Development
Code (CDC), notice of the Planning Commission public hearing for this application was sent to all
property owners within 1,000 feet of the subject property. The nolice was sent at least 20 days
prior to the first hearing (mailed July 29, 2009). Additionally, the county placed a legal notice of
the hearing in The Hillsboro Argus, a newspaper of general circulation, at least ten days prior to
the first hearing date (published August 7, 2008). As required by CDC Section 204-1.4, the
applicant posted a sign on June 22, 2008, which was within 28 days of the June 18, 2009
acceptance date. A copy of the plan amendment application was mailed to Citizen Participation
Organization (CPO) 10 on June 25, 2009. Finally, the staff report was available to interested
parties seven days prior to the hearing as required by CDC Section 203-6.2. Staff finds these
efforts satisfy the requirements of Policy 2.

These findings for Policy 2 also pertain to Statewide Planning Goal 1, Citizen Involvement.
3. Policy 6, Water Resources, slates:

It is the policy of Washington County to maintain or improve surface and ground water
quality and gquantity.

Applicant: See pages 18 - 21 of the application.

Staff: In the case of plan amendments, staff interprets Policy 6 to mean that, over time,
development activities in Washington County should not negatively affect the quantity or quality of
surface water or groundwater. The thrust of the policy is to assure thal development will have a
positive or neutral effect over an extended period of time, rather than being concerned with what
quantity or quality of water is present at a particular point in time. Therefore, evidence of
consistency with this policy should include, if possible, assessments of groundwater quantity and
quality reflected over a period of time.

Both the RR-5 and AF-5 allow one dwelling per parcel as an allowed use. When a plan
amendment proposal would not result in an increase in density, implementing strategy 6.a.5. does
not require well log analysis. However, opposition testimony can be rebutted by an applicant by
reviewing well logs and having an “expert” such as a professional geoiogist or hydrologist review
well logs and opposition testimony and provide an opinion on the groundwaler situation. Expert
testimony that draws its findings primarily from evidence in the well reports, however, can be
refuted by new evidence beyond that which is contained in the well reports. Recent
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measurements of water depth in existing wells are probably the besl new evidence that can be
used to determine what the present groundwater quantity trend is in a plan amendment area. The
present well water depth can be compared to the measured depth at the time the well was drilled
to determine how groundwater quantity trends are affecting existing wells.

The property is located within the Sherwood, Dammasch-Wilsonville Ground Water Limited Area,
established in late 1991. Per the County Watermaster, there are strict limitations for the use of
groundwater in the area. For example, waler for domestic uses is limited to no more than 15,000
gallons per day. The use of water for commercial purposes may not exceed 5,000 gallons per
day, and may not be used for commercial irrigation. Staff has encouraged the applicant to contact
the Watermaster for District 18 to discuss the options available for irrigating nursery stock on the
site. Compliance with restrictions pertaining to the Sherwood, Dammasch-Wilsonville Ground
Water Limited Area is included as a condition of approval recommended for this proposal.

Applicable Implementing Strategies:

The County will:

a.

Strive to ensure adequate water supplies for alt uses by:
Encouraging water conservation programs by water users and purveyors;

Reviewing and revising existing development regulations where necessary or
limiting the location or operation of new wells as a condition of development
approval, considering advice and/or recommendations received from the State
Water Resources Department;

Coordinating with State and Federal agencies in evaluating and monitoring ground
water supplies; and

Complying with the May 17, 1974 Order of the State Engineer establishing and
setting forth provisions for the Cooper Mountain-Bull Mountain Critical Ground
Water Area.

Requiring applicants for quasi-judicial Plan Map Amendments to provide well
reports (well logs) filed with the Water Master for all Public Lands Survey
{township and range system) sections within one-half (1/2) mile of the subject site
and provide an analysis of whether ground water quality and quantity within the
area will be maintained or improved. The analysis should include well yields, well
depth, year drilled or other data as may be required to demonstrate compliance
with this policy.

Well logs are not required for quasi-judicial plan amendments when the
designation change will not result in an increase in density (i.e. EFU to EFC plan
amendments).

Applicant: See pages 18 - 21 in the application.

Staff: As indicated by Implementing Strategy 6.a.5., plan amendments between plan designations
where there is no increase in density are not required to submit well logs. Because both the RR-5
and AF-5 Districts are rural residence districts and the allowed uses in these districts are similar,
staff believes the worst-case scenario for the development impact on the subject site under either
ptan designation is similar. Therefore, the applicant’s burden of proof is less than whal would be
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required in other cases where the designation would allow an increase in the potential number of
dwellings or new uses not permitted by the current designation.

As previously mentioned, well logs are not required because approval of this application would not
increase the residential density allowed on the property; however, the site must comply with all
regulations pertaining to the Sherwood, Dammasch-Wilsonville Ground Water Limited Area.

b. Ensure adequate quality of surface water and groundwater by:

1. Promoting compliance with Department of Environmental Quality water quality
standards;

2. Promoting compliance with Department of Environmental Quality water quality
standards;

3. Cooperation with the Soil and Water Conservation District in the implementation of
effective methods of controlling non-point sources of water pollution in
agricultural areas;

4. Cooperating with the Oregon State Department of Forestry in the implementation of
effective methods of controlling non-point sources of water pollution in forest
areas; and

5. Ensuring that the establishment of subsurface sewage disposal systems (e.g.,
septic tanks) will not adversely affect ground water quality;

Applicant: See pages 18 - 21 of the application,

Staff: A septic system exisls on site and is utilized by the dwelling. If future on-site improvements
are proposed that would trigger the need for alterations to lhe septic system, the county Health
Department would be the permitting and review authority., Seplic system permits must comply
with DEQ requirements which are designed to ensure adequate quality of groundwater. All
grading activities must comply with CDC Sections 410 (Grading and Drainage), 426 (Erosion
Control) and Chapter 14.12 of the County Code (Grading). Compliance with these standards
ensures adequate quality of surface water. Therefore, staff finds the criteria of Implementing
Strategy 6.b. can be satisfied.

c. Protect and maintain natural stream channels wherever possible, with an emphasis on
non-structural controls when modifications are necessary.

d. Limit the alteration of natural vegetation in riparian zones and in locations identified as
significant water areas and wetlands.

e. Encourage property owners with land which qualifies as "designated riparian land”
and defined by the 1981 Riparian Habitat Act to apply for exemption of that land from
ad valorem taxation.

Applicant: See pages 18 - 21 of the application.

Staff: There are no stream channels or other waterways located on the property; therefore, staff
finds these strategies can be satisfied.

f. Support viable water resource projects which are proposed in the County upon review
of their cost benefit analysis, alternatives, and environmental and social impacts.
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Applicant: See pages 18 — 21 of the application.
Staff: There are no water resource projects proposed in the vicinity of this property.

g. Coordinate land use actions regarding water projects with agencies and jurisdictions
which may be impacted by such projects.

Applicant: See pages 18 — 21 of the application.
Staff: There are no water resource projects proposed on this property.

h. Support measures to conserve vegetation in drainage basin watersheds as a means of
controlling the release of water to downstream farm lands and urban areas.

Applicant: See pages 18 — 21 of the application.

Staff: The property is located within the Saum Creek drainage basin watershed. County maps
show that South Creek is more than 250 feet from the site’s western property line, and no
significant natural resource areas are present on the site. The CDC does nol prohibit vegetation
removal outside of significant natural resource areas.

i. Cooperate with the Division of State Lands, State of Oregon in their review and
mitigation of projects that alter water areas and wetlands under their jurisdictions.

Applicant: See pages 18 - 21 of the application.

Staff: The subject property does not contain a Water Areas and Wetlands and Fish and Wildlife
Habitat area recognized by the Division of State Lands; therefore, staff finds that this strategy can
be satisfied.

Consistent with the recommendations of the Department of Environmental Quality,
State of Oregon, and Clean Water Services, support the expansion of stormwater
sampling in the Tualatin Basin and consideration of proper planning and management
measures for non-point source problems.

[—

Applicant: See pages 18 - 21 of the application.

Staff: Any subsequent development of the subject property will have to comply with CDC sections
that implement the above strategies, Sections 410 (Grading and Drainage) and 426 (Erosion
Control) at the lime of development review. Staff therefore finds this strategy can be satisfied.

These findings for Policy 6 also pertain to Statewide Planning Goals 5, Open Spaces, Scenic and
Historic Areas and Natural Resources, and 6, Air, Water and Land Resources Quality.

4. Policy 8, Natural Hazards

It is the policy of Washington County to protect life and property from natural disasters
and hazards.

Applicant: See page 21 of the application.

Staff:  Policy 8 addresses floods and earth movements which are two potential natural hazards
in Washington County. As previously mentioned, there are no floodplains or drainage hazard
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areas on the site. The application states that the slopes on the property are no greater than 9%
and that there is no indication of soil instability. Staff finds this policy can be satisfied.

5. Policy 14, Plan Designations, states:

It is the policy of Washington County to maintain distinct comprehensive plan map
designations for the area outside the County's urban growth boundaries, and to provide
land use regulations to implement the designations.

Applicable Implementing Strategies:;

c. Designate Rural Lands, for which an LCDC Goal 2 Exception is provided to LCDC
Goals 3 (Agriculture) and 4 (Forestry), in the following manner:

1. All lands which were zoned AF-5 by the 1973 Comprehensive Plan will be
designated AF-5 or AF-10 based upon existing use and the characteristics of the
area, unless the criteria for RR-5 can be met.

2. All lands which were zoned AF-10 by the 1973 Comprehensive Plan will be
designated AF-10 unless the criteria for RR-5 can be met.

3. Lands which meet the following criteria will be designated RR-5:

A. Were zoned urban or suburban residential by the 1973 Comprehensive
Plan; or

B. Were zoned AF-5 or AF-10 in the 1973 Comprehensive Plan and were
interspersed with urban or suburban zoning districts; and

C. In addition, meet the following criteria;
1. Are located within the Wolf Creek Highway or Tigard Water District

and are contiguous to land zoned RS-1; or

2, Consist of a platted subdivision or other area which has been
developed to suburban density and is not in farm or forest use as
those terms are defined by ORS Chapter 215 or LCDC Goal 4.

4. All lands which were zoned urban or suburban residential will be designated as
either RR-5, AF-5 or AF-10 in accord with the purpose and intent of the appropriate
Jand use district and the character of the surrounding areas.

Applicant: See page 21 of the application.

Staff:  Implementing Strategy 14.c. sets forth criteria to determine if a site should have an
Agriculture and Forest (AF-5) or Rural Residential Five Units per Acre (RR-5) designation. A
historic tax map from 1974 shows the area had a designation of RU-4 (Urban Residential District
— High, Low Density) which would have allowed a minimum of 7,000 square foot residential lots.
Based upon this information, it is reasonable to conclude that the area was intended to be
developed as an urban community which would eventually be brought into the Urban Growth
Boundary (UGB). Ultimately, the area was not brought into the UGB; therefore, it required a rural
designation, and because of ils previous urban residential designation, was designated as RR-5
at the time of the adoption of the Rural/Natural Resource Plan in 1983.
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Detailed findings addressing the intent and purposes of both the RR-5 and AF-5 Districts may be
found on page 14 of this report.

These findings for Policy 14 also pertain to Statewide Planning Goals 3, Agricultural Lands; and 4,
Forest Lands.

7. Policy 18, Rural Lands, states:

It is the policy of Washington County to recognize existing development and provide lands
which allow rural development in areas which are developed and/or committed to
development of a rural character.

Applicable Implementing Strategies:

The County will:

a.

Recognize “Rural Lands” with the following plan map designations:

1. Agriculture and Forestry — 10 (AF-10)
2; Agriculture and Forestry — 5 (AF-5)

3. Rural Residential — 5 {RR-5)

4, Rural Commercial (R-COM)

5. Rural Industrial (R-IND)

6. Land Extensive Industrial (MA-E)

During the plan adoption and revision processes, provide the opportunity for
citizens to present testimony indicating additional land which they believe to be
developed and committed for development.

Consider the identification of additional lands for the “Rural LLands” plan map
designations through the plan amendment procedures in Policy 1.

Ensure that proposed development will not adversely affect surrounding
agricultural and/or forestry activities by requiring that applicants for residential,
commercial or industrial uses on land designated for rural development record a
waiver of the right to remonstrate against accepted farm or forestry practices on
nearby lands.

Applicant: See page 22 of the application.

Staff:

Citizens within 1,000 feet of the property were mailed notice of this proposal, and an
advertisement was posted in the Hillsboro Argus to serve as notification for the rest of the
county. Specific nolification dates may be found under Policy 2 findings on page 6 of this
report.

Two letters of opposition were received by staff; however, the tetters focused on potential
negative changes that an AF-5 designation could have (see General Findings on page 2
of this report). The lelters state concern that approval of an AF-5 designation for this
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property would encourage other properties in the immediate area to apply the same
designation change. Type Ill uses in both the RR-5 and AF-5 are required to satisfy
additional findings which address compatibility. The findings are the same in both districts

and are as follows:
Required Findings:

A. The requested use is compalible with the surrounding uses or may be
made more compatible through conditions of approval.

B. The proposed use does not interfere seriously with “accepted farming
practice” as defined by ORS 215.203(2)(c) or forestry uses on adjacent
Jands devoted to farm or forest use.

C. The applicant has signed and recorded in the Deed and Mortgage
Records of the County a waiver of the right to remonstrate against
customarily accepted farming practices.

This plan amendment application is being processed according to the procedures in
Policy 1 (see findings on page 5 of this report).

As previously mentioned, the landscaping business has three acres dedicated to growing
nursery stock which is an accepted farm use; therefore, staff finds that the landscaping
business would not adversely affect surrounding farm and/or forest uses. The applicant

will be required to record a waiver of the right to remonstrate against farm and forest
practices per Policy 1.p.4(C) of the Rural/Natural Resources Plan.

8. Policy 19, Rural Residential Development, states:
Itis the policy of Washington County to allow rural housing in rural areas.
Applicable Implementing Strategies:

b. Through the Community Development Code, establish residential land use district
regulations which:

1 Contain a minimum lot size appropriate to retain the rural character of the
area;
2. Permit as primary uses, residential dwellings and accessory structures, and

farm and forest activities; and
3. Contain lot of record provisions.

Applicant: See page 21 of the application.

Staff:  As previously mentioned, both the RR-5 and the AF-5 Districts require all new lots to be a
minimum of five acres in area, and each allows one detached dwelling on a lot of record or legally
created lot. There is an existing manufactured home on the site, all but 300 square feet of which
is being used for a residence. The site will conlinue to be used for the propagation of nursery
stock which is a farm use.

9. Policy 22, Public Facilities and Services, states:
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It is the policy of Washington County to provide public facilities and service in the
Rural/Natural Resource Area in a coordinated manner, at levels which support rural type
development, are efficient and cost effective, and help maintain public health and safety.

Applicable Implementing Strategy:

a. Review the adequacy of the following public services and facilities in conjunction with
new development.

1. Schools
2. Fire and Police Protection
Applicant: See page 23 of the application.

Staff: Copies of statements of service availability from three service providers to the site are
included in the applicant's submittal. These statements are from the Tigard - Tualatin School
District, Tualatin Valley Fire & Rescue and the Washington County Sheriff's Office. The
application includes a service analysis for the school district, describing present enroliments and
capacity of the district's schools that serve the site; an analysis for the fire district, describing
station location, equipment availability and response times; and an analysis for the Sheriff’s
Office, describing adequacy of service levels.

The county is responsible under Implementing Strategy a. of Policy 22 for reviewing the adequacy
of public facilities and services in conjunction with new development. The hearings officer for
LCDC found in the 1988 Enforcement Order proceedings that “(T)the County must have evidence
in the record showing that the service provider is accurate in its assessment.” Staff interprets this
lo refer to a provider's assessment that an adequate or inadequate level of service can be
provided. Without the above-described statements and analyses, staff could not conclude that all
the affected service providers in the area can provide an adequate level of service to development
that may occur on the subject property under the AF-5 designation, should the proposed plan
amendment be approved.

Information oblained from the Tigard - Tualatin School District shows the site is located within the
following school attendance areas: Byron Elementary School, Hazelbrook Middle School and
Tualatin High School. The school district noted that the closest schools are approximately 2.5
miles from the subject property. The school district states that the service level is adequate to
support this proposal.

The site is within the service area of Tualatin Valley Fire & Rescue (TVF&R). The nearest station
is located approximately four miles from the property and response time would be less than six
minutes. The station is equipped with two engines, one truck and ten emergency response
personnel.

The Washington Counly Sheriff’s Office has reviewed the request and has determined that its
service level is adequate for emergency calls only, which is consistent with the level of service
provided to all rural areas.

Based on the service statements and analyses, staff finds that all the affected service providers in
the area can provide an adequate level of service to the subject property if the proposed plan
amendment is approved. As a result, this request complies with Policy 22.

These findings for Policy 22 also pertain to Statewide Planning Goal 11.

D. Washington County Transportation Plan
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Applicant: See pages 23 - 26 of the application.

Staff: Findings pertaining to the County Transportation Plan and the Oregon Transportation
Planning Rule are in Attachment A to this staff report, the Transportation Report for Casefiie No.
09-191-PA.

E. Washington County Community Development Code

1. Article lll, Land Use Districts:
Section 348  Agriculture and Forest District (AF-5)

348-1 Intent and Purpose

The AF-5 District is intended to retain an area’s rural character and conserve the
natural resources while providing for rural residential use in areas so designated
by the Comprehensive Plan.

The purpose of this agricultural and forestry district is to promote agricultural and
forest uses on small parcels in the rural area, while recognizing the need to retain
the character and economic viability of agricultural and forestry lands, as well as
recognizing that existing parcelization and diverse ownerships and uses exist
within the farm and forest area. Residents of rural residential tracts shall recognize
that they will be subject to normal and accepted framing and forestry practices.

Section 350  Rural Residential Five Acre Minimum (RR-5)

350-1 Intent and Purpose

The intent of the Rural Residential District is to recognize rural areas which qualify
for an exception to LCDC Goats 3 and 4 and which have been committed or
developed for suburban residential use with minimum farm and forest uses and to
provide for rural residential uses.

Applicant: See pages 5 - 9 of the application.

Staff.  As stated above, the intent and purpose of the RR-5 District is to recognize rural areas
which have been committed or developed for suburban residential use with minimum farm and
forest uses and to provide for rural residential uses. The 29-acre block of RR-5 designated lands
surrounding (and including) the subject property is comprised of parcels ranging in size from 0.75
acres to 5.36 acres in size. None of these parcels are currently in farm deferral which indicates
that they are not primarily used for agriculture. This would coincide with the intent of RR-5 being
appropriate for suburban residential use; however, this is the only biock of RR-5 in this portion of
the county.

The RR-5 area is bounded by Interstate 205 to the north, SW 65" Avenue to the east, Interstate 5
to the west and the City of Wilsonville to the south (see area map on page 16 of this report). The
nearby area is comprised entirely of AF-5, AF-10 and Exclusive Farm Use (EFU) designations
except for the 29-acre block of RR-5 where the subject property is located. The 29-acre block of
RR-5 is very similar to the large number of AF-5 lots in the area in that they are generally less
than ten acres in size, support residential homes and are not in farm or forest tax deferral;
therefore, staff does not find that the RR-5 block is more suburban in use than surrounding AF-5
properties.
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The AF-5 District intent and purpose states that the district is intended to promote agricultural
uses on small parcels in the rural area. It also recognizes the need to retain the character and
economic viability of agricultural lands as well as recognize that existing parcelization and diverse
ownerships and uses exist within farm areas. Staff finds that a plan amendment to AF-5 would
not only allow for the continuation of commonly accepted farm practices, but it would also support
the economic viability of the area by allowing a greater variation in allowed uses.

With the exception of importing fill material as a customarily accepted farm practice or
establishing a clean fill site as defined by Department of Environmental Quality rules, the uses
which allowed in AF-5 but are not allowed in RR-5 are all special uses, meaning they are subject
to greater review criteria. For example, a contractor’s establishment may be allowed pursuant to
standards set forth in Section 430-34. This section limits an AF-5 site to one contractor’s
establishment per lot or parcel and limits the total building and outdoor storage area to 3,000
square feet.

Staff finds that while AF-5 is more permissive than RR-5, there are special standards in the CDC
which were established so that those additional uses are compatible and appropriate for small
rural parcels and for the diverse uses of property found in the AF-5 District.

These findings for the Community Development Code also pertain to Statewide Planning Goals 3
and 4.

IV. SUMMARY AND CONCLUSIONS

1. Based on the plan designation criteria of Policies 1, 14 and other policies of the Rural/Natural
Resource Plan, staff concludes that the AF-5 District is the most appropriate designation for the
subject property.

2. The change in land use designation will not “significantly affect” the surrounding planned
transportation system and is therefore consistent with Policy 10 of the Transportation Plan and
OAR 660-012-0060.

3. Local service providers currently can provide an adequate level of public services for the site. No
urban services will be needed to support the subject property.

4. The plan amendment request is consistent with the intent and purpose of the AF-5 land use
district and meets the applicable criteria for a plan amendment from RR-5 to AF-5.

V. RECOMMENDATION

Based on staff's findings in Section Il of this report and Attachment A, and as summarized above
under Section IV, staff recommends APPROVAL of the plan amendment from RR-5 to AF-5.
Therefore, staff recommends that the Planning Commission approves the applicant’s plan
amendment request subject to the following conditions:

1. Any additional amount over and above the fee deposit submitted with this application which is
determined to be owed to the County shall be paid upon receipt of a statement of balance due,
consistent with the agreement for payment of fees for quasi-judicial plan amendment application
processing previously signed by the owner.

2. The requirements of the Community Development Code will apply to specific development

applications on each parcel. Other applicable regulations will also apply, including requirements
for wells and septic systems.
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3. Prior ta issuance of a final development approval for the subject property, the property owner shall
record with the Deed or Miscellaneous Recards of the county a restrictive covenan! that the
occupanl of the property will not object to commanly accepted farm and foresl praclices which

may occur on adjacenl lands.

Future uses on the subject property must comply with all restrictions and requirements of the
Sherwood-Dammasch-Wilsonville Limiled Ground Water Area.

Area Map

SIGERT T

.
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Clackamas!iCou
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Attachment "A"

June 29, 2009

TRANSPORTATION REPORT
CASEFILE NO. 09-191-PA

Applicant: Scott Friedman c/o Westlake Consultants, Inc.

Location: On the west side of SW 65" Avenue, immediately south of Interstate 205
Tax Map/Lot: 2S1 25AD Tax Lot 100

Site Size: 5.0 acres

Staff has reviewed this request for compliance with the applicable transportation
planning policies and rules and submits the following findings and recommendations.

FINDINGS
A. General:

1. The proposed plan amendment would change the plan designation on the subject
parcel from RR-5 {(Rural Residential, 5 acres) to AF-5 (Agriculture and Forest, 5
acres).

2. The subject property is located immediately south of Interstate 205 and west of
SW 65" Avenue; access is from SW 65" Avenue. SW 65" Avenue is a rural
county arterial roadway where it fronts the subject property.

3.  The following standards are applicable to this request and are addressed in this
staff report:

a. OAR 660, Division 12, Oregon Transportation Planning Rule:
Section 060 - Plan and Land Use Regulation Amendments
b. Washington County 2020 Transportation Plan Policies:
1.0 Travel Needs Policy
2.0 System Safety Policy
4.0 System Funding Policy
5.0 System Implementation and Management Policy

6.0 Roadway System Policy

10.0 Functional Classification Policy

19.0 Transportation Planning Coordination and Public Involvement
Policy

B. Oregon Transportation Planning Rule

1. The Oregon Transportation Planning Rule, OAR 660-012-0060, requires an analysis
of the impact of a proposed plan amendment on the planned transportation system
to determine whether the proposal will ‘significantly affect’ the planned transportation
system in the area.

2. Pursuant to the OAR, the proposed plan amendment would 'significantly affect’ SW
65" Avenue and/or the surrounding transportation network if it does any of the
following:
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« Changes the functional classification of an existing or planned transportation
facility;

« Changes the standards implementing a functional classification system,; as
measured at the end of the planning period identified in the adopted TSP (year-
2020) — note that the county is now using a planning horizon of year -2030 in
evaluating plan amendments;

* Allows types or levels of land uses which would result in levels of travel or
access which are inconsistent with the functional classification of a transportation

facility; or

*  Would reduce the performance standards of the facility below the minimum
acceptable performance standard identified in the Transportation System Plan;
or

« Would worsen the performance of an existing or planned transportation facility
that is otherwise projected to perform below the minimum acceptable
performance standard identified in the Transporiation System Plan. Changes the
functional classification of an existing or planned transportation facility,

3. Considering the criteria above, in order to determine if a plan amendment will result
in a 'significant impact' on transportation facilities, the County generally requires a
comparalive analysis of a reasonable worst-case development of a site under
current and proposed land use designations. (Note: When a state highway is
affected, the county generally relies on comments that are prepared by ODOT.) Plan
amendment requests may be for designations that permit more intensive land uses
with greater trip generalion potential. In such cases, applicants are typically required
to submit traffic analyses that have been prepared by licensed traffic engineers in
order to help evaluate the potential affects of proposed plan amendments on
transportation facilities.

4. In this case, under the current and proposed plan designations of RR-5 and AF-5, a
reasonable worst-case development scenario (for trip generation) would be a retail
nursery which is permitted outright in both land use districts. There is no significant
difference in potential trip generation from the site under a reasonable worst-case
development scenario regardless of whether the plan designation is AF-5 or RR-5.
Since a reasonable worst-case development scenario under either the existing or
proposed plan designations would result in similar potential trip generation, a formal
traffic analysis was not necessary nor required to evaluate the transportation
impacts of this request.

5. Considering the findings above, the propesed plan amendment from RR-S o AF-5 is
not anticipated to significantly increase Irip generalion from the subject property.
Staff therefore concludes that the proposed amendment will not significantly affect
the capacity or levels of travel on the nearby transportation network.

6 No changes in functional classification are proposed or required in order to
accommodate the proposed plan amendment. Furthermore, the plan amendment
will not affect the standards implementing the functional classification system as set
forth in Policy 10.0 of the County's 2020 Transportation Plan nor will it significantiy
affect the capacity of the surrounding transportation network. Based upon these
facts, staff concludes that the proposal is consistent with the identified function,
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capacity, and level-of-service for affected transportation facilities, consistent with
Section 060 of the Oregon Transportation Planning Rule.

C. Washington County 2020 Transportation Plan

The proposed plan amendment is subject to seven policies from the County’s 2020
Transportation Plan, which are listed and addressed below.

1.0 TRAVEL NEEDS POLICY
IT IS THE POLICY OF WASHINGTON COUNTY TO PROVIDE A MULTI-
MODAL TRANSPORTATION SYSTEM THAT ACCOMMODATES THE
DIVERSE TRAVEL NEEDS OF WASHINGTON COUNTY RESIDENTS AND

BUSINESSES.

STAFF: As explained above in this report, the proposed plan amendment is not
expected to have a detrimental impact on the capacity or level of service on any of
the transportation facilities in the impact area since there is no anticipated significant
increase in potential trip generation. The proposal therefore does not conflict with
Policy 1.0.

2.0 SYSTEM SAFETY POLICY
IT IS THE POLICY OF WASHINGTON COUNTY TO PROVIDE A
TRANSPORTATION SYSTEM THAT IS SAFE.

STAFF: Any traffic safety impacts associated with potential future development on
the subject property will be subject to the traffic safety regulations set forth in the
Community Development Code and Resolution and Order 86-95 which implement
Policy 2.0.

4.0 SYSTEM FUNDING POLICY
IT IS THE POLICY OF WASHINGTON COUNTY TO AGGRESSIVELY
SEEK ADEQUATE AND RELIABLE FUNDING FOR TRANSPORTATION
FACILITIES AND SERVICES, AND TO ENSURE THAT FUNDING IS
EQUITABLY RAISED AND ALLOCATED.

STAFF: If development occurs on the affected property, it will be subject to payment
of the appropriate Transportation Development Tax toward future capacity
improvements. Payment of the Transportation Development Tax is consistent with
the strategies included under Policy 4.0.

5.0 SYSTEM IMPLEMENTATION AND MANAGEMENT POLICY
IT IS THE POLICY OF WASHINGTON COUNTY TO EFFICIENTLY
IMPLEMENT THE TRANSPORTATION PLAN AND TO EFFICIENTLY
MANAGE THE TRANSPORTATION SYSTEM

STAFF: Significant impacts on capacity or roadway safety are not anticipated due to
the absence of significant increases in trip generation under the proposed plan
designation. The proposal is therefore consistent with Policy 5.0 since there will be
no appreciable change in travel demand as a result of the plan amendment.

6.0 ROADWAY SYSTEM POLICY
iIT1S THE POLICY OF WASHINGTON COUNTY TO ENSURE THAT THE
ROADWAY SYSTEM IS DESIGNED IN A MANNER THAT
ACCOMMODATES THE DIVERSE TRAVEL NEEDS OF ALL USERS OF
THE TRANSPORTATION SYSTEM.
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STAFF: Since the proposed plan amendment will not result in significant increases
in trips or travel demand, it will not degrade the planned motor vehicle performance
measures set forth in the strategies for implementation of Policy 6.0. The proposal is
therefore consistent with Policy 6.0.

10.0 FUNCTIONAL CLASSIFICATION POLICY
IT 1S THE POLICY OF WASHINGTON COUNTY TO ENSURE THE
ROADWAY SYSTEM IS DESIGNED AND OPERATES EFFICIENTLY
THROUGH USE OF A ROADWAY FUNCTIONAL CLASSIFICATION
SYSTEM.

STAFF: The proposed plan amendment will not affect the Functional Classification
of SW 65" Avenue or any other nearby street or highway, nor will it result in land
uses that are inconsistent with those identified in the Transportation Plan.

19.0 TRANSPORTATION PLANNING COORDINATION AND PUBLIC
INVOLVEMENT POLICY
IT IS THE POLICY OF WASHINGTON COUNTY TO COORDINATE ITS
TRANSPORTATION PLANNING WITH LOCAL, REGIONAL, STATE AND
FEDERAL AGENCIES AND TO PROVIDE OPPORTUNITIES FOR
CITIZENS TO PARTICIPATE IN PLANNING PROCESSES.

STAFF: Policy 19 provides that all plan amendments be reviewed for consistency
with the applicable provisions of the Transportation Planning Rule (OAR 660-012-
0060). This request has been reviewed and determined to be consistent with the
applicable provisions of the Transportation Planning Rule (see findings in Section B.,
above). Itis therefore consistent with Policy 19.0.

CONCLUSION

Based on the findings in this report, staff concludes that this proposed plan amendment
(RR-5 to AF-5) will not “significantly affect” a transportation facility as defined in OAR
660, Division 12. Under the proposed AF-5 plan designation, there will not be an
increase in potential trip generation from future development when compared to the
potential for trip generation under the existing RR-5 land use designation. The proposal
is also consistent with all of the applicable Washington County’s 2020 Transportation
Plan policies as discussed in Section C. of this report.
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PROJECT OVERVIEW

Project Description

The applicant, Scott Friedman, is the contract buyer of a S acre parcel located on the west side of
SW 65" Avenue, just south of 1-205. The property is currently in the Rural Residential-5 Acres
(RR-5) Planning District. The Applicant proposes to change the Comprehensive Plan Map
designation to Agriculture and Forestry-5 Acres (AF-5). Both of these Planning Districts are
within the Comprehensive Plan’s Rural Residential land use category, which is consistent with
the rural character of the property and surrounding area. Neither Planning District is a Resource
designation under Statewide Goal 3 (Agricultural Land) or Goal 4 (Forest Land)

The Applicant’s purpose with this Comprehensive Plan Map Amendment (CPMA) application is
to allow a Contractor’s Establishment to be approved (which will require a subsequent Type 11
Conditional Use Permit procedure). The intended use will be a local unit of the Applicant’s
Salem-based landscaping business. The RR-5 zone’s list of permitted and conditional uses does
not include a category that could allow the intended business to operate acceptably within the
limitations of the zone. The AF-5 district does allow a Contractor’s Establishment as a
Conditional Use, which is appropriate for the Applicant’s intended use of the property.

The Applicant acquired the property pursuant to a sale contract in September 2007, including an
existing utility building and mobile home unit, and has used the property as part of his
landscaping business since that time. The operation has not been the subject of any complaints
from neighbors in the vicinity. Recently, however, County staff brought the issue of zoning
compliance to the Applicant’s attention, resulting in this proposal to ensure that his operation
will be consistent with County planning for the property. No physical development of the
property is proposed at this time.

This proposed Comprehensive Plan Map Amendment does not involve any proposal to amend
the text of the Comprehensive Plan, and is defined as a Quasi-judicial decision subject to a Type
11 review process. This process requires a pre-application meeting (which was held on January
30, 2009, see Exhibit I), notification of surrounding property owners, and a public hearing and
decision by the Board of County Commissioners. A neighborhood meeting is not required, and
has not been held.

SUBJECT SITE AND ABUTTING PROPERTY INFORMATION

SUBJECT SITE

The subject site is identified as Tax Lot 100, Map 2S125AD, Washington County; an annotated
tax map is included in Exhibit B. The property is located on the west side of SW 65" Avenue,
just south of 1-205. The property is 5 acres in size. The property is within the RR-5 Planning
District.

Green Thumb Landscaping Comprehensive Plan Map Amendment
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The property currently contains an approximately 2,880 square foot utility building suitable for
use as the Contractor’s Establishment and one single-family residence, a double-wide
manufactured home containing roughly 1,500 square feet. Approximately 3 of the 5 acres are
currently utilized as a plant nursery for the Applicant’s landscaping business.

The site is located outside of the Portland Metropolitan Urban Growth Boundary, which runs
along Interstate 205 immediately north of the subject property.

ABUTTING PROPERTIES

The subject property is bounded on the north by the I-205 right-of-way. The area north of 1-205
is an urban single-family residential area in the City of Tualatin. To the south, east and west, the
property is surrounded by numerous rural residential parcels ranging in size from .75 acre to over
5 acres. A single large 62-acre parcel, mostly in farm use, lies a few hundred feet south of the
subject property, but otherwise the area consists predominantly of 2 to 5 acre parcels in rural
residential use.

Properties to the south and west of the subject property are in the RR-5, Rural Residential - 5
Acre zoning district. About 500 feet to the south, at Robbins Road, the zoning changes to a
mixture of Exclusive Farm Use (EFU) and Agriculture and Ferest-5 (AF-5) zoning. Exhibit G
contains an excerpt from the Washington County Rural/Natural Resource Plan, showing the
zoning of the subject property and vicinity.

The centerline of SW 65™ Avenue is the boundary between Washington and Clackamas
Counties; properties on the east side of the road are in Clackamas County's Rural Residential,
Farm and Forestry — 5 Acres (RRFF-5) zone. This zoning is similar to both the RR-5 and the
proposed AF-5 districts in Washington County, in that it allows for rural residential uses,
apricultural and forestry uses, and a variety of small commercial operations such as public or
private parks and campgrounds, home occupations including bed-and-breakfast inns, produce
stands, daycare facilities, kennels, and events facilities. Exhibit M contains a copy of Clackamas
County Zoning & Development Ordinance Sectien 309, RRFF-5 District.

SERVICES AND FACILITIES

WATER & SANITARY SEWER SUPPLY

The subjcet property utilizes an on-site well for water supply and an on-zite scptic system for
sanitation. The property is not eligible to receive municipal services unless and until annexation
into the Urban Growth Boundary and into a municipal service district (most likely the City of
Tualatin). The property is not within the Clean Water Services district boundary.

Green Thumb Landscaping Comprehensive Plan Map Amendment
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TRANSPORTATION AND STREETS
=th

The subject property is bounded on the eastern end by SW 65™ Avenue, from which it takes
access. This road is classified as an Arterial Street by Washington County’s Transportation
System Plan; an excerpt from the street ciassification map is included as Exhibit H of this
application.

This proposal to change the land use designation from RR-5 to AF-5 will have no discernable
impact on the function of SW 65" Avenue. The proposed land use designation does not allow for
significantly different or more intensive uses on the property than are currently permitted.

STORM DRAINAGE

The subject property is not within the Clean Water Services service area, which covers the urban
areas of Washington County. Pursuant to Section 423-10 of the Community Development Code,
“All development shall comply with the State Department of Environmental Quality Water
Quality Standards for all runoff, drainage and waste water.”

The proposed CPMA does not affect this requirement to comply with applicable State standards
for stormwater management.

SIGNIFICANT NATURAL RESOURCES

The subject property does not contain any mapped Significant Natural Resources, such as
wildlife habitat, waterways or wetlands, or historic or cultural resources. Known Significant
Natural Resources are mapped by the Rural/Natural Resources Plan Element of the
Comprehensive Plan. Exhibit G contains an excerpt from the Significant Natural Resources Map
to demonstrate that no resources identified for protection are located on the subject property.

OTHER UTILITIES: POWER - TELEPHONE — GAS — CABLE TELEVISION

Portiand General Electric and Verizon provide electrical power and telephone services,
respectively. Northwest Natural Gas and Comcast provide natural gas and cable television,
respectively. The proposed CPMA does not impact the provision of any of these private utilities
to the subject property or neighboring properties.

Green Thumb Landscaping Comprehensive Plan Map Amendment
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CPMA APPLICATION REQUEST

The following section contains applicable sections of the Washington County Community
Development Code (in italic type) followed by responses from the Applicant offering findings of
fact and conclusions of law.,

W UNTY C A DE

202 PROCEDURE TYPES AND DETERMINATION OF PROPER PROCEDURE

All land use actions shall be classified as one of the following unless State law mandates
different or additional procedures for particular land use actions or categories of land use
actions or specified otherwise by Article VII of this Code:

202-3 Tyrelll

202-3.1 Type Il actions involve development or uses which may be approved or denied,
thus requiring the exercise of discretion and judgment when applying the
development criteria contained in this Code or the applicable Community Plan.
Impacts may be significant and the development issues complex. Extensive conditions
of approval may be imposed to mitigate impacts or ensure compliance with this Code
and the Comprehensive Plan.

202-3.2 The following are Type Il actions:

C. Quasi-judicial plan amendments.

Response: Because the proposed Comprehensive Plan Map Amendment applies specifically to
the Applicant’s property, this proposal is defined as a Quasi-judicial decision, and requires a
Type Il review process.

202-3.3 Type 1l actions shall be decided by the Hearings Officer or Planning
Commission after a Public Hearing, except that the Board shall decide Type III
actions for quasi-judicial plan amendments which are required by state law to be
decided by the governing body. Prior notice shall be given as provided in Section
204. Only decisions on quasi-judicial plan amendments shall be subject to
reconsideration pursuant to Section 208. Decisions on Type lll actions may be
appealed to the Board of Commissioners pursuant to Sections 209 and 210, except
Type 11l actions where the Hearings Officer or the Planning Commission is the final
decision-maker.

Decisions of the Hearings Officer or Planning Commission for Type Il development
actions in transit oriented districts shall be subject 1o appeal to the Board of
Commussioners pursuant to Section 209. Decisions of the Hearings Officer or
Planning Commnission for all other Type Il development actions shall be the
County’s final decision.
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Response: The Applicant understands that the proposed Comprehensive Plan Map Amendment
is quasi-judicial and requires a hearing and decision by the Board of County Commissioners.
This provision provides procedural direction and does not require further response from the
Applicant.

348 AGRICULTURE AND FOREST DISTRICT (AF-5)

348-1 INTENT AND PURPOSE

The AF-5 District is intended to retain an area’s rural character and conserve the
natural resources while providing for rural residential use in areas so designated by the
Comprehensive Plan.

The purpose of this agricultural and forestry district is to promote agricultural and forest
uses on small parcels in the rural area, while recognizing the need to retain the character
and economic viability of agricultural and forest lands, as well as recognizing that
existing parcelization and diverse ownerships and uses exist within the farm and forest
area. Residents of rural residential tracts shall recognize that they will be subject to
normal and accepted farming and forestry practices.

348-2 USES PERMITTED THROUGH A TYPE I PROCEDURE

The following uses are permitted subject to the specific standards for the use set forth
below and in applicable Special Use Sections of Section 430, as well as the general
standards for the District, the Development Standards of Article IV and all other
applicable standards of the Code. A waiver of the right to remonstrate against commonly
accepted farm or forest practices shall be recorded for each permitted use.

348-2.]1 Accessory Uses and Structures - Section 430-1.

348-2.2 Conservation Areas and Structures (public and private) for the conservation of
water, soil, open space, forest or wildlife resources (exempt from waiver).

348-2.3 Detached Dwelling Unit (one), on a lot of record or legally created lot.

348-2.4 Home Occupation - Section 430-63.1.

348-2.5 Property Line Adjustment - Section 610-1.1.

348-2.6 Parks - Section 430-97.

348-2.7 Temporary Use - Sections 430-135.1 C. (6) and (7); 430-135.1 H.

348-2.8 Alteration, restoration or replacement of a lawfully established dwelling on a lot
or parcel upon which two (2) or more lawful dwellings exist. In the case of
replacement, the existing dwelling shall be removed, demolished, or converted to an
accessory structure, pursuant to Section 430-8.1. For required standards see Section
430-8.1.

348-2.9 Boarding or training of horses for profit, not to exceed a total of fourteen (14)
horse stalls (includes stalls for the owner’s horses) - Section 430-21.

348-2.10 Co-located antennas, excluding those antennas exempt pursuant to Sections
430- 109.1 and 201-2 — Section 430-109.3.

Green Thumb Landscaping Comprehensive Plan Map Amendment
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348-2.11 Facility 2 communication towers to a maximum height of one-hundred (100)
Jeet, excluding those towers exempt pursuant to Sections 430-109.1 and 201-2 -
Section 430-109.4.

Response: The subject property contains an existing double-wide manufactured home, and a
2,880 square-foot accessory building. A detached single-family home is an outright Permitted
Use in both the current RR-5 and the propesed AF-3 District.

348-3 USES PERMITTED THROUGH A TyYPE I PROCEDURE

The following uses are permitted subject to the specific standards for the use set forth
below and in applicable Special Use Sections of Section 430, as well as the general
standards for the District, the Development Standards of Article 1V and all other
applicable standards of the Code. Approval may be further conditioned by the Review
Authority pursuant to Section 207-3. A waiver of the right to remonstrate against
commonly accepted farm or forest practices shall be recorded for each permitted use.
348-3.1 Family Day Care Provider - Section 430-53.6.

348-3.2 Home Occupation - Section 430-63.2,

348-3.3 Parks - Section 430-97.

348-3.4 Public Utility - (except commercial facilities for the purpose of generating power
Sfor public use by sale) - Section 430-105.3 through 430-105.7.

348-3.5 Co-located antennas, not otherwise allowed through a Type I Procedure -
Section 430-109.

348-3.6 Stockpiling of aggregate, sand and gravel for road maintenance purposes —
Section 430-132.

348-3.7 Temporary Use - Section 430-135.2 A, and B.

348-3.8 Day Care Facility - Section 430-53.2 I.

348-3.9 Alteration, restoration or replacement of a lawfully established dwelling on a lot
or parcel upon which two (2) or more lawful dwellings exist that is not permitied
through a Type I procedure. For required standards see Section 430-8.2.

348-3.10 Boarding or training of horses for profit with fifteen (13) or more horse stalls
fincludes stalls for the owner’s horses) - Section 430-21,

348-3.11 Unless exempt under 201-2, importing fill material as a customarily accepted
Jfarming practice or for a use allowed in the district — Section 411,

348-3.12 Clean Fill Site as defined by DEQ rules — Section 410,

Response: No uses are currently existing on the subject property or are proposed as a part of this
Plan Amendment/Zone Change for which a Type II review process would be required,

348-4 Uses WHIcH M4y BE PERMITTED THROUGH 4 T¥PE HII PROCEDURE

The following uses may be permitted subject to the specific standards for the use set forth
below and in applicable Special Use Sections of Section 430, as well as the general
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standards for the District, the Development Standards of Article IV and all other
applicable standards of the Code. Approval may be further conditioned by the Review
Authority pursuant to Section 207-5. Unless the use is specifically exempted, the Review
Authority shall make specific findings with respect to the standards in Section 348-4.2.
348-4.1 Uses which may be allowed:
A. Airport, including associated hangar, maintenance and service facilities - Section
430-7.
B. Campground - Section 430-25.
C. Cemetery - Section 430-27.
D. Church - Section 430-29.
E. Contractor’s Establishment — Section 430-34.
F. Day Care Facility - Section 430-53.2.
G. Golf Course - Section 430-50.
H. Heliport - Section 430-59.
I. Housing for Seasonal Farm and Forest Labor - Section 430-67.
J. Hunting and Fishing Preserve (including a trout farm) Section 430-69.
K. Kennel - Section 430-73.
L. Operation for Exploration of Geothermal Resources as defined in ORS 522.005.
M. Private Club - Section 430-99.
N. Public Building, limited to Governmental Structures, community buildings and
museums, which serve the local area - Section 430-103.
O. Schools - Section 430-121.
P. Shooting Clubs - Section 430-1235.
Q. Utility Facility (Commercial) for the generation of power for sale for public use
and transmission towers over two-hundred (200) feet in height - Section 430-141.
R. Veterinary or Animal Hospital.
S. Winery - May include accessory tasting room and incidental sales - Section 430-
145.2.
7. Emergency Response/Safety Training Center - Section 430-44.
U. Facility 3 and 4 communication towers, to a maximum height of one-hundred
(100) feet - Section 430-109.
V. Home Qccupation - Section 430-63.3.
W. Broadcast Towers a maximum height of one hundred (100) feet - Section 430-
109.

Response: No uses are currently existing on the subject property or are proposed as a part of this
Plan Map Amendment for which a Type III review process would be required. As noted in the
introduction, the Applicant intends to request Type Il approval for a Contractor’s Establishment
for his landscaping business following approval of the CPMA. However, permitting of the
Contractor’s Establishment is not included at this time; a Type 11l application will be submitted
at a future date if the proposed plan amendment is approved.

348-4.2 Required Findings:

Green Thumb Landscaping Comprehensive Plan Map Amendment
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A. The requested use is compatible with the surrounding uses or may be made more
compatible through conditions of approval.

B. The proposed use does not interfere seriously with “accepted farming practices”
as defined in ORS 215.203(2)(c) or forestry uses on adjacent lands devoted to
Sfarm or forest use.

C. The applicant has signed and recorded in the Deed and Mortgage Records of the
County a waiver of the right to remonstrate against customarily accepted farming
practices.

Response: This application does not propose to change the existing configuration or aliowed use
of the property, which is a residence with accessory buildings. A future request for Type III
approval for a Contractor’s Establishment will be subject to these requirements; however, this
request is subject instead to findings of compliance with applicable Comprehensive Plan Goals
and Policies, as well as applicable Statewide Planning Goals, discussed below.

348-5 PROHIBITED USES

348-5.1 Structures or uses of land not specifically authorized by Section 348.

348-5.2 The use of a recreational vehicle for a residence, except as provided for under
Section 430-135.2 A.

348-5.3 Outdoor advertising displays, advertising signs or structures except as provided
in Section 414.

348-5.4 The location of service facilities which house groups of people and public
assembly facilities in airport approach zones. These facilities shall be avoided within
any existing June, 1983 Airport Year 2000 LDN fifty-five (55) contour.

348-5.5 Mounting a communication tower or anitenna, that is not a permitted accessory
use, on a detached dwelling.

348-5.6 Mounting an antenna, that is not a perniitted accessory use, on a communication
tower that is accessory to a detached dwelling.

348-5.7 Auto wrecking yards.

348-5.8 The outdoor parking or storage of any five (5) or more operable vehicles on a
single lot or parcel for more than forty-eight (48) hours, except in conjunction with
an approved development or with a farm use.

348-5.9 Any parking or storage of tractor trailers, semi-trucks, or heavy equipment,
except in conjunction with an approved development or with a farm or forest use.

Response: No prohibited uses currently exist or are proposed on the subject properiy. The
proposed CPMA will not result in violation of this Section.

348-6 DIMENSIONAL REQUIREMENTS

348-6.1 Lot Area:
A. Lot area as used in this subsection shall be determined as follows:
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B.

(1) The lot area shall be the entire area described in the deed to which the owner
holds title, including such land as may be described in the deed as “subject to
the rights of the public to any portion lying within the right-of-way, " or
similar clause. If the lot described in the deed has not been surveyed, a survey
may be required to determine the exact acreage.

(2) If the lot was created by a plat, the lot area is the sum of the net area for the
lot as shown on the plat plus land contiguous to the lot shown as having been
dedicated to the public for road right-of-way.

The minimunt lot area shall be five (5) acres except:

(1) For lots of record, and

(2) The lot area for new lots or parcels created through the land division process
of Article VI may be varied by twenty (20) percent provided there is no
increase in lot density.

Response: The requirements of this section are satisfied. The subject property is five acres in
size, according to the deed of record. The property description in that deed does include land area
to the centerline of SW 65" Avenue, and includes a note that the property is “Subject to the
rights of the public in and to that portion of the herein described property Jying within the limits
of street, roads and highways.”

348-6.2 Yard Requirements:
The minimum yard requirements shall be:

mODO®A

Thirty (30) foot front yard;

Ten (10) foot side yard;

Twenty (20) foot rear yard;

Thirty (30) foot street side yard; and

Additional setbacks may be required as specified in Section 418.

Response: The existing structures on the property are located appropriately to comply with these
setback requirements. The site plan and aerial photo included as Exhibits C and D demonstrate
the distances between all structures and front, side and rear boundaries.

348-6.3 Height:

A

B.

Maximum height of dwellings and residential accessory structures shall be thirty
Jive (35) feet.

Normal building appurtenances and projections such as spires, belfries, cupolas,
chimneys, ventilators, elevator housings or other structures placed on or
extending above roof level may exceed the thirty-five (35) foot building height
limit to a maximum height of sixty (60) feet.

The height of telecommunication facilities are regulated by the Permitted Use
sections of this Land Use District, Sections 201, 430-1, 430-109 and other
applicable provisions of this Code.
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D. No structure or structural part shall exceed the height standards established for
any airport in the County established in accordance with Federal Aviation
Administration’s Aviation Regulations,

Response: These requirements are satisfied. No building on the property is taller than 30",

348-6.4 Minimum lot width at the street:
The minimum lot width at the street shall be thirty (30) feet, or the lot shall have an
easement of record at least thirty (30) feet at the street or as approved by the
appropriate fire marshal

Response: The existing property configuration is consistent with this requirement. The property
has approximately 265 feet of frontage along SW 65" Avenue.

348-7 ACCESS

All lots in this District shall either:

348-7 1 Abut a public street; or

348-7.2 Have an easement of record at least thirty (30) feet wide at the street or as
approved by the appropriate fire marshal.

Response: The existing property configuration is consistent with this requirement. Both the
subjeet property and the adjacent property to the west share a single driveway access to SW 65"
Avenue.

348-7.3 Access roadways shall be approved, developed and maintained in accordance
with the requirements of the appropriate fire protection agency for the geographical
location. Where no fire protection agency has jurisdiction, access roadways shall
meet the requirements of the nearest or most likely fire protection jurisdiction to
annex the property under consideration.

Response: This standard is not applicable because no new access roadway is proposed at this
time.

348-8 ARTICLE IV - DEVELOPMENT STANDARDS

In addition 1o the requirements of this district, the standards of Article IV -
Development Standards, including Section 422 (Significant Natural Resources), are
applicable as required by Subsection 403-4.

Response: This standard is not applicable at this time, as no development of the property is
proposed. This application addresses only a change to the land use designation of the subject

property.
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203 PROCESSING TYPE I, I AND Il DEVELOPMENT ACTIONS

203-~1 INITIATION AND WITHDRAWAL OF ACTION

203-1.1 Type I, Il and Il development actions may be initiated only by.

A. Application by all the owners or all the contract purchasers of the subject
property, or any person authorized in writing to act as agent of the owners or
contract purchasers. For development allowed within a recorded easement, the
signature of the other party to the easement is not required. In case of an
application for a plan designation which requires that an exception be taken to
Statewide Goals 3 and 4 pursuant to Goal 2, only one owner/applicant’s
signature is required. Contract purchasers shall indicate in writing that the
contract vendor(s) has been notified of the application. If a lot or parcel has been
divided without the approval of the County and such approval was required at the
time the division occurred, a development action for approval of the improper
division may be initiated by the owners of a portion of the existing lot or parcel,
notwithstanding that less than all of the owners of the existing legal lot or parcel
have applied for the approval;

Response: This requirement is satisfied. The application has been initiated by the contract buyer
of the subject property, Scott Friedman (FGT Investments, LLC), with the authorization of the
property owners, Pavel and Irena Aspidov.

203-2 PRE-APPLICATION CONFERENCE

203-2.1 No application for a Type Il or Type Il development action shall be received by
the Director unless the applicant or the applicant’s representative has:
A. Attended a pre-application conference, or
B. Signed a waiver, on a form prepared by the Director, waiving the pre-application
conference requirement.

Response: This requirement is satisfied. The Applicant attended a pre-application conference
with Washington County staff on 30 January 2009. Exhibit I contains notes provided by Staff
from that meeting.

203-3 NEIGHBORHOOD MEETING

203-3.2 The following types of application shall be subject to the neighborhood meeting
requirements:
B. Outside the UGB:
Subdivisions - when greater than 10 lots,
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Type HI Special Uses;

Type Il New Quarry applications,

Type III Variances,

Type Il Alterations to a Nonconforming Use or Structure (Sections 440-6.2 A.(2)
and 440-6.2 B.);

Type 1l Hardship relief - Lot area only,

Type Il or IIl Development Review - Rural Commercial, Rural Industrial, MAE,
(required only when the proposal abuts the AF-5, AF-10, or RR-5 District).

Response: The proposed Comprehensive Plan Map Amendment does not require a
neighborhood meeting to be held.

2034 APPLICATION

203-4.1 Applications for develovment actions shall be submitted in accordance with the
format and upon such forms as may be established by the Director.

203-4.2 A complete application is one which contains the information required to
address the relevant standards of this Code and the applicable standards and
requirements of the Comprehensive Plan as specified by this Code. It shall consist of
the following:

A. A completed original application form, signed by all persons required for
initiating an application under Section 203-1.1. No application shall be deemed
complete if it is determined that all necessary authorization to file has not been
obtained. Failure to provide such authorization shall result in denial of the
application;

Response: This standard 1s sausfied. A completed Plan Amendment application form, signed by
the Applicant (contract buyer) and landowners is included as Exhibit A of this application
package.

B. A current Washington County tax map(s) showing the subject propertyf(ies);

Response: This requirement 1s met. The current Washington County tax map identifying the
subject property 1s included as Exhibit B of this application package.

C. Current county tax maps showing all properties in an adjoining county that are:
(1) Within five hundred (500) feet of the subject property(ies) in the Urban area.
or
(2) Within one thousand (1,000) feet of the subject property(ies) in the Rural
area.
The tax maps shall be obtained from the adjoining county;
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D. Documentation of the names and addresses of the owners of record of the
properties described in C above recorded with the Department of Assessment and
Taxation of the adjoining county,

Response: These requirements are satisfied. Exhibit N contains a list of names and address of all
owners of property within 1,000 feet of the subject property. This list is accompanied by tax
maps from both Washington and Clackamas Counties, identifying those parcels within the
notification area.

E. A site plan of the property illustrating the property boundaries, proposed and
existing: structures and improvements, easements, driveways, water and sewer
lines, septic tanks and drainfields, and all drainage courses and structures within
250 feet of a drainage course. Site plans of the entire property must be drawn at
an even scale (1:100 preferred) with detailed site plans drawn at an even scale
(1:20 preferred) on 1ix17 paper, or as approved by the Director.

Response: This requirement is satisfied. A site plan and annotated aerial photo of the property
are included in Exhibits C and D of this application package.

F. Documentation of whether a railroad-highway crossing provides or will provide
the only access to the subject propeity.

Response: The subject property is accessed directly from SW 65™ Avenue, a designated Arterial
Street, which is grade-separated where it crosses 1-205. No railroad-highway crossing is
necessary to access the subject property.

G. Information required pursuant to Article V, Public Facility and Service
Requirements. Qutside the Urban Growth Boundary, any proposed development
action that would generate additional vehicular trips (other than one house on an
existing vacant lot and uses listed as exempt in Article V) shall provide evidence
that any access to a public road meets the sight distance requirements of Section
501-8.5F. 4 Sight Distance Evaluation or completed Traffic Impact Statement
prepared by county staff, or a Sight Distance Certification prepared, stamped and
signed by a registered Oregon engineer in accordance with Sec. 501-8.5F. may
serve as evidence;

Response: A completed Washington County Traffic Impact Statement is included as Exhibit J of
this application package. That TIS indicates that the proposed comprehensive plan amendment
will not generate additional trips, in that the reasonable worst-case development scenario
possible under the current zoning is similar in pature and trip generation to the reasonable worst-
case development scenario possible with the proposed zoning,.

Green Thumb Landscaping Comprehensive Plan Map Amendment
Westlake No. 2185-001 13 Washington County



Westlake Consultants, Inc.

H. Additional information required by other provisions of this Code, including
applicable standards and requirements of the Comprehensive Plan as specified by
this Code;

Response: This application package contains all materials required by the Development Code
and applicable standards and requirements of the Comprehensive Plan.

l. Additional information directly related to the applicable standards of this Code,
including applicable standards and requirements of the Comprehensive Plan as
specified by this Code as deemed essential by the Director fo evaluate adeguately
the specific application for compliance with those criteria and standards;

Response: This requirement is satisfied. This narrative and attending exhibits contain all
information necessary to adequately evaluate the proposed CPMA with respect to applicable
standards of the Code and Comprehensive Plan, which were identified by County Staff in the
pre-application conference (see Pre-Application Conference Notes in Exhibit I).

J A written statement that explains the criteria and standards considered relevant
to the application, states the facts relied upon in determining that the application
meets the applicable criteria, standards, and explains the justification for
approving the application based on the criteria and standards and facts set forth
in the application. The findings must be substantive, not just recitations of the
criteria and standards, and shall be supported by evidence in the application;

Response: This application narrative discusses all relevant critenia and standards related to the
proposed change to the land use designation of the subject property, and provides justification
for approving the application based on those critenia and standards. This requirement is satisfied.

K. Evidence of compliance with the Neighborhood Meeting requirements required by
Section 203-3, if required;

Response: This requirement is not applicable. Pursuant to Section 203-3, a Neighborhood
Meeting is not required for a quasi-judicial Comprehensive Plan Map Amendment, and no such
meeting has been held.

L. The applicable fees adopted by the Board of County Commissioners are hereby
incorporated by reference as the fees herein. These fees may be amended by
Resolution and Order by the Board; and

Response: Appropriate fees have been submitted by the Applicant. This requirement is met.

M. For lands within the Clean Water Services boundary, documentation from the
Clean Water Services which specifies the conditions and requirements necessary
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Jor the applicant to comply with the Agency's stormwater connection permit,
water quality, erosion control, and sanitary sewer standards.

Response: The subject property is not within the Clean Water Services district boundary,
therefore this requirement is not applicable.

WASHINGTON COUNTY COMPREHENSIVE PLAN, RURAL/NATURAL RESOURCE
PLAN ELEMENT; POLICIES & GOALS COMPLIANCE

At the Pre-Application Conference, County Staff identified applicable Policies and
Implementing Strategies of the Comprehensive Plan. This section provides findings of
compliance with all identified applicable policies, which include Policy | Strategy p.4 and
Policies 2, 6, 8, 14, 18, 19, 22 and 23.

POLICY I, THE PLANNING PROCESS:

It is the policy of Washington County to establish an on-going Planning Program which
is a responsive legal framework for Comprehensive Planning, Community Development
and Resource Conservation which accommodates changes and growth in the physical,
economic and social environment, in response to the needs of the county’s citizens. It is
the policy of Washington County to provide the opportunity for a landowner or his/her
agent to initiate quasi-judicial amendments to the Comprehensive Plan on a semi-annual
basis. In addition, the Board of Commissioners, the Planning Director, or the Planning
Commission may initiate the consideration of quasi-judicial map amendments at any time
deemed necessary.
(unrelated items omitted for brevity)
p. Require that plan map amendments meet the following criteria:
As used in the following sections a mistake means a clerical error, or a mistake in the
cwrrent designation such that it probably would not have been placed on the property
had the error been brought to the attention of the Board during the adoption process.
4. All other Plan Map Amendments to Agriculture and Forestry-10 or Agriculture
and Forestry-5 shall be based upon:
A. A mistake (clerical error) in this 1983 Plan; or
B. An Exception to the applicable LCDC Goals through the LCDC Goal 2
Exception Process (OAR Chapter 660, Division 04).

Response: There is no evidence to indicate that previous owners of the subject property
attempted to alert the Board to the property’s suitability for use as a Contractor’s Establishment
at the time the existing RR-5 designation was applied. The property’s current RR-5 designation
indicates that it aiready is the subject of an exception to Goals 3 and 4 in the County’s
acknowledged Comprehensive Plan:
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350-1 INTENT AND PURPOSE [RR-5)

The intent of the Rural Residential District is to recognize rural areas
which qualify for an exception to LCDC Goals 3 and 4 and which have
been committed or developed for suburban residential use with minimum
farm and forest uses and to provide for rural residential uses.

The proposed AF-5 district is also a rural use zone designation, to wit:

348-1 INTENT AND PURPOSE [AF-5]

The AF-5 District is intended to reiain an area's rural character and
conserve the natural resources while providing for rural residential use in
areas so designated by the Comprehensive Plan.

The purpose of this agricultural and jorestry district is to promote
agricultural and forest uses on small parcels in the rural area, while
recognizing the need to retain the character and economic viability of
agricultural and forest lands, as well as recognizing that existing
parcelization and diverse ownerships and uses exist within the farm and
Jforest area. Residents of rural residential tracts shall recognize that they
will be subject to normal and accepted farming and forestry practices.

The proposed designation change from RR-5 to AF-5 therefore does not affect the property’s
status with respect to Goals 3 or 4, and so does not require findings as though a new Goal 2
exception were being proposed at this time.

The proposed change from RR-5 to AF-5 also does not involve an exception from State Goal 14,
Urbanization. Both the current and the proposed land use designation/zoning district are rural
classifications. Both districts permit outright residential use of the property, which is defined by
the Community Development Code as a rural use. Both districts also permit, and in fact
encourage, continued use of the property for agricultural purposes, such as growing crops or, in
this case, nursery use, growing plants to be sold for landscaping purposes. This also is considered
an agricultural use allowed by right.

Both planning districts also permit limited commercial use of the property, with restrictions
placed on the size and scale of potential business operations to retain the rural nature of the site
and area. For example, both districts allow for Home Occupations, which may include customer
visits, some non-resident employees, and additional parking, accessory buildings, and outdoor
storage. Both categories allow for a variety of other uses of a commercial nature, including bed
and breakfast inns, horse boarding and training, airports, golf courses, day care facilities,
kennels, and wineries. All of these are subject to additional permitting steps, and are subject to
limitations on the size of the uses to maintain compatibility with the intended rural character. The
AF-5 district does allow for some uses not permitted in the RR-5 district, yet all of these semi-
commercial uses are defined by the Development Code as rural in nature, and specifically
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require an assessment of compatibility with surrounding land uses in order to be permitted (see
comparison table, Exhibit P).

The Applicant has indicated the intention to apply for a Type III permit for a Contractor’s
Establishment. A Contractor’s Establishment is considered a Special Use, and is limited to a total
of 3,000 square feet of commercial use (see CDC Sections 348-4.1(E) and 430-34). When held to
these limits, it is clear that the development code considers this to be a rural use.

Because the proposed AF-5 designation allows a variety of uses, including the intended
Contractor’s Establishment, that are considered rural in nature by the policy inherent in the
Community Development Code, the proposed change from RR-5 to AF-5 does not in fact signify
an urbanization of the property, and does not necessitate an exception to Statewide Planning
Goal 14.

Other properties in the vicinity are zoned AF-5, so the particular designation is not unusual in the
immediate vicinity. Many properties in the immediate vicinity are being used consistently with
either the RR-5 or AF-5 zoning. There is evidence of a variety of small businesses and small-
scale commercial agricultural operations. The subject property has, in fact, been used for many
years in similar fashion to the anticipated use, with the primary difference being that the nursery
was operated by a resident of the property rather than by someone who lives off-site. Changing
the zoning to AF-5 will help to ensure the continued use of the site for rural, small-scale nursery
operations, as consistent with the intent of the zone and the rural designation of the area. It is
reasonable to conclude that, had the information in the current request been provided to the
Board, the AF-5 designation would likely have been applied to the subject property in lieu of
RR-5.

C. For all amendments there shall be a requirement that the applicant will record
in the deed records a restrictive covenant that the occupant of the property
will not object to commonly accepted farm and forest practices which may
occur on adjacent lands.

Response: The Applicant is willing to record a restrictive covenant that the occupant of the
property will not object to commonly accepted farm and forest practices which may occur on
adjacent lands.

POLICY 2, CITIZEN INVOLVEMENT:

It is the policy of Washington County to encourage citizen participation in all phases of
the planning process and to provide opportunities for continuing involvement and
effective communication between citizens and their county government.

Response: The proposed CPMA is consistent with this Policy, in that the review process
established by the Community Development Code allows and encourages participation by

Green Thumb Landscaping Comprehensive Plan Map Amendment
Westlake No. 2185-001 17 Washington County



Westlake Consultants, Inc.

surrounding property owners and others who may be impacted by the proposal. As a part of this
process, all property owners within 1,000 feet of the subject property must be notified by mail,
and a public hearing must be held during which time concerned or affected citizens are invited to
express any concerns about the proposal. The Applicant intends to comply with the requirement
for posting notice at the subject property within 28 days of acceptance of a complete application,
as set forth in CDC 204-1.4.

POLICY 6, WATER RESOURCES:

It is the policy of Washington County to maintain or improve surface and ground water
quality and quantity.

Response: The proposal to change the land use designation on the subject property does not
have any impact on surface or ground water quality and quantity. Regardless of the zoning of the
property, any development is required to comply with applicable state standards for stormwater
management and control of potential pollutants, and must also comply with established limits on
the amount of groundwater that may be withdrawn and utilized.

Implementing Strategies
The County will:
a. Strive to ensure adequate water supplies for all uses by:

1. Encouraging water conservation programs by water users and purveyors;

2. Reviewing and revising existing development regulations where necessary or
limiting the location or operation of new wells as a condition of development
approval, considering advice and/or recommendations received from the State
Water Resources Department;

3. Coordinating with State and Federal agencies in evaluating and monitoring
ground water supplies;

4. Complying with the May 17, 1974, Order of the State Engineer establishing and
setting forth control provisions for the Cooper Mountain-Bull Mountain Critical
Ground Water Area; and

5. Requiring applicants for quasi-judicial Plan Map Amendments to provide well
reports (well logs) filed with the Water Master for all Public Lands Survey
(township and range system) sections within one-half (1/2) mile of the subject site
and provide an analysis of whether ground water quality and quantity within the
area will be maintained or improved. The analysis should include well yields, well
depth, year drilled or other data as may be required to demonstrate compliance
with this policy.

Well logs are not required for quasi-judicial plan amendments when the
designation change will not result in an increase in density (i.e. EFU to EFC plan
amendments).
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Response: There is one non-exempt well located on the subject property, which is sufficient to
serve the needs of the Applicant. Water use from this well is limited by State regulations. There
is no evidence to suggest that overuse has been occurring, or that overuse could be allowed or
encouraged by the proposed comprehensive plan map amendment/zone change. Although well
logs and analysis are not required for this application because the proposed amendment does not
result in a potential increase in density or intensity of use, a complete list of all wells within the
subject Section and surrounding Sections has been provided as Exhibit O of this application
package.

b. Ensure adequate quality of surface and ground water by:

1. Promoting compliance with the Healthy Streams Plan, as adopted by Clean Water
Services and in compliance with the CWS-county intergovernmental agreement,
to the extent that the Healthy Streams Plan and associated CWS programs apply
outside the UGB;

2. Promoting compliance with Department of Environmental Quality water quality
standards;

3. Cooperating with the Soil and Water Conservation Disirict in the implementation
of effective methods of controlling non-point sources of water pollution in
agricultural areas;

4. Cooperating with the Oregon State Departmment of Forestry in the implementation
of effective methods of controlling non-point sources of water pollution in forest
areas; and

5. Ensuring that the establishment of subsurface sewage disposal systems (e.g.,
septic tanks) will not adversely affect ground water quality.

Response: The proposed comprehensive plan map amendment/ zone change is not anticipated to
result in any adverse impacts to surface or ground water quality in the arca. By complying with
appropriate county, state and federal stormwater management regulations as they apply to the
intended use of the site, the applicant will help to ensure protection of surface and ground water
quality. The subsurface sewage disposal system in place on the site has been properly designed,
permitted and installed, in a manner which has been shown to prevent adverse impacts to ground
water quality; a replacement system, should it become necessary, will do the same.

¢. Protect and maintain natural stream channels wherever possible, with an emphasis
on non-structural controls when modifications are necessary.

Response: This implementing strategy is not applicable to the subject property. There are no
streams present on the property or within 300" of the site.

d. Limit the alteration of natural vegetation in riparian zones and in locations identified
as significant water areas and wetlands.

Response: This implementing strategy is not applicable to the subject property. There are no
streams, riparian arcas, or wetlands present on the property or within 300’ of the site.
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e. Encourage property owners with qualifying lands to apply for natural resource-
related exemption of that land from ad valorem taxation where such programs are
available.

Response: The proposed comprehensive plan amendment does not prohibit the owner of the
subject property or surrounding property owners from applying for natural resource-related
exemption of land from ad valorem taxation.

[ Support viable water resources projects which are proposed in the County upon
review of their cost benefit analysis, alternatives, and environmental and social
impacis.

Response: This implementing strategy 1s not applicable to the proposed land use action; no
water resource project is proposed as a part of this comprehensive plan map amendmenv zone

change application.

g Coordinate land use actions regarding walter projects with agencies and jurisdictions
which may be impacted by such projects.

Response: This implementing strategy is not applicable to the proposed land use action; no
water project is proposed as a part of this comprehensive plan map amendment/ zone change
application.

h. Support measures to conserve vegeltation in drainage basin watersheds as a means of
controlling the release of water to downstream farm lands and urban areas.

Response: The proposed comprehensive plan map amendment & zone change does not have any
impact to vegetation on the subject property or in the region. The Applicant does not propose
removal of any vegetation.

i. Cooperate with the Division of State Lands. State of Oregon in their review and
mitigation of projects that alter water areas and wetlands under their jurisdictions.

Response: This implementing strategy is not applicable to the subject property. There are no
streams, riparian areas, or wetlands present on the property or within 300" of the site.

J.  Consistent with the recommendations of the Department of Environmental Quality,
State of Oregon and Clean Water Services, support the expansion of stonnwalter
sampling in the Tualatin Basin and consideration of proper planning and
management measures for non-point source problems.

Response: There has been no request for sampling of stormwater flowing from the subject site,
and no use proposed which could lead to an increase of stormwater flows or decrease of storm
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water quality from the site. Appropriate stormwater management techniques will be applied as
necessary if the site is further developed at a future date.

POLICY 8 NATURAL HAZARDS:

1t is the policy of Washington County to protect life and property from natural disasters
and hazards.

Response: This policy specifically addresses two potential hazards: development within a flood
plain, and development on steep slopes. The proposed CPMA does not have any impact on these
potentially hazardous types of terrain, because neither exists on the subject property.

The nearest water body, Saum Creek, is located approximately 425 feet to the west of the subject
property (see Significant Natural Resource Map in Exhibit G). Exhibit E contains a Flood
Insurance Rate Map from FEMA, which documents the absence of any flood plain associated
with this creek in the vicinity of the subject property.

The subject property does not contain any steep or unstable slopes. The average slope across the
property is approximately 9%. There is no indication of soi] instability. While the property
appears to be free of slope instability hazards, protection of any new development can be
assured, if warranted, through a requirement for a geotechnical report and appropriate
construction techniques for any new structures.

POLICY 14, PLAN DESIGNATIONS:

It is the policy of Washington County to maintain distinct comprehensive plan map
designations for the area outside the county’s Urban Growth Boundaries and to provide
land use regulations to implement the designations.

Response: The proposed CPMA is consistent with this Policy. The proposed change from RR-5
to AF-5 is consistent with Washington County’s practice of maintaining land use designations
for all land outside Urban Growth Boundaries and implementing the corresponding regulations.
No use of the property is proposed that is not consistent with the proposed AF-5 zoning and the
rural character of the zone and the surrounding area.

POLICY 18, RURAL LANDS:

It is the policy of Washington County to recognize existing development and provide
lands which allow rural development in areas which are developed and/or committed to
development of a rural character.

Green Thumb Landscaping Comprehensive Plan Map Amendment
Westlake No. 2185-001 21 Washington County



Waestlske Consultants, Inc.

Response: The proposed CPMA is consistent with this policy. The applicant proposes to amend
the land use designation on the subject property from RR-5 to AF-5, both of whuch are
appropriate land use designations for rural lands.

The property 15 located in an area that is characterized largely by rural residential development,
interspersed with a number of larger farms in active agricultural use. There are a number of small
agricultural operations in the immediate vicinity, including several small-scale tree farms and
nurseries. The proposed AF-5 zoning includes a list of uses, including the intended Contractor’s
Establishment, which are all defined as being rural in character and appropriate to a rural setting.
The future use of the property for any use permitted in the AF-5 zone by the Code through a
Type 1, Type Il, or Type Il procedure will remain consistent with the rural nature of the site and
surrounding area and its location outside of the Urban Growth Boundary.

One way to look at this proposal is to compare the relative impacts of uses allowed within each
land use district. Exhibit P contains a side-by-side listing of all permissible uses in both zones.
Generally, the RR-5 district allows uses that have minimal impacts to neighboring properties or
residents; the allowed uses do not generally tend to generate large amounts of traffic, noise, dust,
or other external impacts as they are relatively low-intensity uses. The RR-5 district could be
characterized as being intended to create a residential sanctuary in a rural sefting.

In companson, the AF-5 district, while allowing all of the uses in the RR-5 district including
single family residential, includes a number of other uses that are more typical of commercial
farm/forestry operations. Permitted uses in the AF-5 district (but not permitted in the RR-5 zone)
which may cause impacts to neighbors include stockpiling of aggregate materials for road
maintenance, various temporary uses, day care facilities, campgrounds, housing for seasonal
farm or forest labor, shooting clubs, commercial utility facilities, or emergency response/safety
training centers. These uses tend to have greater impacts in terms of traffic generation, noise,
dust, or other factors that may affect surrounding properties, Horse boarding and training, which
is a permitted use in both zones, provides a useful example. In the RR-5 district, boarding and
training of up to 8 horses (including the owners’) is permutted by right. In the AF-5 district, the
limit rises to 14 horses, so the similar use may generate additional traffic, higher levels of
activity, and so forth, which may impact neighboring properties.

The site is located alongside 1-2035, so is already impacted by elevated levels of noise and air
pollution from nearby traffic. These factors make the site relatively less characteristic of the RR-
5 zone, and better suited to accommodate uses permitted in the AF-5 district.

POLICY 19, RURAL RESIDENTIAL DEVELOPMENT:

It is the policy of Washington County to allow rural housing in rural areas.

Green Thumb Landscaping Comprehensive Plan Map Amendment
Westlake Mo. 2185-001 Washington County

e
L]




Westlake Consultants, Inc.

Response: The proposed CPMA is consistent with this policy. The proposed AF-5 land use
designation for the property does allow development of one detached single-family home on the
site, similar to the current RR-5 zoning.

POLICY 22, PUBLIC FACILITIES AND SERVICES:

It is the policy of Washington County to provide Public Facilities and Services in the
Rural/Natural Resource Area in a coordinated manner, at levels which support rural type
development, are efficient and cost effective, and help maintain public health and safety.

Response: The proposed CPMA is consistent with this Policy. Changing the land use
designation on the subject property does not affect the County’s ability to provide public
facilities and services in a coordinated manner, and at a level appropriate to the area’s rural
character, because the uses allowed in the AF-5 district do not generate significantly different
public service demands than those allowed in the current RR-5 district designation. The proposed
CPMA does not allow an increase in density.

Service provider letters from the Washington County Sheriff, Tualatin Valley Fire and Rescue,
and Tigard-Tualatin School District have been provided in Exhibit K of this application package.
All three agencies indicate that existing service levels are adequate to support the intended use of
the property.

POLICY 23, TRANSPORTATION:

It is the policy of Washington County to regulate the existing transportation system and
to provide for the future transportation needs of the County through the development of a
Transportation Plan as an Element of the Comprehensive Plan.

Response: The proposed CPMA is consistent with this Policy. The proposal to change the land
use designation from RR-5 to AF-5 does not cause a change in the functional classification of
any area roadway, or otherwise impact the ability of the County to regulate the development of
the transportation system.

The proposed comprehensive plan amendment and zoning change will not cause adverse impacts
to the area transportation system. According to the Traffic Impact Statement prepared by County
staff, “There is no significant difference in potential trip generation from the site under a
reasonable worst-case development scenario regardless of whether the plan designation is AF-5
or RR-5.” This statement is based on the fact that a nursery growing stock for retail purposes is a
use by right in both land use districts, and that a small business could be operated from the site
under either zoning classification.
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WASHINGTON COUNTY COMPREHENSIVE PLAN. TRANSPORTATION PLAN

At the Pre-Application Conference, County Staff identified applicable Policies and
Implementing Strategies of the County Transportation Plan. This section provides findings of
compliance with all identified applicable policies, which include Policies |, 2, 4, 5, 6, 10 and 19:

1.0 TRAVEL NEEDS POLICY

It is the policy of Washington County to provide a multi-modal transportation system that
accommaodates the diverse travel needs of Washington County residents and businesses.

Response: The proposed CPMA is consistent with this Policy. The proposal to change the land
use designation from RR-5 to AF-5 does not cause a change in the functional classification of
any arca roadway, or otherwise impact the ability of the County to regulate the development of

the transportation system.

The proposed comprehensive plan amendment and zoning change will not cause adverse impacts
to the area transportation system. According to the Traffic Impact Statement prepared by County
staff, “There is no significant difference in potential trip generation from the site under a
reasonable worst-case development scenario regardless of whether the plan designation is AF-5
or RR-5." This statement is based on the fact that a nursery growing stock for retail purposes is a
use by right in both land use districts, and that a small business could be operated from the site
under either zoning classification.

2.0 SYSTEM SAFETY POLICY
It is the policy of Washington County to provide a transportation system thal is safe.

Response: The proposed CPMA is consistent with this Policy. The proposal to change the land
use designation from RR-5 to AF-5 does not adversely impact the safety of any area roadway.
Although no change in the existing use of the property is proposed as part of this request, County
development standards and regulations will ensure that any future approved change or
development will not adversely impact traffic safety along SW 65™ Avenue or on any other area
roadway. The Applicant acknowledges that future use of the property as a Contractor’s
Establishment ( to be addressed through a separate land use application process) may generate
requirements to make safety or capacity improvements to the adjacent roadway, sufficient to
continue to accommodate the safe travel needs of surrounding area residents and businesses.
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4.0 SYSTEM FUNDING POLICY

1t is the policy of Washington County to aggressively seek adequate and reliable funding
Jor transportation facilities and services, and to ensure that funding is equitably raised
and allocated.

Response: The proposed CPMA is consistent with this Policy. Changing the land use
designation on the property does not impact the ability of the County to obtain adequate and
reliable funding for the transportation facilities and services or the equitable allocation of said
funding. Should the property be further developed in the future, the County can assess
appropriate Traffic Impact Fees, contributing to transportation system funding.

5.0SYSTEM IMPLEMENTATION AND PLAN MANAGEMENT POLICY

It is the policy of Washington County to efficiently implement the Transportation Plan
and to efficiently manage the transportation system.

Response: The proposed CPMA is consistent with this Policy. Changing the land use
designation on the property from one rural designation to another rural designation does not
impact the ability of the County to efficiently implement the Transportation Plan or manage the
transportation system. According to County staff, the reasonable worst-case trip generation under
the existing zoning is similar in nature to the anticipated use as a Contractor’s Establishment;
with no appreciable difference in trip generation, there will be no significant effect on
transportation facilities.

6.0 ROADWAY SYSTEM POLICY

It is the policy of Washington County to ensure that the roadway system is designed in a
manner that accommodates the divers travel needs of all users of the transportation
system.

Response: The proposed CPMA is consistent with this Policy. The proposal to change the land
use designation from RR-5 to AF-5 does not cause a change in the functional classification of
any arca roadway, and does not cause deviation from adopted street design standards that are
intended to accommodate diverse modes of travel.

10.0 FUNCTIONAL CLASSIFICATION POLICY

It is the policy of Washington County to ensure the roadway system is designed and
operates efficiently through use of a roadway Functional Classification System.

Response: The proposed CPMA is consistent with this Policy. The proposal to change the land
use designation from RR-5 to AF-5 — both of which are rural land use categories - does not
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cause a change in the functional classification of any area roadway, or otherwise impact the
ability of the County to regulate the development of the transportation system. According to
County staff, the reasonable worst-case trip generation under the existing zoning is similar in
nature to the anticipated use as a Contractor’s Establishment; with no appreciable difference in
trip generation, there will be no significant effect on transportation facilities.

19.0 TRANSPORTATION PLANNING COORDINATION AND PUBLIC
INVOLVEMENT POLICY

It is the policy of Washington County to coordinate its transportation planning with local,
regional, state and federal agencies and to provide opportunities for citizens to
participate in the planning processes.

Response: The proposed CPMA is consistent with this Policy. The proposal to change the land
use designation from RR-5 to AF-5 — both of which are rural land use categories - does not affect
the County’s ability to coordinate its transportation planning efforts with other local, regional,
state or federal agencies. The County's adopted review process for a quasi-judicial plan map
amendment provides ample opportunity for citizen participation in the planning process (as well
as participation by service providers, government agencies and other jurisdictions).

STATEWIDE PLANNING GOALS COMPLIANCE

GOAL 1: CITIZEN INVOLVEMENT

To develop a citizen involvement program that insures the opportunity for citizens to be
involved in all phases of the planning process.

Response: By following the review process established by the Community Development Code
for the proposed plan amendment, this proposal is consistent with Statewide Planning Goal 1.
The established process invites participation by citizens through mandatory notification of all
property owners withm 1,000 feet of the subject property, and the requirement for a public
hearing.

GOAL 2: LAND USE PLANNING
To establish a land use planning process and policy framework as a basis for all decision
and actions related to use of land and to assure an adequate factual base for such
decisions and actions.

Response: This proposal is consistent with Oregon Statewide Planning Goal #2. Washington
County has adopted a planning and policy framework to act as the basis for all land use decisions
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and actions. The proposed comprehensive plan amendment is being processed and reviewed in
accordance with that established framework. This narrative provides findings of compliance for
all relevant criteria found in the City Code.

GOAL 3: AGRICULTURAL LANDS
To preserve and maintain agricultural lands.

GOAL 4: FOREST LANDS

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

Response: The proposed plan amendment is consistent with Statewide Planning Goals #3 and
#4. The subject property 1s not resource land subject to Goal 3 or 4 protections, because it has
previously been identified as exception land and zoned RR-5.

GOAL 5: NATURAL RESOURCES, SCENICAND HISTORIC AREAS, AND OPEN
SPACES

To protect natural resources and conserve scenic and historic areas and open spaces.

Response: This proposal i1s consistent with Oregon Statewide Planning Goal #5. This Goal
speaks to the preservation of waterways, wetlands and riparian areas, scenic and historic areas,
groundwater resources, wilderness and recreation areas, and other sensitive and valuable places.

This proposal does not impact any of these sensitive types of land resources. No protected
resources have been identified on or near the subject site. There are no historic resources located
on the subject property. The area has not been identified as having special scenic qualities, No
energy, mineral or aggregate resources are known to be located on the site. Therefore, this
proposal is consistent with Statewide Planning Goal 5.

GOAL 6: AIR, WATER AND LAND RESOURCES QUALITY
To maintain and improve the quality of the air, water and land resources of the state.

Response: This proposal is consistent with Oregon Statewide Planning Goal #6. The proposed
Comprehensive Plan Map Amendment will not release the developer from compliance with
adopted County, State and Federal development regulations that are designed to protect public
health, safety and welfare. Requirements for provision of critical infrastructure, stormwater

Green Thumb Landscaping Comprehensive Plan Map Amendment
Westlake No. 2185-001] 27 Washington County



Westlake Consultants, Inc.

management, prevention of nuisances, pollution controls and crosion controls, for example, must
be met regardless of the zoning of the site.

GOAL 7: AREAS SUBJECT TONATURAL HAZARDS
To protect people and property from natural hazards.

Response: The subject site has not been identified as being prone to flooding, landslide,
earthquake, tsunami, coastal erosion or wildfire. The proposed comprehensive plan map
amendment and, ultimately, development and use of the property as intended by the applicant
will not create or exacerbate any of these natural hazard risks.

GOAL8: RECREATIONAL NEEDS
To satisfy the recreational needs of the citizens of the state and visitors and. where
appropriate, to provide for the siting of necessary recreational facilities including
destination resoris.

Response: The proposal to change the land use designation of the subject property will have no
impact on the ability of the County to meet the recreational needs of residents and visitors. The
site has not been identified as a potential site for a park or other recreational facility, nor is there
an identified deficiency need for a park or other recreational facility near the subject property. In
fact, a large multi-purpose park, Atfalati Park, is located about % mile to the north, in the City of
Tualatin,

GOAL 9: ECONOMIC DEVELOPMENT

1o provide adequate opportunities throughout the state for a variety of economic
activities vital to the health, welfare, and prosperity of Oregon’s citizens.

Response: This proposal is consistent with Oregon Statewide Planning Goal #9. The Applicant
proposes a change to the land use designation that will in fact improve the potential for economic
activities by allowing for an economic use that is not currently permitted on the site.

GOAL 10: HOUSING
To provide for the housing needs of citizens of the state.

Response: The proposed Comprehensive Plan Map Amendment will have no impact on the
provision of housing. Residential uses, specifically one detached single-family residence per
parcel, are allowed by right under both the current RR-5 zoning and the proposed AF-5 land use
district.
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GOAL 11: PUBLIC FACILITIES AND SERVICES

To plan and develop a timely, orderly and efficient arrangement of public facilities and
services to serve as a framework for urban and rural development.

Response: The proposed comprehensive plan amendment will have no impact on the planning
and development of public facilities and services in Washington County. The property will
remain rural in character, and the potential uses in the proposed AF-5 district are such that the
zone change will not affect previously adopted infrastructure plans. The proposal is therefore
consistent with Statewide Planning Goal #11.

GOAL 12: TRANSPORTATION
To provide and encourage a safe, convenient and econoniic transportation system.

Response: The proposal is consistent with Statewide Planning Goal #12. The proposal to change
the land use designation on the property will have no impact on the provision of a safe,
convenient and economic transportation system. The proposal does not affect the functional
classification or ultimate design of any arca roadway because the uses allowed in the proposed
AF-5 district do not, as a class, have significantly higher trip generation rates than those in the
current RR-5 district designation. According to County staff, the reasonable worst-case trip
generation under the existing zoning is similar in nature to the anticipated use as a Contractor’s
Establishment. With no appreciable difference in trip generation, the re-designation of this 5-acre
property will therefore have no significant effect on the transportation system.

GOAL 13: ENERGY CONSERVATION
To conserve energy.

Response: This proposal does not affect the State’s goal of energy conservation. The proposed
plan map amendment does not allow for uses that are significantly different or more energy-
intensive than could be permitted under the current land use designation.

GOAL 14: URBANIZATION
To provide for an orderly and efficient transition from rural to urban land use, to
accommodate urban population and urban employment inside urban growth boundaries,
1o ensure efficient use of land, and to provide for livable communities.

Response: The proposed CPMA is consistent with this Goal. The proposal to change the land
use designation from RR-5 to AF-5 — both of which are rural land use categories - does not
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compromise the effectiveness of the urban growth boundary. At this specific location, the UGB
line is coterminous with Interstates 5 and 205. Areas west and north of 1-5 and [-205 in the
vicinity are within the City of Tualatin, however the entire quadrant located southeast of the I-
5/1-205 interchange (including the subject property) is outside the Portland Metropolitan UGB.
Because the two freeways impose significant barriers to incremental, unplanned urbanization
across the UGB line at this location, the “orderly and efficient transition from rural to urban land
use” occurs as one leaves the urban area traveling south on SW 65" Avenue, crosses over the
Interstate 205 corridor, and then arrives in the rural area at the south end of the 65™ Avenue
bridge. Moreover, uses allowed by the Community Development Code in the proposed AF-5
District are by definition appropriate within this rurally-designated arca of the County.

GOAL 15: WILLAMETTE RIVER GREENWAY

To protect, conserve, enhance and maintain the natural, scenic, historical, agricultural,
economic and recreational qualities of lands along the Willamette River as the
Willamette River Greenway.

Response: This Goal is not applicable. The subject site is not located within the Willamette
River Greenway.

GOAL 16: ESTUARINE RESOURCES
GOAL 17: COASTAL SHORELANDS
GOAL 18: BEACHES AND DUNES

GOAL 19: OCEAN RESOURCES

Response: Goals 16-19 are not applicable to this proposal; no coastal resources are located near
the subject property.
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Exhibit C

Site Plan (Existing Conditions Map)
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Exhibit F

Metro Map Excerpt Showing Site Topography
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RURAL / NATURAL RESOURCE PLAN
LAND USE DISTICTS

(GENERAL DESCRIPTION)

This s a generalized description of the Land Use Oistricts. A complete descrption of each District and the uses permitted within each
distirct is contained within the Washington County Community Development Code. For addtional information, please refer to the Code.

EXCLUSIVE FOREST AND ND EXTENSIVE INDUSTRIAL (MA-E)

CONSERVATION (EFC) [T72117] Provides land lor farm and forest-related industrial uses

Intended te provide for forest uses and the continued
use of lands for renewable fores! resource production,
retention of watlcrregsources, rearcation and other
related or compatible Uses. Prohibits uses of land which
are nol compat bie with the management and
development ol forest resources. Application for most
uses, including dwellings are reviewed [or compatibility
with the Plan designation, In most cases, new lots must
be a minknum of 80 (eighty) acres.

EXCLUSIVE FARM USE (EFU)
Intended to preserve and maintain commercial
agricultural land for farm use consistent with existing
and future needs for agricultural products, forests and
open spaces. Frohibils uses of lands which are not
gompatible witr farm uses andagricultural land
Applications for most uses, including dwellings, are
reviewed for compatiblity with the Plan designation.
No minimum lo: size requirements for land divisions,
however there are specific review standards for the
creation of new parcels.

) needed to support the naltural resource base consistent

vath the rural character and jevel of services. Recognzes
land designated MA-E pursuant to the 1973 Comprehensive
Plan. Proposed Industrial uses are evaluated to determine
consistency wilh the Plan designation. Existing lavAully
created Industial uses are recognized and allowed
reasonable expansion, subject to certain conditions.

RURAL INDUSTRIAL (R-IND)
ZREER Provides for Industnal uses in the County needed to support
23 the natural resource base consistent with the rural character

and rural level of services. Allows industrial uses which are
primarily resource-related, such as: processing and
manufacture of timber and forest-related products, farm crops
and produce, and minerals and aggregates near the resource
sites, and for the repair of mechanical equipment related to
farm and fores! activities. Proposed new industrial uses are
evalualed to determine consistency with the Plan designation
Existing lawfully created industrial uses are recognized and
allowed reasonable expansion, subject to certain conditions.

AGRICULTURE AND FOREST - 20 (AF-20) — Regional Trafficway / Principal Arterial Routes
- Intended to preserve and maintain agricultural land in _— Primary Roadways

uses consisten| with those included in an exclusive farm

use distnct. Recognizes that certain lands therein may Secondary Roadways

be of "marginal’ use for agricultural and forestry

purposes and provides a process and criteria for Local Roads and other Minor Routes

identifying marginal lands within the Disinct Applications Gravel or Unimproved Roads

for most uses, including dwellings, are reviewed for

compatibilty with the Plan designation R e e S Railroads

Creation of new lots for farm uses requires at leaslt a
20 (twenty) acre minimum lot size. There are specific
review standards provided in the Cede for the creation
of new parcels n the AF-20 Distnict

AGRICULTURE AND FOREST - 10 (AF-10)

"—_'] Retains the area’s rural character and conserves natural
resources while providing for rural residential uses.
This Distnct is applied lo rural lands with sleep

topegraphic chararcteristics where there are limited public

facilties and services. A 10 (ten) acre minimum lot size
I8 normally required for the creation of new parcels.

» 1185 Soot elevation in feet
Urban Growth Boundary
County Boundary
Rvers

Incorporated Urban Areas

AGRICULTURE AND FOREST - 5§ (AF-5) 2 Washington
Retains the area's rural character and conserves natural 1 Cou
resources while providing for rural residential uses. o nty

Intended W recoynice parcelicalion and diverse
ownerships existing at the time of adoption of the
Comprehensive Plan. A 5 (five) acre minimum lot size is
normally required for creation of new parcels.

RURAL RESIDENTIAL -5 (RR-5)
Recognizes rural areas which have been committed of
developed for suburban residential uses with minimum
farm and forest uses. Prohibits mobile homes A 5 (five)
acre minimum lot size is normally required for creation of
new parcels, al'hough divisions of land down to one acre
are allowed In Imiled areas, through precedures

5e #i3

specified in the Community Development Code

RURAL COMMERCIAL (R-COM)
Provides for commercial activities which serve the
convenience gceods and service needs of rural sesidents
while protecting the historic character of rural centers and
the agncultural of forestry character of the area

INDEX MAP M, 8z
L=

The map above shows the locations of the ten indexed maps for the
Washington County Rural Natural Resource Plan. Eachmapisata
scale of 1°60,000 or 1 inch represents S000 feet







RURAL / NATURAL RESOURCE PLAN
SIGNIFICANT NATURAL RESOURCES

(GENERAL DESCRIPTION)

This is a generalized description of the significant resources  Additional information concerning each identified resource is available
from the Washington County Department of Land Use and Transportation.

MINERAL AND AGGREGATE OVERLAY

Protects mineral and aggregrate resources for future use; provides
for the development of utifization of resources currently needed for
economic development, regulates extraction and processing
activities to minimize thair Impact on adjacent

DISTRICT A

Applied only to sites upon which extraction,
processing and stockpiling activites are currently
undertaken and 1o sites which may be utilzed for
such activities in the futuro. Provides regulations
which minimize impacts of resowrce extraction
and processing on adjacent land use

DISTRICT B

Applied to land within one thousand feet of District A
boundaries Regulates the estabishment of new noise
senstive uses which may be aflected by mineral and
aggregate extraction activities. Intended o reduce
conflicting land uses an ensure that future extraction
of minerals and aggregate will not be precluded

by other development.

WATER AREAS AND WETLANDS
- 100 Year flood plain, drainage hazard areas and
ponds, except those already developed

WILDLIFE HABITAT
Sensitive habitats dentified by the Oregon Department
of Fish and Wildlife, and forested areas coincidental
with water areas and wetlands

WATER AREAS, WETLANDS
& FISH AND WILDLIFE HABITAT

Water areas and wetlands that are also fish and
wildlife habitat

SIGNIFICANT NATURAL AREAS

Slites of special importance. in their natural condition,
for thelr ecologle, scientific, and educational value

HISTORIC AND CULTURAL RESOURCES
Histonc Resources described n the Washinglon
County Cullural Resources Inventary, including sites,
structures, objects and bulldings. Historic buildings
and structues are protected by regulations in the
County's Historic and Cultural Resource Overlay
Drstrict

RESOURCE OVERLAP

u Indicates thal more than one significant natural
resource s located on this site. In such cases, the

- provisions of the Plan and Code for each resource
apply

SCENIC RESOURCES

Scenic Routes

Roads identified as excellent scenic roads and those
sections of good scenic roads which offer a vista of
the Tualatin Valley or the Cascade Mountains. Scenic
Routes aiso include those strelches of streams which
are Wdentified as candidate routes for inclusion in the
National Wild and Scenic River system

0 Scenic Views
Viewpoints providing a vista of the Tualatin Valey,
the Cascade Mountains, or other scenic features

Scenlc Features
Land forms, vegetation or waler courses with

aesthetic value to the surrounding area

—_— Reglonal Trafficway / Pnncipal Arterial Routes
—— Primary Roadways
Secondary Roadways
Local Roads and other Minor Routes
— == Gravel or Unimproved Roads
Tt Railroads
x 1195 Spot elevation in feet
———— Urban Growth Boundary
—————————————— County Boundary
Rivers

Incorporated Urban Areas

J 9 Washington
) County

15e+ . e
h -

INDEX MAP 5
— Tl

The map above shows (he locations of the ten indexed maps for the
Washington County Rural Natural Resource Plan Eachmapisata
scale of 1:60,000 or 1 inch represents S0Q0 foet




Exhibit H

Washington County Transportation Plan Maps
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WASHINGTON COUNTY PRE-APPLICANT:

mwowswmmrmou W FVIdW/V\

ROOM 350-14 - S
155 NORTH PIRST AVENUE
HILLSBORO, OREGON 27124
(S03) BA6-2518 fax (SO)B46-4412 - B ———"

%‘5
PLAN AMENDMENT R

PRE-APPLICATION el lvm fv@mi/ o
CONFERENCE 2 -

SUMMARY

PROPERTY DESCRIPTION:

PROCEDURE TYPE Il ASSESSOR MAP NO(S): 2.5 | 2@ [ag >
cro: §© TAXTOT NO(S): 1 e —
SITE SIZE: /IM P

communiTy PLAN: {241 vz ( /i\)ajb,om_p | % S uveg.. AbDRESS: To6725
LOCATION: _m

EXISTING LAND UsE DISTRICT(S): (2. - &

PROPOSED PLAN AMENDMENT: plw dff?‘ g;ﬂw?_‘ﬂh %Mf}m’f—p Pﬂ: o .‘__.

DATE OF mswv&%ommmce | Z_JOO\ PRE-APPLICANT pHONE: 0B - B2 ~ 7327
Wllifs, Pluve elves

APPL UBMITTAL DEADLINE AND OTHER APPUICABLE REQUIREMENTS:

FEBRUARY 1 ) for SPRING/SUMMER HEARINGS AUGUST 15(generalty) for FALLAWINTER HEARING

€ M ?mmnmmGAmmmnumwm A&lﬂt%rmmummzs
AND CORRECTLY, AND HCLUDES THE SPECHFIED FEE DEPOSIT AND THE CONTRACT SIGNED BY THE OWNER AGREENG

ol - TO PAYMENT OF ALL COSTS ASSOCIATED WITH

APPLICABLE POLIC!ES AND REGULAT ' '\_:

AR COMPIEER FFRONEYTORNPIAN OR RURAL/NATURAL RESOURCE CONSIDERATIONS:
oa»oumrecooromcs nv PUCABLE IMPLEMENTING STRATEGIES
UNDER THESE POLICIES: , —r—l 3 R e

TRANSPORTATION PLAN CONSIDERATIONS:
DEMONSTRATE THE FOLLOWING POLICIES AND APPLICABLE IMPLEMENTING STRATEGIES
UNDER THESE POLICIES. | l

STAFF MEMBER:

COMMUNITY, SIDERATIONS (URBAN AREA ONLY):
CONFORMANCE WITH THE OVERVIEW, GENERAL DES! NUMBER(S ,
. THE DESCR OF THE ) /
SUBAREA DESI SCRIPTIONS FOR AREA OF SPE
CONCERN mo SIGNIFICANT Mwm CULTURAL RESOURCK(S) DESI
COMMUNITY DEVELOPMENT CODE CONSIDERATIONS: go
APPLICABLE LAND USE DISTRICT SECTIONS (PURPOSE AND PERMITTED USES): 3% 5

—_— — e
_— ————

PHYSICAL LIMITATIONS OF SITE (SECTIONS 421, 422) 42\

On-site Public Notice Requirement (Rural Area Only): Section 204-1.4 requires the sife to be posted with tice sign and
an affidavit of posting fited within twenty-ome (21) days of applicalion acceptance. - —— o




OTHER CONSIDERATIONS:
State Trnsportation Plannlnn Rule [OAR 660-12-060)

jﬁzﬁﬁbr il - 58

iy hvevs LEMWW

REVIEW AUTHORITY: w-mmning Commission &.V (0 Board of County Commissioners
GENERAL INFORMATION 67 b{' ' L Pﬂ‘m 1’2" ' < [ f{
* PREVIOUS CASE FILES:

OQUTSTANDING CONDITIONS AND VIOLATIONS:

OTHER INTERESTED AGENCIES AND ORGANIZATIONS: / ’ id gﬁ ) LAY

HANDOUTS DISTRIBUTED

PLAN AMENDMENT APPLICATION FORM

PLAN AMENDMENT PROCEDURE SUMMARY

AGREEMENT TO PAYMENT OF FEES FOR APPLICATION PROCESSING
REQUEST FOR STATEMENT OF SERVICE AVAILABILITY FORMS
TRAFFIC IMPACT STATEMENT FORM

DOCUMENTS TO BE SUBMITTED WITH APPLICATION

:

PRE-APPLICATION SUMMARY

g

PLAN AMENDMENT APPLICATION FORM

WRITTEN EXPLANATION, JUSTIFICATION = St vt one. for- ‘-“‘;“.‘H@e Ve aw

FEE CONTRACT (SIGNED)

nle
o BN
o | e

WASHINGTON COUNTY TAX MAP{S) (must be oblalned from Assessment & Taxation Department) 25[ Zg
WELL REPORTSLOGS) FOR SECTIoNs. 22| 25 | ?.‘6] 7‘4‘ 2\E ?JC)E Z\E 20C.

SERVICE PROYIDER LETTERS

PUBLIC WATER (\-( apF!\Ca-fd-@ 2 PARK i

SCHOOL m mﬂsmmAm@;w Jor Trafic Anatysts

1 ere SHERIFF S

SEWER _IZI TRIMET

SEPTIC SYSTEM |:7._:| ODOT - CONTACT Marvzin GIH"I!.&E‘;M N

SURFACE WATER mwj-wﬂp.*ﬁ/\- /
I::l oner P

% 2500
FEE DEPOSIT OF EXCEPT FOR APPLICATIONS FOR ; BU3-120-9200
mmnm#s FROM AF-10 AND AF-5, WHICH REQUIRE
A DEPOSIT $1000. meees M T
ESTEISNOTNGONTHEOO!M‘Y AND MAY NOT
REFLECT THE FINAL COST OF PROCESSING THE APPLICATION.)

[T ] masnmc uisT AnD MAP FOR PROPERTIES IN AN ADJACENT COUNTY  — oAb a o

HoH

i

NAN

d

Muugﬁmunmmmmm 7O COVIR ALL OF THE [SSUES THAT MAY SURFACE IN THE REVIEW OF AN APFLICATION, ADDITIONAL
INFOFMA ¥ BE REQUEED AND IT 55 APPLICANT'S RESPONSERLITY TO PROVEM THE NECESTARY INFDRMA TRON
OREGON LAW ANT WASHING TON COUNTY ORIMANCES AND REGULATIONS. TOPROCESS AN AFRLICATION AS REQUIRID 8Y
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Washington County Traffic Impact Statement
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| A

\n

S ivew a.;? P+ ey Y 3 s, Westlake Consultants
ov.,  WASHINGTON COUNTY Bl £ 1 g3

DopL of Lt tha & Temeposietion LEASE TYPE OR PRINT IN INK
Curren! Planning Services .
168 :;l‘ Avern. £350.13 d3AI3D3 Jpplicant or Applicant's Representative:
Okgcov Pn..(sos)'usam Fax (503) 846-2008 MT"':'H ragee ;W ')’H“(“ C"‘“"/“‘{’
hitp/Awny.co.washington.or.us ADORESS: 35”5 SK’ 54,“!:‘¢ PA oy, SYe /[J
Traffic Impact Statement (T.1.S.) Request - 7",4 acd, OR 97229 :
REQUIRED IF DEVELOPMENT GENERATES 40 A.D.T. OR PM:‘ Number $03 - (8- 0452
MORE (4 OR MORE LOTS - SEE TRANSP. HANDOUT) Owner:
OPT\OLAL. BUT RECOMMENDED IF <40 A.D.T. wag: Scotl Friedman ', FET fnvestmests Lic
| FEE FOR SITE INSPECTION & AitEss S"';"’%{” 4 5 —
REPORT: $350.00 (7/1/06 - 6/30/06) - L Y7304
goy: IonbCouctec Onia:_2-1-07 Phone Number 503 -3462 -7327
cPO _S  Land Use Designation Zoning) /XR=5
Existing Use: . Urban (Inside the UGB) or Rural (outside the UGB)
RR-5 Subacban Regidecksn/ Property Description:
Tax Map(s): Lot Number(s):
Proposed Development Action: Z5) 252D 100

AF-5 A,(l‘:gulllu" - forn",?

Site Size __ 5 Ac

If Residentlal: Total # of Dwelling Units __| ﬁlta Ad:iress _ztgﬁ z(s ::V c:S" A ;° o
Single Fam ] Mulll-Family earest cross street (or directions to site):
o — EXISTING  PROPOSED Jurt uwﬂ_?//—zg_s_, in wert s3de o (LET

If Industrial or Commerciak: ALL PROPOSED ACCESS TO THE SITE MUST

# of 8q. feeV or _ _ BE INDICATED ON A SITE PLAN AND MARKED
gt - - IN THE FIELD WITH A STAKE AND FLAG. (e
K. nz‘mme"pwe'f’s fluorescent Surveyor's ribbon).

# of sq. feet. ' — o List all Roads on which the gite has frontage:

# of students, i Road‘Name Functional Class

employees, 1. M Aevens ol

or members

fors EFabUshmert — 2
‘R oodd Lﬂ-éommn (s e 3,
T.1.S. provides potential' land development applicants with a site-specific list of typical

requirements and public improvements relating to County roads, but does not constitute all
possible requirements. The T.1.S. report must be completed before the applicant submits a Land

Development Application. The completed T..S. report is considered part of a complete
Application for all development that generates 40 A.D.T. (4 or more lots, etc.)

Submit $350.00, this completed request form, an 84" X 11" or 11" x 17" reduced site plan
showing all access points, and an 8%" X 11" photocopy of the current tax map Indicating
all subject properties to Teri Heino, Assistant Planner, in Current Planning Services. ‘

NOTE: Please allow at least 6 weeks for processing.

The applicant may be required to submit an Access Report (to assure safe function of the site's

access) If the project generates >500 trips per day. The applicant will be notified on the
completed T.I.S. if an Access Report is required. |f required, the Access Report must be
accepted by a County Traffic Analyst, (503) 846-7950, before submittal of a Land Development
Application (allow approx. 10 days for review).

Reouesrron TS 6/24/08

Received



Permit Type: TIS

Permit Status: FINAL
Situs Address: 20625 SW 65TH AV TU
Parcel Number: 28125AD0C100
Owner: ASPIDOV, PAVEL & IRENA
Payee:
Applicant: WESTLAKE CONSULTANTS

Address: THOMAS KRUGER
15115 SW SEQUOIA PKWY #150

TIGARD, OR 97224
Description: PRELIM SITE VISIT 20625 SW 65TH AVE
Account Status:

Date: 04-20-2008

Project #:

Permit #: 02024130
Applied: 02/13/2009

Issued:

02/13/2009

To Expire: 04/20/2010

const Type:
Appl. Phone:
Cont. Phone:
Valuation:

LAND
503-684-0652

$0.00

Validated By: TERIH

Payments To
Date:
Account
Balance:

$350.00

$0.00

Amount

- . -

Transaction Date: 02/13/2009 Fees $350.00
Calculated:
ransaction Time: 01:12 PM Additonal 50,00
Fees:
Initials: TLH Fees $350.00
Due:
Trust Account List:
Transaction List: Type Method Description
pPayment Check # 6368

Account Item List:
Fee ID Description

350.00

Current Pmts

1037 Traffic Impact Statement

172.602030.44095

Total Fees:

350.00




Department of Land Use & Transportation
Currant Planning Services
155 N, 1" Avenue, #350-13

f‘m%ﬁa WASHINGTON COUNTY

Hillsboro, OR 97124
Ogggo™ Ph. (503) 845-8781 Fax (503) 848-2908
hitp www. 00 washinglon . or us

TRAFFIC IMPACT STATEMENT #02024130

THIS TRAFFIC IMPACT STATEMENT PROVIDES AN OVERVIEW OF TRANSPORTATION ISSUES AND MAY SERVE AS
THE BASIS FOR TRANSPORTATION-RELATED FINDINGS AND/OR RECOMMENDATIONS TO THE REVIEW
AUTHORITY REGARDING THE PROPOSED LAND USE APPLICATION. ADDITIONAL TRANSPORTATION IMPACTS
MAY BE IDENTIFIED DURING THE APPLICATION REVIEW PROCESS. THIS TRAFFIC IMPACT STATEMENT IS VALID
FOR ONE YEAR FROM THE ISSUANCE DATE; HOWEVER, THE PROPERTY WILL BE SUBJECT TO CHANGES IN
COUNTY REGULATIONS THAT BECOME EFFECTIVE AFTER THE ISSUANCE DATE BUT PRIOR TO LAND USE
APPLICATION SUBMITTAL.

DATE ISSUED: April 20, 2009

RURAL/NATURAL  RESOURCE PLAN ' "

ELEMENT RLANDE

EXISTING LAND USE DISTRICT(S): N N

RR5 (Rural Re ntial 5 ac. min D N B g
N\

ASSESSOR MAP: TAX LOT NUMBER(S): N -

281 25 AD 00100 N ,/J/

SITE SIZE: 5.0 acres o \ —_—

SITE ADDRESS: 20625 SW 65" Avenue.

LOCATION: At the southwes! comer_of the
im_gmbn of SW 65~ Avenue and Inlerstate

Highway 205.
EXISTING  USE:  Nurs n ' ——
business ‘

PROPOSED DEVELOPMENT: Plan
amendment from RR-5 1o AF.5 with
subseguent  development__review for a
contractor's establishment to abale a code
violation {UVO80200).

ITEM | OUTLINES APPLICABLE REVIEW CRITERIA FOR THE PROPOSED PLAN
AMENDMENT. IF THE PLAN AMENDMENT IS APPROVED, ITEMS Il THROUGH XI
OQUTLINE CRITERIA AND FINDINGS FOR ANY SUBSEQUENT LAND USE APPLICATIONS.

. PLAN AMENDMENT CRITERIA:

Pursuant to Oregon Administrative Rule (OAR) 660-012-0060, the following comments
are intended to address the overall transportation system impacts of this plan
amendment proposal. These comments should not be used in conjunction with the
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actual, Immediate, traffic impacts that may be associaled with a request for
development approval of a specific use on this site.

Questions regarding these Plan Amendment Criteria comments should be directed to
Gregg Leion, Senior Planner — Long Range Planning Division, at 503-846-3969.

A

B

The proposed plan amendment wolild change the plan designation on tax lot 100, Map
251 25AD from RR-5 (Rural Residential) to AF-5 (Agriculture/Forest).

Under the current and proposed plan designations of RR-5 and AF-5, a reasonable
worst-case development scenario (for trip generation} would be a retail nursery which
is permitted outright in both land use districts. There is no significant difference in
potential trip generation from the site under a reasonable worst-case development
scenario regardless of whether the plan designation is AF-5 or RR-5.

The Oregon Transporiation Planning Rule (TPR), OAR 660-12-060 (attached)
requires an analysis of the impact of a proposed plan amendment on the planned
transportation system. To address this requirement, the County typically requires a
comparative analysis of a reasonablc worst casc decvclopment of a site under the
current and proposed land use designation. Applicants may be required to provide a
traffic analysis, prepared by a professional traffic engineer, licensed in the slate of
Oregon, which addresses the applicable provisions of the TPR and thal considers a
reasonable worst case development from the fist of permitted uses found in the
Community Development Code (CDC) under existing and proposed land use
designations.

In this instance, since a reascnable worst-case development scenario under either the
existing or proposed plan designations would resull in similar potential trip generation,
it is unnecessary for the applicant o provide a formal traffic analysis. It will be sufficient
for the applicant to address the relevant Transporiation Plan policies as discussed
below and to recognize that the reasonable worst-case trip generation would likely be
based on use of the site as a retail nursery with no appreciable difference in trip
generation under either existing or proposed plan designations. Based on that fact,
there will be no significant affect on transportation facilities, as defined in the TPR and
additional TPR findings will not be required of the applicant.

The proposed plan amendment is subject to the following policies from the County’s
2020 Transportation Plan, which are listed below.

1.0 TRAVEL NEEDS POLICY
IT IS THE POLICY OF WASHINGTON COUNTY TO PROVIDE A
MULTI-MODAL TRANSPORTATION SYSTEM THAT
ACCOMMODATES THE DIVERSE TRAVEL NEEDS OF
WASHINGTON COUNTY RESIDENTS AND BUSINESSES.

This policy requires an analysis of whether the proposed plan amendment is
not expected lo have a detrimental impact on the capacity or level of service
on any of the transportation facilities in 2 reasonable traffic impact area. If
there is no significant anticipated increase in petential trip generation, then
the proposal would not conflict with Policy 1.0

2.0 SYSTEM SAFETY POLICY
IT IS THE POLICY OF WASHINGTON COUNTY TO PROVIDE A
TRANSPORTATION SYSTEM THAT IS SAFE.

Page 206




4.0

5.0

6.0

10.0

19.0

This policy can be addressed by identification of any traffic safety impacts
associated with potential future development on the subject property, Traffic
safety is implemented via the traffic safety regulations set forth in the
Community Development Code and Resolution and Order 86-95.

SYSTEM FUNDING POLICY

IT IS THE POLICY OF WASHINGTON COUNTY TO
AGGRESSIVELY SEEK ADEQUATE AND RELIABLE FUNDING
FOR TRANSPORTATION FACILITIES AND SERVICES, AND TO
ENSURE THAT FUNDING IS EQUITABLY RAISED AND
ALLOCATED.

This policy can be addressed by acknowledgment that payment of the Traffic
Impact Fee when new development occurs will result in collection of funds
that will be applied toward future capacity improvements.

SYSTEM IMPLEMENTATION AND MANAGEMENT POLICY
IT 1S THE POLICY OF WASHINGTON COUNTY TO EFFICIENTLY
IMPLEMENT THE TRANSPORTATION PLAN AND TO
EFFICIENTLY MANAGE THE TRANSPORTATION SYSTEM

This policy can be addressed by demonstrating that significant impacts on
capacity or roadway safety are not anticipated.

ROADWAY SYSTEM POLICY

IT IS THE POLICY OF WASHINGTON COUNTY TO ENSURE THAT
THE ROADWAY SYSTEM IS DESIGNED IN A MANNER THAT
ACCOMMODATES THE DIVERSE TRAVEL NEEDS OF ALL
USERS OF THE TRANSPORTATION SYSTEM.

This policy may be addressed by demonstrating that the proposed plan
amendment will not result in significant increases in trips or travel demand.

FUNCTIONAL CLASSIFICATION POLICY

IT IS THE POLICY OF WASHINGTON COUNTY TO ENSURE THE
ROADWAY SYSTEM IS DESIGNED AND OPERATES
EFFICIENTLY THROUGH USE OF A ROADWAY FUNCTIONAL
CLASSIFICATION SYSTEM.

This policy should be addressed by an explanation of whether the proposed
plan amendment will affect the Functional Classification of SW 65" Avenue
as a result of allowing land uses that are inconsistent with those identified in
the Transporiation Plan.

TRANSPORTATION PLANNING COORDINATION AND PUBLIC
INVOLVEMENT POLICY

IT IS THE POLICY OF WASHINGTON COUNTY TO COORDINATE
ITS TRANSPORTATION PLANNING WITH LOCAL, REGIONAL,
STATE ANDH), FEDERAL AGENCIES AND TO PROVIDE

Page 3 of 6



Vi

VL.

OPPORTUNITIES FOR CITIZENS TO PARTICIPATE IN PLANNING
PROCESSES.

This policy is Implemented by the County through ils public involvement
standards for plan amendments and by application of the Transportation
Flanning Rule to all plan amendmenlt applications.

TRIP GENERATION:

A ITE does nol publish Irip generation data for the proposed use (landscaping
contraclor's establishment),

B. The applicant will be required to provide a trip generation estimate with & land use
applicalion submiltal. The trip generation estimate should also include an analysis of
trips assoclated with taxiot 25125AD00500, located west of the subject property (ref,
Itemn VII. A. below).

FUTURE TRANSPORTATION IMPROVEMENTS IN THE AREA:

A. No near-temn future Washington County-funded transporiation projects have been
identified which would affect the subject property.

B. Clackamas County and/or the Oregon Depariment of Transportation (ODOT) may
have fulure system improvements planned that could affect the subject properly. The
applicant may wish to consult with these agencies prior o submilting a land use
application.

TRANSPORTATION SYSTEM DESIGNATIONS/REQUIREMENTS:

A. SW 65th Avenue (County Road #591) is designated as a 2-3 lane Arterial road per the
2020 Washington County Transportation Plan, requiring 80 feet of nght-of-way (45 feet
from centerling).

B. Interstate Highway 205, which abuts the north fine of the subject property, s
designated as a Freeway per the 2020 Washington County Transportation Plan, and is
governed by the Oregon Depariment of Transportation (ODOT).

RIGHT-OF-WAY DEDICATION:

A. A review of the tax map for the subject property indicates that a variable-width right-of-
way (minimum 20 feel from centerline) currently exisls along the site's frontage of SW
65th Avenue.

B. The applicant will be required to dedicate additional right-of-way to provide 45 feet
from centerline of SW 65th Avenue adjacent to the site.

TRANSPORTATION SYSTEM IMPROVEMENTS:

A. SW 65h Avenue is currently improved to County slandard. No additional
improvements to SW G5th Avenue are necessary at this time, except as may be
required per item [X below.

ACCESS:

Page 4ol 6




A.

Based on a site plan provided by the applicant, the existing access point to the site
from SW 65th Avenue, located near the site's north property line, was evaluated This
access also appears 1o provide the only access to a public road (SW 65" Avenue) for
adjacent taxiot 25125AD00500, located west of the subject property (ref. easement
dedication at Book 830, Page 692).

VIil. SIGHT DISTANCE:

A.

G.

CDC Section 501-8.5. F. and Washington County Uniform Road Improvement Design
Standards (WCURIDS) Section 210.7 require adequate intersection sight distance at a
site's access to a County or public road and at all intersections of County or public
roads, in accordance with the standards of CDC 501-8.5. F.

CDC Section 501-8.5 F.(4) establishes that the required sight distance for an access
to a County road and at all intersections of County or public roads is equal to ten times
the vehicular speeds of the road.

SW 65th Avenue is posted 45 MPH adjacent to the subject site; therefore required
sight distance at the access to SW 65th Avenue is 450 feet in both directions.

Sight distance at the existing access to SW 65th Avenue is currently restncted in both
directions:

1. Sight distance to the north may be adequate qun vegetation and/or tree
removal; however, a bridge railing for the SW 65" Avenue overpass of 1-205
may also be an obstruction.

2. Sight distance to the south is restricted at approximately 350 fest due to a
vertical curve in the road.

Preliminary Certification of sight distance at the site access must be prepared by a
licensed Oregon professional engineer in accordance with CDC 501-8.5.F.(2) through
(7) and be submitted with a land development application. NOTE: NO APPLICATION
WILL BE APPROVED UNTIL ADEQUATE SIGHT DISTANCE IS AVAILABLE AT ALL
INTERSECTIONS ON AND ABUTTING THE DEVELOPMENT SITE IN
ACCORDANCE WITH THE WASHINGTON COUNTY COMMUNITY DEVELOPMENT
CODE.

Upon completion of the of the development, including the improvements identified in
the Preliminary Sight Distance Certification, the applicant will be required to provide
Final Certification of Sight Distance at the access to SW 65" Avenue to confirm that
required intersection sight distance has been achieved. Certification must be prepared
by a licensed Oregon professional engineer in accordance with CDC 501-8.5 F.
NOTE: NO DEVELOPMENT WiLL BE FINALED UNTIL ADEQUATE SIGHT
DISTANCE IS AVAILABLE AT ALL INTERSECTIONS ON AND ABUTTING THE
DEVELOPMENT SITE IN ACCORDANCE WITH THE WASHINGTON COUNTY
COMMUNITY DEVELOPMENT CODE.

Periodic trimming of vegetation will be required to maintain adequate sight distance.

IX. TRANSPORTATION SAFETY REVIEW AND IMPROVEMENTS:

A.

If the proposed use will generate more than 200, but less than 500, average daily
vehicular trips (ADT), a "Traffic Safety Review” will be conducted by the County Traffic
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X.

X1,

Engineer in conjunction with any land use application review for this development
pursuant to CDC 509-8.3 C.

If the proposed use will generate 500 or more average daily vehicular trips (ADT), a
traffic analysis evaluating and making recommendations for traffic safety must be
prepared by the applicant and submitted for review by the County Traffic Engineer in
conjunction with any land use review application for this development.

C. The County Traffic Engineer may establish requirements for additional developer-

provided safety improvements, potentially including off-site improvements. ALL
REQUIRED IMPROVEMENTS MUST BE COMPLETED PRIOR TO OCCUPANCY
OF ANY PROPOSED DEVELOPMENT.

TRANSPORTATION IMPROVEMENT PERMITS:

A,

If land use approval is granted for the subject development proposal, the applicant
shall obtain an necessary permils from the Washingten County Depariment of Land
Use and Transportation for any work to be performed within the public right-of-way,
such as any modifications to the existing access (including removal of vegetation or
other obstructions to obtain adequate sight distance).

The eastern half of SW 65" Averue is under Clackamas County jurisdiction. Upon
acceptance, a copy of a complete development application will be routed to
Clackamas County for comment. Depending on the extent of any work required within
the right-of-way, Clackamas County may also require permits.

Interstate Highway 205 is under ODOT jurisdiction. Upon acceptance, a copy of a
complete development application will be routed to ODOT for comment. If land use
approval is granted for the subject development proposal, obtaln any necessary
permits from ODOT. It is advisable for the applicant to contact the ODOT Region 1
Development Review Coordinator for preliminary comments and requirements prior to
application submittal:

Seth Brumley

apaT

123 NW Flanders Strast
Portland, OR 87209-4037
{503) 731-8234

WAIVERS:

A.

In accordance with Community Development Code (CDC) Section 501-8.9 for
Collector & Arterial roads, sign and record a waiver of the right to remonstrate against
the formation of a local improvement district (LID) or other mechanism to improve the
base facility of SW 65th Avenue to County standards between Interstate Highway 205
and SW Norwood Street.

02024130 doclth 42002008
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155 N. First Ave., Suife 350-13
Hillsboro, OR 87124 |

02/09/2008 15:03 FAX 5038462710 WA COUNTY SHERIFF @oo1
82/85/2e89 14:21 5836240157 WESTLAKE CONSULTANTS PAGE  @2/82
URiGi 4,
é —_ PRE-APPLICATION DATE:
WASHINGTON COUNTY |' ggﬁ%&@& RETURNDHSFQRUTO: |
prirfobmrimenyd Lylos | company: Westle e Cosalbnhy Jne :
I

S

| CONTACT: Themny Kruger _ _ _ _
| ADDRESS: 1S54/ 5 SW Sequeta Phwy, Ste 150

Ph. (503) 846-8761 Fax (503) 3462008 | T23acX, 2R 77224 |
www.co.washington.or.us LPHOWE S503-G8y-0652  __ . _|
OWNER(B): Scet¥ Friad wman)
REQUEST FOR STATEMENJr NAME® 7‘2 T javert ety LLC
OF SERVICE AVAILABILITY|FOR ADDRGSS: 5900 Daflas Huy
SHERIFF OR POLICE SERVICES - Zalem, OR Y730¥
) . o~ Propeny Desc.: Tax Map(s): Lot Numbarial
v S 100
K. WASHINGTON COUNTY SHERIFF ~
| StoSize: S g
Sha Addrass: _2.2&2.5 4 SW e Ave

Nearest cross or direotions Lo elte):

: mizysﬁ—izo.s :3°£:£,>o!e¢és"
|

PROPOSED PROJECT NAME: _(Sreeni T htmb Llandscapios, CPA/EC

PROPOSED DEVELOPMENT ACTION: muvicrusiT REVEN. SUBOVEION, MNOR PRRTITION, SPECIN. USE)

C@d,f“-a-l >"¢ ?/ﬂﬂ\. Aﬂln‘ldl-‘" 4‘ ‘bnl C"\ﬂa)'e :

EXISTING USE: RR-S_(Ruaral Reg'srtl)  PROPOSED USE: AF-S [ Ag/Fererdey)
IF INSTITUTIONAL:

IF RESIDENTIAL: IF INDUSTRIAL/COMMERGCIAL:

no.oFpvEumGa s 1 TYPEOF USE: NO. 8 FT.

SWNGLE P, | snrae_ NO.OF SO FT. (GROSS PLOOR AREA) NO. STUDENTS/EMPLOYEES/MEMBERS:
?L'.-.'.:.' gt KX, _ OO KA, NN, XN, F R iy N Ry N RS i g Ky RN AR ¥ KA, X T -".‘-'—r
b #**ATTENTION SERVICE PROVIDER*™** A
|, PLEASE INDICATE THE LEVEL OF SERVICE AVAILABLE TO THE SITE (ADEQUATE OR INADEQUATE), )
' RETURN THIS COMPLETED FORM TOITHE APPLICANT AS LISTED ABOVE. !
I, (Do NOT ratum thia form to Washington Gounty. The applicant wil submit the completed form with their Land

u_Pevelopment Aopfication submital). '
.—-.;:-.-.=-.1-.-.:=:-.-.-=.'.-.=='.r'=.°.:=-_:=:1 SrtEIAEMLIERAIERIT =TI T it = ur =

[[] service LEVEL 1S ADEQUATE TO SERVE THE PROPOSED PROJECT. (Use additional shasts i necessary.)
Hmemnmm-m.amm?amWmmmumwmumuowmnmm

Service level is adeguate for gmergency calls enly. Cuirantly, the base leve! of
police Service in Washington County is .50 officer per 1,000 population. The
Enhanced Sheriff's Patrol District (ESPD) has increased the level to 1.0 officer
per 1,000 population in specifled areas.

lfastcon T Yidhnsy Joh ol [l s oo 2-9-57

[[] SERVIGE LEVEL IS INADEQUATE TO SERVICE THE PROPOSED PROJECT, v
If tha prasent or lutre service leve! I inadequale; ploase provids nfermation documenting your inublily to provida en adequate lavel of
sandca. Plaase also provide information mgarding whalher the usa of nltamativa means can ba amployed o provide an adoquals seivioa
tovel. Documenintion of adacuacy snd aternatives to Frevida an adequate servics lavs! may Include but not be |imitad to tha fallowing:

1. Coniracting with private agancy, 2. Canlracting withiother pubile egancys 3, Impa=t faes; 4, Any combinalion of thess of othar allérmatives.

BIGNATURE: PCEMON: DATE:
Satvice Pro Shenll

1211708
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\

PRE-APPLICATION DATE: ___
WASHINGTON COUNTY | wwm |
Dept of Land Use &Tra-nSD ' COMPANY: w“" l‘&‘ Qo_'[v /‘l-é’ ’u &, l
a0 DevanTuee S | CONTACT 7 Jioms T
156 N, First Ave., Suita 350-13 | ADDRESS: 154/ 5 SW s’_‘"‘ 770 |
;:"?5'3;;\34;3;;1' Fax (503) 8462008 | fgard OR 97429 l
wAvW.co.washington.or.us lo_"".?."E ...5‘2.3.‘_:_; 9_’?425_1 ______ ‘
REQUEST FOR STATEMENT el 4 e D
OF SERVICE AVAILABILITY FOR ADDRESS: Y900 Dafler Kwy
SCHOOLS Safem PR F732%
PHONE: .
Property Dese.: T . Lot Number(s):
T16A%D ) TRALATIN it 1517 S S
SCHOOL DISTRICT NO.: o
Site Be; __ S Ae

Site Asorans:_2 0025 SW 65" Ave.
N oathog TABE0 R Wt 11he o5
PROPOSED PROJEGT NAME: (areen 7 htimb Landacapias CTA /2L
PROPOSED DEVELOPMENT ACTION: meviioswenr Riview, wnwm:mm'-mm mm
nprebhgnrive Plon May Amoad ment & Tort Changt
DXISTING USE: RR*S [Rural Res?Aaskral ) PROPOSED UsE: AF-5 Fore ks

IF RESIDENTIAL: IF INDUSTRIALVCOMMERCIAL! IF INSTITUTIONAL:
W oroweumsuns__J TYPE OF V3 fas RO.8C. FT,
enGLEFAM,__ [ MADPAM_____ NO.OF 60, FT.(GROSS FLOORARBA) NO. STUDENTIEMRLOYEEWMEMBERS:

. *+*ATTENTION SERVICE PROVIDER*"*~ o
I PLEASE INDICATE THE LEVEL OF SERVICE AVAILABLE TO THE SITE (ADEQUATE OR INADEQUATE). |
‘| RETURN THIS GOMPLETED FORM TO THE APPLICANT A8 LISTED ABQVE !
I} (Do NOT retum this form te Washington County  The applicant will submit the completad form with their Land I
“ Development Applicaton subrmitan. !

:‘_-..11‘\\:2::11&.‘.‘..—.'_'.-'.'.G'.‘.'.—-°.1='.'. —3 33 11% I31 31 S 383 % 131 S3% R U
[E}snwcs LEVEL IS ADEQUATE TO SERVE THE PROPOSED PROJECT, (Use additionai sheets if necessary.)
Please ndicate what Improvements, of rvizions o the propotal are needdd & yau to provide 240qUale service to 1he projoct.

MWMML POSTION: ﬁh:e,-c {:"\‘MQ";& 09{, cate: “f/‘l/(?‘l L

[[] sERVIGE LEVEL 18 INADEQUATE TO SERVICE THE PROPOSED PROJECT.
1 tha prozent or Riture service leve! s inadequirte, please provide Information documenting yeur Inably & provido an adegusta lavol of
pervics. Addttonally, provide information reganiing whather the uss of altemeSve mesns can ba eMmpioyed 1o provida an adequate sorvicn
nml Pasvmantion of sdeauaey 2nd samafvas 10 DOVIOS on 20asUa1s senvice leval may Incude but nol ba imifed 1o Ine falioning:

1. Amaunt o! ponded ndobtudnesy, 2. Use of doutie shilfting: 3. Extenced achao] panicds: 4. Bussing 10 UndendGizad feclitios, &, Yearatound
pchont A Conntruction of new faciies: 7, Portable Clessrooms: B, Impact Foas: 8. Ay combinalion of !rese Or other ahemalives.

SIGNATURE: POSMON: DATE:
Sorvion Mo Gehools 1279003
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' OREGON

Date: 4 13 149

Washington Caunty School District Service Analysis

RE: Plan Amendment, changing from RE-5 1o AF-5 | 285 1 25AD tax et 100 .

(land use dletiet) (map locatlon)

Dear Washington County School District,

The Weshington County Department of Land Use and Transportation requires a format detailed analysis of
certain Public Services to determing any adverse impact on those sernvices by the above plan amendmaent.

In ordrr {o provide sufficient Information for the staff's impeact evaluation. vour response to the following questions,
in addition to the standard "Servica Availability Statemert”, is required,

1. What is the locztion (In miles from the narcel(s) referencad above) of the nearest sohools that would provide
education services to futurs rasaidents of the parcel(s) sbove?

2.6 wmiles -fv—o»\, Hyyrom é.'l-em..) 4,01/ /wq,;,ler Vchow\. f‘\l‘a:’d brook Hg)
2eFH marles -F?Om Tleam ) bm .S

2. Iz ous tramsportation orovided for students that would be located on the parczl(s) lisied above?
Ve &

3. What are the namss of the existing school faciliies in your district, current enroliment of those schoolg, and
maximum studaent eapacity for each schoot that would serve the parcel(s) listed above?

Byrom Elem = FOO 5 Haz=lbwok MS= 000 )
Tualotha HS.= )00
4. Wil the agdition of (___) future singla farally dwellings cause any saricus impact on tha current

educstional services pravided?

MO
Thank you for providing the additional information for the plan amendment request.

SIGNATURE: _fmaits, X, [Map Dl OATE ¥[3 /09
POSITION; {h t'e{f- Finone '%_Q_ng_ge v

FASHARED\PIng\WPSHAREWP]ap Amendmontd\MastenMice formsischool questions.dac

Department of Land Use & Tranaportation ¢ Plarming Division
155 N. First Avenue, Sulte 250.14. Hilisboro, OR  97124-3072
phone: (503) 8453519 ¢ fx: (503) B46-4412
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o

- ey L |
:’ ] - o -. A4,
”FE_'”_EUEAIE@E‘LE;_ e
WASHINGTON GOUNTY | Sardos Provitor: PLEASE BETURN THI FORMTO. |

Depl. of Land Use & Transp. condpater: kel e vhtnd e Camy H_‘AF T I
Land Davelopment Services I u ytlake Comgultants Ine _ |

%&l 165 N. First Ave., Suile 350-13 | CONTACT: “T Frowmays Kneger

Hillsbora, OR 97124 | ADDRESS: }_HI SW Sequaio F P y 5% is0]

Ph. (502) 8468761 Fax (503) 846.2508 | Pryneet ok g229 |
httg:fwaw coowashington or.us |_PHONE: 50 _5 _f;. g4 :,r__a 2 5_ 2 |
REQUEST FOR STATEMENT e j;;;:‘*‘ ff::j:*;_; e
OF SERVICE AVAILABILITY ADDRESS: Y900 Dalles Py
. Sa ',I" m BR 97304
- PHOME:
WATER DISTRICT: Froparly Dese. Tax Maplsk Lol Mumbars}:
K FReoisTRICT: T VFR 251 23 AD oo
[0 TRI-MET )
TUALATIN HILLS PARK & REC. DISTRICT SlteBlze: = £ &
g CITY OF Site Addrass: 20625 SW &5 Ave &
Nﬂaraa! orass streel (or dreclions Lo sila):
[1 CLEAN WATER SERVICES Juet south o I :ms i et ,m’e o ST

PROPOSED PROJECTNAME _ T ried man C£PA [/ 2C

PROPOSED DEVELOPMENT ACTION: ieveLorugsr agview, SUBDMSIN, RARTITICH, SFECLAL USE)
(d'“ﬂ’ﬂ'!“""f""fr Pfﬁ.ﬂ /4-'" laﬂfﬂ;ﬁ;n"&‘/j Eoe ﬁflln.njf_
EXISTING USE: RR-5  Suburban Resi dsrboal  pROPOSED USE: AF-5 Aq/ﬁrcr:‘r;-r

|I (Og NOT return this form 1o Washingion County, Tha applicant will submil the complated form wilh their Land :
" Development Application submillal), |

e e L T L R L R A R AL AR AV R T R R L T T T T SR A e S A

SERVICE LEVEL IS ADEQUATE TO SERVE THE PROPOSED PROJECT.
Pleara indlcatn whil imgrevemanis, o tylalans e Ihe progoesal ore neaded fr you Lo provide adequata sardes Lo this projest,

The Fre Distret e perlonine |+ equip Mew b (A e Grea Thak cer tn
reepond b an fmmg&ata ~

SIGMATURE: _Eﬂnh })l\ Ahﬂ POSMON; D FM oATE! L‘Irjjjﬂﬁ :

D SERVICE LEVEL 15 lNADEnI.FATE TO SERVICE THE PROPOSED PROJECT.
Plazzo Indlzals why he serdca Bevel |s nsdagquela

IF RESIOEMTIAL: IFINDUSTRIALCOMMERCLAL: IF IMSTITUTIONAL:
W OF DWTLLG UNIT5!'r— TVPE OF LISE: B, S0L AT,
SINGLE FaM ! LI R BT MO OF SOUFT. (CROSS FLOOR ARERY MHOL STUDENTSE MPLOYEESadfMnEns:
l-;-..—;'.?_'.".-l-.-.'—‘.'z‘h'_' e e i e e R R R Ry T O
*ATTENTION SERVICE PROVIDER®**** )
II PLEASE INDICATE THE LEVEL OF SERVICE AVAILABLE TO THE SITE (ADEQUATE OR INADEQUATE), l
i RETURN THIS COMPLETED FORM T0 THE APELICANT AS LISTED ABOVE, i
|

SIGNATURE: FOSITION: DhATE:;
SecdenT TR0
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_WASHINGTON COUNTY
OREGON

Date: _ij_a_/_o_
Washington County Fire District Service Analysis

RE: Plan Amendment, changing trom RR*S 10 AF-5 | 23128ADraxiot 100
(land use disirict) (map &xcalicn)

Fira District: WFR

Dear Washington County Fire Dislrict,

The Washington County Dapartiment of Land Uss and Transpornalion requires a formal dotaled annlysis of
cerlain Public Sarvices to dsterming any adverse impac? on 1hose services by 1he above plan amendment

In order to provido sulficient Information tor the stail's impact evaluation, your response lo the [ollowing queslions,
in addilion o the standard “Service Availablity Statement”, Is required,

1. What is the location (in miles from the parcei(s) relerenced above) of the lire station?

APPVOX-\ W\‘M 4’”‘1185

2. What will be the average emergancy rasponse lime to the paicsl(s) referenced above?
[ess Them Sin MoAles.

3. What I8 the total number of persorinel and squipmeni available lor an Inlllal attack on fire spread al the
parcel(s) relerenced above?

: . 4
2 En fnes I Cllef- Copman 0
I Wéct\ Che / Emc»},._v RAJ’)MDQ,/{
4. WIill the addition of {____) single family dwellings cause any sericus impact on the curren! services
provided? ’

Ao

Thank you for providing the additional infermation for he plan amendment request.

sianaTuRe:_Nans ¢ /Q/S/ oate:_7/3/09
POSITION: vao:g Rve ¢fing b

QLUTDATASHAR ED\PIngIWPSHAREWFfan Amendmants\MastariMise lormaliire questions.doc

Department of Land Use & Transportation » Planning Division
155 N. First Avenue, Suite 150-14, Hillsbore, OR  97124-3072
phone: (503) 846-3519 « fax: (503) 846.4412
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Title Information



(@) Lawyers litle

IN

SURANCE CORPORATI

Washington (OR)

ON

Owner : Fgt Investments LLC Parcel Number : R0535200
CoQOwner : Ref Parcel # 1 28126AD 00100
Site Address  : 20625 SW G65lh Ave Tualatin 97062 T:028 R:01W S:25

Mail Address  : PO Box 3370 Tualatin Or 97062

Telephone :

QWNERSHIP INFORMATION

Transferred : 09/28/2007
Document #: 104626

Sale Price ::$650,000

Deed Type : Contract of Sale
% Qwned :100

SALES AND LOAN INFORMATION

Loan Amount
Lender

Loan Type
Iriterest Rate
Vesting Type

» Corporation

FROPERTY DESCRIPTION ASSESSNENT AND TAX INFORMATION
Map Page Grid : GBS H5 Mict Land 1 $505,000
Census Tract 1 321.05 Block: 3 Mkt Structure - $123,290
Neighborhood : SEWC Mkt Total 1 $628,290
School District = Tigard %Improved 20
Subdivision/Plat . M50 Total : $230,240
Class Code : MhG _ Levy Code . 02314
Land Use : 4012 Res,Rural,Not Spec Assd, Improved (B-09 Taxes - $3,163.48
Legal 1 ACRES 5.00 Millage Rate :13.7320
PROPERTY CGHARACTERISTICS
Bedrooms :3 Lot Acres :5.00 Year Built @ 1994
Bathrooms : 2.00 Lot SdFt  :217.800 EffYearBIt : 1994
HealMethod Forced BsmFin SF Floor Cover ; Caipet
Pool : BsmUnfinSF: Feundatien : Cancrete Flig
Appliances : Bldg SgFt : 1,620 Rodf Shape :
Dishwasher : 1stFItSF ;1,620 Roof Mat!
Hood Fan UpperFISF : InteriorMat :
Deck tYes Porch SgFt @ 1 RPaving Mall :
GarageType: Atlic SgFt Ex! Finish  : Hardboard
Garage SF : Deck SqFt : 140 Const Type : Wd Studishtg

This tile information ias been furnished, withoul charge, in conlormance with the guidelines approved hy the Slate of Qregon Insurance
Commissioner. The Insurance Division cautions intermediaries that this service is designed to benelil the dllimate insurads. Indiscriminate use
only benefiting inlermediaries will not be permitted. ‘Sald services may be disconfinued. No liahility is assumed for any errors in this reporl.

Infonnatlon is deomed reliable bul not guaranieed
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Washlnglon County, Oregon .
OEJIZBIZI] D7 19:13:47 AW 2007 1 04626

0

Goi=t 8tn=7 I GRUNEWALD
520 08 $5,00 $11.00 $050; Uﬂ Total ES&HB 1k}
Seller:
Pavel Aspidov-& Irenn Aspidov
12936 SE Wellington Ct.
Portlnnd,Oregon 87236 ! L Richard Hdbernlr.hl Olrularnl Au'rammi l.nd
2 . Texatlon ond Ex- Dnlclo County Clerk for Washinglen

County, Oragor, do heraby cedtify thut the withia

. Inetrumani of wiling wERCHIVEG
Buye;. buak g rscorda of sald coy, 119 gorsedin Ura
FGT Investments, LLC, iehard HobamiehL .

. e - T ] cha elremichl, Qiractor of Aqe
an Oregon-Litnited Liabality Company Taxstion, f1.0ffcla Cmm('y euartanl and
4400 Dallas Hwy :

Salem, Oregon 97304

After recording retorn to:
Richard Speight, JC

2416 SW 5" Ave.

Portland, OR 9720

Unti) a change is requested,
all tax statements shall be sent
to the following address:

FGT Investmenty, LLC,

an Oregon Limited Llability Company
4400 Dallas Hwy

Salem, Oregon 97304

WASHINGTON COUNTY

REAL PROPEATY TRANSFER TAX
$eSp.90  HU-2R-Qf
FEEPAID DATE

MEMORANDUM :OF CONTRACT OF SALE
DATED: September 17, 2007 effective September 1, 2007

BETWEEN: Pavel Aspidov, and
Irena Aspidov, Husband and Wife, ("Sellex™)
12936 SE Wellington Ct.
Portland,Oregon 97236 .

AND: FGT Investrenits, LLC, o
an Oregon Limited Liabitity Company ("Purchaser")
4400 Dallas Hwy
Salem, Oregon 27304

Pursuant -to a Contract of Sale dated this same date, Seller sold to Purchaser Seller's
interest in that certain real property in Washington County, Oregon, more particularly described
in the attached Exhibit A. If not earlier paid, all amounts owed under the Contract of Salc shall
be due and payable on September 30, 20014, The true and actual consideration for (his
conveyance is $650,000.00.

Property Tax Account No. R535200

Subject to:  The rights-of the public in and to that portion of the herein described property
lying within the limits of street, roads and highways.

Limited access as set forth in.decree entered In Clrcuit Court, Multnomah

" County, in favor of the State of Oregon, by and through its Department of
Transportation, Highway Department, which provides that no right or
easement of right of access to, from, or across the State Highway othar than
expressiy provided therein shall attach to the abutting property,

Page 1 of 3 — Memorandum of Lund Sale Cantract




Flled : June 26, 1969
Case No. : 30-507

An easement disclosed by instrument,
Recorded : October 4, 1972

As : B'890; P 691

In favor of ; Adjacent property awner
For : Roadway

An easement disclosed by instrument,
Recorded : May 12, 1975

As : B 1022; P 867 & 868

In-faver of ; Portland General Electric Company
For : Electric power lines and appurtenances

BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON
TRANSFERRING.FEE TITLE SHOULD INQUIRE ABQUT THE PERSON'S RIGHTS, IF
ANY, UNDER CHAPTER 1, OREGON LAWS 2005 (BALLOT MEASURE 37 (2004)), THIS
INSTRUMENT DOES NOT ALLOW USE OF THE PROPERTY DESCRIBED IN THIS
INSTRUMENT IN VIOLATION OF APPLICABLE LAND USE LAWS AND
REGULATIONS. BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON
ACQUIRING FEE TITLE TO THE PROPERTY SHOULD CHECK WITH THE
APPROPRIATE CITY OR COUNTY PLANNING DEPARTMENT TQ VERIFY
APPROVED USES AND, TO DETERMINE ANY LIMITS ON LAWSUITS AGAINST
FARMING OR FOREST PRACTICES AS DEFINED IN ORS 30.030 AND TQ INOUIRE
ABOUT THE RIGHTS OF NEIGHBORING PROPERTY OWNERS, IF ANY, UNDER
CHAPTER 1. OREGON LAWS 2005 (BALLOT MEASURE 37 (2004))."

THE PROPERTY DESCRIBED IN THIS INSTRUMENT MAY NOT BE WITHIN A
FIRE PROTECTION DISTRICT PROTECTING STRUCTURES. THE PROPERTY 1S
SUBJECT TO LAND USE LAWS AND REGULATIONS, THAT, IN FARM OR FOREST
ZONES, MAY NOT AUTHORIZE CONSTRUCTION OR SITING OF A RESIDENCE AND
THAT LIMIT LAWSUITS AGAINST FARMING OR FOREST PRACTICES AS DEFINED
IN ORS 30,930 IN ALL ZONES. BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT,
THE PERSON TRANSFERRING FEE TITLE SHOULD INQUIRE ABOUT THE PERSON'S
RIGHTS, IF ANY, UNDER ORS 197.352 (MEASURE 37). BEFORE SIGNING OR
ACCEPTING THIS INSTRUMENT, THE PERSON ACQUIRING FEE TITLE TO THE
PROPERTY SHOULD CHECK WITH THE APPROPRIATE CITY OR COUNTY
PLANNING DEPARTMENT TO VERIFY APPROVED USES. THE EXISTENCE OF FIRE
PROTECTION FOR STRUCTURES AND THE RIGHTS OF NEIGHBORING PROPERTY
OWNERS, IF ANY, UNDER ORS 197.352 (MEASURE 37). TF THE PROPERTY
DESCRIBED IN THIS INSTRUMENT IS SUBJECT TO SPECIAL ASSESSMENT UNDER
ORS 358.504, ORS 358.515 REQUIRES NOTIFICATION TO THE STATE HISTORIC
PRESERVATION OFFICER OF SALE OR TRANSFER OF THIS PROPERTY,

Page 2 of 3 - Memovandum of Land Sale Contract




IN WITNESS WHEREQF, the Sellers have caused this memorandum to be executed as
of the day and year first above written,

Jlena Aspjldov’

STATE OF OREGON )
) ssi
County of Multnomah )

This instrument was acknowledged before moe on September 17, 2007, by Pavel Aspidov,

and Trena Aspidov.
/’6&1 PubM /6?%011

OFFACIAL SEAL |
JOYCE SPEIGHY
\ NOTARY PUBLIG - OREGON
K COMMISSION NO, 410001
MY COMMISSION EXPIRES NOVEMBER 21, 2010

Page 3 of 3 — Memorandum of Land Sale Contracl

.




EXHIBIT A
LEGAL DESCRIPTION

A tract of land situated in Section 25, Township 2 Scouth, Range 1 West, of the Willamette
Meridian, in the County of Washington and State of Oregon, more particularly described as
follows:

Begirning at a point that is North 495 feet and West 268.53 feet from the East one-quarter
corner of Scction 25, Township 2 South, Range 1 West, Wiltamette Meridian, Washington
County, Oregon, said point being West 268.53 fect from the Southeast corner of that tract of land
conveyed to Marvin C. Livermore, by Deed recorded September 7, 1977 in Book 1197, Page
775; running thence West 495 feet North of and parallel to the South line of the

Northeast one-quarter of Section 23, 352 feet, more-or less, to the Southeast corner of that
certain tract of land conveyed to Wallace W, Skaggs, et ux, by Deed recorded October 4, 1972,
in Book 890, Page 691; thence North 0°25' 24" West 369.2 feet to a five-cights inch iron rod in
the Southerly right-of-way line of the East Portiand Freeway (I 205); thence Northeasterly and
Easterly along the Southerly line of said freeway to a point of intersection with the centerline of
Southwest 65th Avenue; thence South 265 feét, more or less, along the centerline of Southwest
G5th_Avenue to a point 55 feet North of the Northeast eomer of that tract of tand conveyed to
Donald G. Dunbar, €t ux, by Deed recorded January 30, 1968 in Book 679, Page 78; thence
running North of'and parallel to the North line of said Dunbar Tract and the Westerly extension
thercof, West 250 feet; thence South 142 feet, more or less, to a-point on the North line of that
tract of fand conveyed to Marvin C. Livennore, by Deed recorded September 7, 1977 in Book
1197, Page 775; thence Westerly following the North line of said Livermore Tract to the
Northwest comner thereof; thence South 87.27 feet to the true point of beginning,




Exhibit M

Clackamas County Zoning &
Development Ordinance Section 309; RRFF-5 District



CLACKAMAS COUNTY ZONING AND DEVELOPMENT ORDINANCE

309 RURAL RESIDENTIAL FARM/FOREST 5-ACRE DISTRICT (RRFF-5)
(12/20/07)

309.01 PURPOSE

This section 1s adopted to implement the policies of the Comprehensive Plan for
Rural areas.

309.02  AREA OF APPLICATION
Property may be zoned RRFF-5 when the site has a Comprehensive Plan designation
of Rural; the criteria in Policy 11.2 of the Rural section of Chapter 4 of the
Comprehensive Plan are satisfied; and the criteria in Section 1202 are satisfied.
(4/13/06)

309.03  PRIMARY USES

A. One detached single-family dwelling, residential home, or manufactured
dwelling. A manufactured dwelling shall be subject to Section 824; (4/13/06)

B. Current employment of land for general farm uses, including:
1. Raising, harvesting, and selling of crops; (4/13/06)

2. Feeding, breeding, selling, and management of livestock, poultry, fur-
bearing animals, or honeybees; (4/13/06)

3. Selling of products of livestock, poultry, fur-bearing animals, or
honeybees; (4/13/06)

4. Dairying and the selling of dairy products; (4/13/06)

5. Preparation and storage of the products raised on such lands for man's use
and animal use; (4/13/06)

6. Distribution by marketmg or otherwise of products raised on such lands;
and (4/13/06)

7. Any other agricultural use, horticultural use, animal husbandry, or any
combination thereof; (4/13/06)

C. The propagation or harvesting of a forest product; (4/13/06)

D. Public and private conservation areas and structures for the conservation of
water, soil, forest, or wildlife habitat resources; (4/13/06)

309-1
Last Text Revision 12/20/07



CLACKAMAS COUNTY ZONING AND DEVELOPMENT ORDINANCE

Fish and wildlife management programs; (4/13/06)

Public and private parks, campgrounds, playgrounds, recreational grounds,
hiking and horse trails, pack stations, corrals, stables, and similar casual uses
provided that such uses are not intended for the purpose of obtaining a
commercial profit; (4/13/06)

Bus shelters under the ownership and/or control of a city, county, state, or
municipal corporation, subject to Section 823; (4/13/06)

Utility carrier cabinets, subject to Section 830; (4/13/06)

Wireless telecommunication facilities listed in Subsection 835.04, subject to
Section 835. (3/14/02)

309.04  ACCESSORY USES

A.

E.

F.

Uses and structures customarily accessory and incidental to a primary use;
(4/13/06)

Home occupations, including bed and breakfast homestays, subject to Section
822; (4/13/06)

Produce stands, subject to the parking requirements of Section 1007;
(4/13/06)

Signs, subject to Section 1010; (4/13/06)
Guest houses, subject to Section 833; (4/13/06)

Family daycare providers. (5/22/03)

309.05  USES SUBJECT TO REVIEW BY THE PLLANNING DIRECTOR (3/14/02)

The following use may be approved by the Planning Director pursuant to Subsection
1305.02: (3/14/02)

A.

Wireless telecommunication facilities listed in Subsections 835.05(A)(2) and
(3), subject to Section 835. (3/14/02)

309.06 CONDITIONAL USES

A.

The following conditional uses may be allowed subject to review by the
Hearings Officer pursuant to Section 1300. Approval shall not be granted
uniess the proposal complies with Section 1203 and any applicable provisions
of Section 800. (5/22/03)
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1. Churches, subject to Section 804; (5/22/03)

2. Schools, subject to Section 805, except as restricted by Subsection
309.07(E); (4/13/06)

3. Daycare facilities, subject to Section 807; (5/22/03)

4. Cemeteries, subject to Section 808; (5/22/03)

U

. _Service and recreational uses that exceed the limits of Subsection
309.03(F), subject to Section 813; (5/22/03)

6. Operations conducted for the exploration, mining, and processing of
geothermal resources, aggregate and other mineral resources, or other
subsurface resources, subject to Section 818; (5/22/03)

7. Sanitary landfills and debris fills, subject to Section 819; (5/22/03)

8. Hpydroelectric facilities, subject to Section 829; (5/22/03)

9. Bed and breakfast residences and inns, subject to Section 832; (5/22/03)

10. Composting facilities, subject to Section 834; (5/22/03)

1 1. Wireless telecommunication facilities listed in Subsection 835.06(A),
subject to Section 835; (5/22/03)

12. Kennels, provided that the portion of the premises used is located a
minimum of 200 feet from all property lines; (5/22/03)

13. Aircraft land uses; (4/13/06)

14, Commercial recreational uses that exceed the limits of Subsection
309.03(F); (5/22/03)

15. Commercial or processing activities that are in conjunction with timber
and farm uses; (11/30/06)

16. Home occupations to host events, subject to Section 806. (11/30/06)
309.07  PROHIBITED USES
A. Uses of structures and land not specifically permitted; (4/13/06)

B. Except as approved pursuant to Subsection 902.01(B)(4), a subdivision or

309-3
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partition within the urban growth boundaries of Sandy, Molalla, Estacada, and
Canby resulting in the creation of one or more lots or parcels of less than 5
acres in size; (4/13/06)

C. A subdivision or partition within the Portland Metropolitan Urban Growth
Boundary resulting in the creation of one or more lots or parcels of less than
20 acres 1n size; (4/13/06)

Subdivisions in areas defined as Future Urban in Chapter 4 of the
Comprehensive Plan; (4/13/06)

o

E. Schools within the areas identified as Employment, Industrial, and Regionally
Significant Industrial on the Metro Region 2040 Growth Concept Map.
(4/13/06)

309.08  DIMENSIONAL STANDARDS
A. Purpose: The dimensional standards are intended to: (4/13/06)

1. Provide for and protect the unique character, livability, and scetnc quality of
rural areas of the County; (4/13/06)

2. Provide for fire safety and protection of all siructures;
3. Protect the privacy and livability of dwellings and yard areas; and

4. Preserve, within urban growth boundaries, large parcels of land for future
development at urban densities.

B. Minimum Lot Size: New lots of record shall be a minimum of 5 acres in size,
except as restricted by Subsections 309.07(B) through (D) or as modified by
Section 902, 1013, or 1014. For the purpose of complying with the minimum lot
size standard, lots that front on existing county or public roads may include the
land area between the front property line and the middle of the road right-of-way:.
(4/13/06)

C. Minimum Front Yard Setback: 30 feet; however, there shall be no minimum front
yard sctback for bus shelters and roadside stands of no more than 400 square fect
in area and no more than 16 feet in height. (4/13/06)

D. Minimum Side Yard Setback: 10 feet. (4/13/06)

E. Minimum Rear Yard Setback: 30 feet; however, accessory structures shall have a
minimum rear yard setback of 10 feet. (4/13/06)

309-4
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Corner Vision: No sight-obscuring structures or plantings exceeding 30 inches in
height shall be located within a 20-foot radius of the lot corner nearest the
intersection of two public, county, or state roads, or from the intersection of a
private driveway, access drive, or private road and a public, county, or state road.
Trees located within a 20-foot radius of such an intersection shall be maintained
to allow 8 feet of visual clearance below the lowest-hanging branches. (4/13/06)

Scenic Roads: Structures built on lots adjacent to roads designated as scenic on
Map V-5 of the Comprehensive Plan should be set back a sufficient distance from
the right-of-way to permit a landscaped or natural buffer area. (4/13/06)

Exceptions: Dimensional standards are subject to modification pursuant to
Section 900. (4/13/06)

Variances: The requirements of Subsections 309.08(B) through (F) may be
modified pursuant to Section 1205. (4/13/06)

DEVELOPMENT STANDARDS

A.

General: Development shall be subject to the applicable provisions of
Sections 1000 and 1100. (4/13/06)

Future Urban Areas: A partitions in an area defined as Future Urban by
Chapter 4 of the Comprehensive Plan shall be approved only if the applicant
demonstrates that proposed locations of improvements, including easements,
dedications, structures, wells, and on-site sewage disposal systems are
consistent with the orderly devclopment of the property at appropriate urban
densitics on the basis of the criteria in Subsection 301.02. (4/13/06)

Manufactured Dwelling Parks: Redevelopment of a manufactured dwelling

park with a different use shall require compliance with Subsection 825.03.
(12/20/07)
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25125AD 00301

Eveline Hannelore Forslund
6625 SW Robbins Rd
Tualatin, OR 97062

28125AD 00500
Betty L Scarbrough
20605 SW 65th Ave
Tualatin, OR 97062

28125AB 02700

Jim Wagner

20362 SW 70th Ave
Tualatin, OR 97062

28125AB 03000
Susan Clayton

20375 SW 70th Ave
Tualatin, OR 97223

2S125AC 00300

Ronald K & Kathleen Hood
20434 SW 70th Ave
Twalatin, OR 97062

2S125AC 01000

Michael C & Linda Halseth
7055 SW Robbins Rd
Tualatin, OR 97062

2S125D0 00100

Trude S Pozzi Properties LLC
1206 SE 32nd PI

Portland, OR 97214

2S125AA 02300
Cheryl K Williams
6932 SW Potomac St
Tualatin, OR 97062

2S125AA 02600
Susan E Snell

20487 SW 69th St
Tualatin, OR 97062

28125AA 02900
Kelly Ann Severson
20426 SW 69th St
Tualatin, OR 97062

2S125AD 00400

Dale R & Rosemary Osten
6825 SW Robbins Rd
Tualatin, OR 97062

2S125AB 02500
Jaqueline Lopez
20312 SW 70th Ave
Tualatin, OR 97062

2S125ARB 02800
Gene Anthony Rivas
20390 SW 70th Ave
Tualatin, OR 97062

25125AB 04700
Kristopher Kai Pihl
20417 SW 701h Ave
Tualatin, OR 97062

2S5125AC 00400

Norman G & Carla P Cader
7100 SW Delaware St
Tualatin, OR 97062

28125AC 01100

Mathew F & Diana M Weber
7007 SW Robbins Rd
Tualatin, OR 97062

2S125AC 03000

Tualatin City Of

18880 SW Martinazzi Ave
Tualatin, OR 97062

2S125AA 02400
John I Packer

6910 SW Potomac St
Tualatin, OR 97062

2S8125AA 02700
Rodney E Cottis
20500 SW 69th St
Tualatin, QR 97062

25125A A 03000

William E & Janice M Smiley
20402 SW 69th St

Tualatin, OR 97062

HAADMIN, 218501.09\ Green Thumb Nurseny\ Flan\ Coinpleteness Submittaf\ Surrounding Property Dwners Labels doc

28125AD 00200
Calvin & Diane Wigant
20675 SW 65th Ave
Tualatin, OR 97062

2S125AB 02600
Scott Koster

20336 SW 70th Ave
Tualatin, OR 97062

2S125AB 02900

James Carskadon

12360 SW Main St #200
Tigard, OR 97223

2S125AC 00200
Todd Mather

20426 SW 70th Ave
Tualatin, OR 97062

25125AC 00900

Michael C & Linda Halseth
7055 SW Robbins Rd
Tualatin, OR 97062

28125AC 01200
Lawana Robinson
6955 SW Robbins Rd
Tualatin, OR 97062

2S125AA 02200
Jerry W Gawrylow
6968 SW Potomac St
Tualatin, OR 97062

25125AA 02500

Lonn R & Karen S Aldridge
20455 SW 69th St

Tualatin, QR 97062

2S125A A 02800
Thelma ] Minear
20444 SW 69th St
Tualatin, OR 97062

25125AA 03100

Tony C & Carolyn C Anderson
20398 SW 69th St

Tualatin, OR 97062



28125AA 03200

Robert P & Moana K Valdez
20374 SW 69th St

Tualatin, OR 97062

2S125AA 05200

Tualatin City Of

18880 SW Martinazzi Ave
Tualatin, OR 97062

28125AC 01201

Herbert W & Jackie L Kruger Jr.

6955 SW Robbins Rd
Tualatin, OR 97062

21E30B 01200

Opal V Paukner

6251 SW Prosperity Park Rd
Tualatin, OR 97062

21E30B 01600

Kim R & Teresa L Swartz
1953 NW 119th Ave
Portland, OR 97229

21E30B 02000

Michael Palelek

Po Box 281

Liberty Lake, WA 99019

21E30B 02300

Vivian Crawford

6424 SW Prosperity Park Rd
Tualatin, OR 97062

21E30C 01101

Michael Kelly Robertson
Po Box 1814

Tualatin, OR 97062

21E30C 01301
Kenton M Brook
21150 SW 65th Ave
Tualatin, OR 97062

28125AA 03300

Get H & Boa Z Lim

15551 Tanager Dr

Lake Oswego, OR 97035

25125AD 00301
Michael S Blackmon
6625 SW Raobbins Rd
Tualatin, OR 97062

21E30B 00600

Gerald E Sagert

23187 Corral Gulcb Rd
Canyon City, OR 97820

21E30B 01400

Opal V Paukner

6251 SW Prosperity Park Rd
Tualatin, OR 97062

21E30B 01700

Thomas W & Gloria D Kreher
Po Box 908 :
Tualatin, OR 97062

21E30B 02100

James R & Karen L Or
6465 SW Prosperity Park Rd
Tualatin, OR 97062

21E30B 02400

George K Schaler

6362 SW Prosperity Park Rd
Tualatin, OR 97062

21E30C 01102

William C & Sharon K Sargant
21100 SW 65th Ave

Tualatin, OR 97062

21E30B 02401

Patrick B & Joanne E Holly
6290 SW Prosperity Park Rd
Tualatin, OR 97062

HA\ADMIM 216501.09\ Grean Thumb Nursery\ Plan\ Compietansas Submutal\ Surmounding Propanty Owners Labels.doc

2S125AA 05100

Tualatin City Of

18880 SW Martinazzi Ave
Tualatin, OR 97062

28125AD 00302

Cary D & Vicky L Rychen
6575 SW Robbins Rd
Tualatin, OR 97062

21E30B 00700

Anne Leiser

6009 SW Pendleton Ct
Portland, OR 97221

21E30B 01500

Steven & Marta Farris

6275 SW Prosperity Park Rd
Tualatin, OR 97062

21E30B 01900

Dorothy J Walker

[1992 SW Royalty Ct #10
Portland, OR 97224

21E30B 02200
Richard Dee Smith
Po Box 276

Tualatin, OR 97062

21E30B 02500

Dennis B Fink

6250 SW Prosperity Park Rd
Tualatin, OR 97062

21E30C 01200
Douglas C Rowland
Fo Box 1414
Tualatin, OR 97062
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5 W
2588
258w

25ar
25 SE
255w
5N
25 3w
256
253E
S 8E
255w

25 6w
A¥ 6E

Z5 8w
236E
B UE
I WE

25 NE

qwd
SE

1.4

SE

FIRFEEARE]

SE

]

[:1.1
SE

¥ RREETET

5w

SE

SE

tak jot strant of_wall

UM EWETTH
107

100
32 5623 SW ROBING RD, TUALATIN

M IPa0

33139 8059 EW AVERY 8T

70 2(A35 IW 70TH
500 ASESEW TSTH AVE, TUALATIN

AR00 8205 ELAKE BT, TUALATIN
400 24950 5W TSTH
21585 SW LELAND RD, DREGOH
o CITY
CORNER OF 7T2ND ANO
100 SRIDGE POINT, TIGARO
INTERATATE 205; INTERSTATE 3
INTERCHANGE
IMVERSTATE 3% INTERSTATE S
INTERCHANGE
IMTERSTATE 205; INTERSTATE S
NTERCHANGE

lacaGon
caunty

‘waal

hended name
last

BORCMERS
BORCHERS
SHELAURNE
BLAD
ELAND
BLAND
SKYLEQ
SKYLES
RINNEY
L1 ay
FEAKIH
CILANO
FEAKIN
TURNER
MNCCONNELL
MoCONNEL
MEENER
UCCONNELL
WASHER
UNKNOWH
JANMSEN
GREGORY
UNKNOAN
BORCHERS
WAINVARIGHT
YORCHERB
BORCHERS
BORCHZGE
BCCONNELL
BARCHERA
BARCHERS
SMTH
SMITH

UNKNTAH
MOCANHEL

CCONNELL
BGCONMELL
BARCHERS
@ORCHERE
BORCHELAS
BOACHERS
HORCHERE
BCCONNELL
GLAND

STER
HLAND

BLAND

FLAHERTY

bondad
name Nest
RAY BORCHERS WELL
URILLING
RAY BORCHERS WELL
OR[LLNG
OLUE WATER DRLLING
ROBERT ca,
STEVENG  SKYLES DRILLING Mc.
STEVENC  EKYLES ORILLNOINC,
STEVENC.  OKVLEY DRILUNG
WARVIH D

WARVIN D
GARY L
GARY L

RAYMOND A

RAYNOKD A

EVEHETT 14
URKROWN
RAVAIQHO A
GEORGE {
RAYMONO A
RAYMOMND A
RAYMOND A
ROMALD F
RAYUOND A
PATHOND A
WiLLBRC
wiLzanc

UNKNOWN
RONALD F

ROMALD F
AONALD F
RAVMOHD A
RAYROND A
RAYMOMD A
RAYMONDA
RAYMOND A
RANALD &
STEVENG  SKYLEI DRLLNG
AL
STEVENC

ST 26 WELL OAILUNG
SXYLES ORILLIKO
ITEVEHC SKYLER DRILUNG

scarr STRATUS CORP

may

bonded name sompany  yleld

AU

SRBaBERNES vErd

E8a

3

ssdEaNsaLA

-2

8aN~ab

0
an



Wil Logs

vA counly
cade

CLAC

YASH

WABH

WASH

WASH
wASH
WASH
WASH

V4ASH
WASH
WAEH

WASH
WASK
ViASH
WASH
WASH
WASH
WASK
wASH
WasH
WASH
wasH

WASH
WA
WAEM
WASH
WasH

WasH

WASH

WASH
WADH

WASH

WRIH
YWABH
VMBH
YWABH
WRBH

mexs

pIia]
Pn
g5

ama
Lt
17969
11989
11958
17957
11988
11239
11am0
mn
1812
1973
1074
11373
1978

5105
1o
tal 4

51018

2008
sue

5180

LTEl%)
01518
525
EALLA
LY
3488
23487
K34g3

883

wl  wallug
wnbr verslon

1

_-————

nby

name lasl

HANAGEN
HAWAGEN
NYBERC
MYBERG
MYEERG
M1BERC
WYBERG

EDER

VICKERS
VICNER3

FALIGREEH

EATON
WARD
HOTTON

BLUN

DUNSTAH
NOSTER

VAGHER

VAONLH

WAGHIR

WAONER

VALAZR

WAGHER

MARTINAZL)
MARTIMALL)

name Wrsl

RCX

RICK

CLAYTOH
CLAYTOH
CLATYOR
CLAYTOH
CLAYTOH

GARY

GREGA
GREGG

RUBY

ART
GECRGE D
AR

REIWHOLT
MA HEKRY E
PZRRY

ET

AE

MR PERRY

narse Lorspany
KDATHYAEET NATURAL GAY
co.

BTE

TUALATIH PARTHNERS WC.
TUALATIM PARTHERS INC.
CHEVRON USA

TEXAC O ENYIRDHWENT
SERYICED

7 EXALCR ENVIRGHMENTAL
TIXACQ DPAROMUENTAL
SERVICES

TEMACQ
TEXACD
Teaco
TEXACD
TOXACD
Teaca
CITY OF TUALATIH
CITY OF TUALATIH
CITY OF TUALATIH

TAUAR HARRIS ENERGY CO.

TRUAX HARRALS EMERGY CO,

PO BOX 1100

%7 MORRISON 6T
121 HORALSOM ST
[5%¢°>. ]

571 KIRKLAND WAY
530 KIRKLALND WAY

351 KIRKLAND WAY

PO BOK 218

PO BIX 210

713 3 HYBERC HD
7055 3 WYBERG AD
T WY HYBERG RD
TO%1 SENTBERORD
TO%S 3 NYBERG RD
347 188 TH &T BVITE 613
247 188 TH 6T SVITE
4N 188 TH BT SVITE 620
347 185TH ST BUITE 61
37 1B8TH BT 613

K 18ETH SUITE 630
10683 Sk¥ BLANTON 5T
10555 WY BLANTOH ST
10559 Sk HLAHTOH

PO BOX 607

PO B3% 607

TRUAX HARRIS ENERCY CO. PQ BAX &D7

TRUEX HARRIE; FORREST,
ROB (D)

TRUEX HARR)S; FORREST,
RCB |C40)

CHEVROM H 8 A PRODUCTS
co.

CHEVRON H 5 A PRODUCTS
co.

TEXACGO REFINING AND
WARKETING
TEXACO REFINING AND
KARKETING
TEXACQ REFINING AND
WARKETING
TEXACO REFINING AMD
MAKKETING

TJEXACQ

CITY QF TUALATH
CITY OF TWaLATIN

GAGE I[HDUSTRIES, INC.

CITY OF TVALATIH
CITY OF TUALATIN

TUALATIM DEVELOPMENT
CONWISSION

TVUALATIV DEVELOPAENT
CONKISSION

WWAOMER 1LLE

YWAGHER TELE

WAGHER TELE
CHEVAIH USA PROOHCTS

co.
CHEVAQH VSA PHODHCTY
cQ
CHEVRON USA PROCUGTS

Cco.
CHEYHON HSA PRODUCTS
co.

YIAGNER

PJ BUX6D7

PO Bax 607

PO BOX 3004

PO BOX 3009

PO HIX 380

3400 1BSTH AT 3w SUME 530
3400 1MTHET SWILNE 830
3400 1BATN ST AW AU E 630
3400 OBETH 3T SW SUITE RID
3TE NE WBTH

38 NE WATH

3400 Y68 3T

1B0ED SVY MARTINAZZI AVE
16BED S¥Y MARTINAZZ) A2

PO BOK 33

POEOK M9

LITO {EONTAMA WA Y
1770 UONTARA ¥ Y
2278 LLONTARAWAY
POHOX ¥

PO EOX ¥4

PQ BQX 3009

PO 0% 3004

TELECOMMUNIC TELECDMMUNICATIDNE,, (NC 1230 LA SDNTARA FWAY

IAGH ER
TELECOMMUNIC TELECOMMUNICATIDNS, INC 227D LA MONTAtA FAY

VADNER

TELECOMMUNIC TELECOMMUNICATIO N, [NG 227D LA MONTARA veAY

WADBNER

TELECOMMUNK TELECOMMUNICATIONS. NG 2270 LA MDMTARA WAy

JOVARL
JQUARE

BRWAN_ MR

WAONER TELE
RANDALL REALTY
CORPORATIDN
RANDALL REALTY
CORPORATION
RANDALL REALTY
CORPORATIDN
MARTIHAZZISOUARE
MARTIHAZL) SOVARE
TRUAX BARR[S ENERGY
TRUAX HARRIR ENERGY
TRUAX HARRIS ENERCY
TAVAX RARRIS EHERGY
TRUAX HARRIS EWBAGY

TMN LIMTED PARTRERERIP
TIAN LIMITED PARTHE RIMIP
TN LIMITED PARTWERANIP
LON UMTED PARTHERRHIP
WOOT HOLDANGS LIC

WINWDOD COMSTRUGTION

WIHWDDD COME TRUETION
WIMRIDOD COME TRICTION

PO BOX 19912

M MONTARA wiaY
300 SWRARBUR MO 300
500 S4Y BARRUN NO 300

FA00 S¥Y BARBUN NO X0
1972110 WARTINAZZ) AU E
9Z21-10440 UARTINAZY AUE
PO BOX 680

PO BOX &I

FO BOX 6

PO BOX 607

FO bz 5

E712 WEUTTER CIRCLE
BY 12 NCUTTER CIRCLE
BIN2 H CUTTER CINCLE
B212 W CUTTER CINGLE
15525 SWY CIPOLE RD
12a53 baY LIORATH DAXOTA

11855 S MOATH DAKDTA
12865 SWY WDHTH DAKOTA

city

BEAVERTDM
PORTLAND
PORTLAND
FEATTLE

XIRRLAND
KIANLAMD

KIRKLAND

TUALATIM
TUALATIN

LYNHWOOD
LoD
LYMMWOOD
LYMMWOOD
LYMNY#ODD
ALOHA
ALCHA
ALCHA
WILSOHYILLE
WILSONYVILLE
WALSOMVLLE
WILEOHVELE
WILSONALLE
BAM RAMON
SAH RAMOH
EAGLE CREEK
LYWUHYOOD
LY MHWOOD
LY MHYWOO D
LydHwoD
PONTLAMD
PORTLAMD
LYWOOD

TUALATIN
TUALATIN

TUMATIH
TUALA N
CALORAON SPRNGA
CALORADN IPHINGS
SALORAGD SPRIMAS
YTy

SAN HAMOW

SAN RAMOH

RAM RAMON
COLORAQO 3PHINGS
COLORAQD BPRINGA
COLORAND BPAINGS
GOLDRADO BFRINGS
PORTLAND
COLORADD SPRINDS
PORTLAND
PORTLAND
PORTLAND
TUALATIN

TUALATIN
WALRONVILLE
WALEOWVILLE
WALAONVYILLE
WALEONYILLE
WALsONLL
POHTLAND
PDHTLAND
PORTLAHD
PORTLAHD
SHERWDOD
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TGARD
TOARD
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Irrigation

cammunlity
lvastock
Industrlal
Injection
thermal

Use Type

dewatering
plezometer

g
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°

Tawnship

as

239
28
s
23
23
2s
23
29

26

23
2%
2s
2s
25
23

2B

213
as

Range
w
"
W
"W
"W

"
w

1w
1w
1w
1w
1w

1w

AR
v
il
i
iw
1w
w

i

mw
™

sem gli1so

24 Bw

34 NE
245w
24 BwW
24 vy

24 3E
a4 sr

24 3E
5w
W W
24 3E
4 SE
ad eE
24 9E
| se
NNE
24 NE
24 NE
NNE
24 NE
e
4
200
FIR

M HE
24 ME

W HE

24 hE

TIME

MHE

24 ME

24 Nt
MNE
M4 NE
24 NE
24 HE

24 6W
23w
24 HE

24 Nvd
245w
24 6E

24 Ne
24 Nt
24 8W
3w
24

2

24 6W
24 SE

245K

245w
29w
24

24

24 5%
24 ME

24 HE

M HE

A1 HE

aw
2 s€

243w
24 64E
M 6E
2488
24 aw
Hsw
24 NE
2 KE
U HE
24 HE
M NE
2K My
24 WY
Uy

24 Wy
24 9€

H N
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1333223221
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SE
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FEEE
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tax ol

street of_well

7450 SW BRIDGEPQRT RD,
TUALATIH
Fale

NYBERG RD, TUALATINQR

FOR NYBERG A p. TVALATIN R
TS0 WYBERS RD, TUALANN R

FON0 NYBERG RQ, TVALANN QR

AN 1es70 AW RQONEY FERRY RY

411 19370 IWRQONES FENR ¢ RO

100 7O I HTRERG RO

W 1OV Syy NYRERS RO

100 0¥ IW NYEERQ KO

100 FORQ Sy NYRERG w0

1w 1% 5y NYRERS RO

200 TONI 3V NYBERG RO, TVALATIN
ABKI0 8970 IW TH YT TVALATIN
460 10T EW BTN §T

A0 1050 IV BITH LT, TUALATIM

T T W NYNERG R0, TUALATIN
T3 7ULS B9 NYHENRG RO TUALATIN
7905 7033 SW NYBERQ RO, TVALATIN
T0aS $W NYBERG RD
7035 SW NTBELRG RD
2501 T0B5 SW NYBLRG RO

T3] TUBS EW NYMERGC RD
AV HOOMES FERRY PO,
TUALATIN

TOMO NYBEAG RD, TUALATIN
7020 NYBEHC RD, TUALATIN
JOWO NYBERG AD, TUALATIN

JUMO NYBERG AD, THALATIN
19945 6W ESTH, TUWALATI
I SWESTH, TUALATIN

TOS0 S¥y MYBYAG RD, TUALATIN
5300 @¥/ TUALATIN RO,
STAFFDRD

19300 SW BOOMES FERAY RD

FO HWTBERG 57

O MYIPEND 31

MAR TINAZZI AUE AND AW WARW
{00 SPAINGS

MARTINCEZI AVE 2 BWW WARM
100 SPAINGE 51

100
251 Tois N HYEERG RO, TUALATIN
2501 TOBS Wi HYBEHG RO. TUALATIN
2301 7085 Wi HYBERG RO, TUMATIN
25D1 7063 I NYBEAG RD. TUALATIN

3w CORHER MARTINAZZI &
WARM EPRIHGS

S50 GOAKER LARTINATZ] &
VMR EPRINGS

By CORHPR WARTINATZ] &
WARK SPRIHGS

AW CORHER WARTIHAZZI &
WARM SPHIHQS
100 7471 8YY COHO CT, TUALATIN
SWGCORNER MARTINAZZI & SW
100 ¥ARM SPRIHGS. TUALATIW

1711110448 IMARTINAZZI AVE

1911 (18449 RARTINATZ] AVE
‘2% 7415 8W/ NYBERG RO, TUALATIH
250 10¥5 B HYBERG RO, TUALATIH
233 7019 SW NYBERO RD. TUALATIH
2508 7419 Sv¢ NYEERG RO, TWALATIH
2505 JaLi AW NYAERG RD, TUALATIH

12 TUALATIH RO

11 TUALATIH RO

13 TUALATIM RD

13 TUALATIN HOAD
1100 6745 Gvd SAGENT, TUALATIH
o0 (8743 Avy AOCNES FERAY RD

600 18725 Svy BOOWES FRRAY RD
20 187435 vy BOONER FERRY AD

locallon  bondoed name

caunty
LG

WASH
WARH
WASH
WASH

WASH
WARN

waN
WAEN
WA
wAsH
WASH
WASH
WatH
WaaH
wWasH
WA
WAIH
WASIL
WAIH
WASH
SN
WASH
WASH

wAEH
wasH
WASH
WIASH
wasH

WASH

YASH

WasH
VaASH
wasH
watH

WMSH
WasH
WA
Wakn
AN
L33
WARN

Lthl
Wwaln
EREN
WARH
vRan
VRAN
wasn

WASN

WAlH
WAGH
WASH
WASH
WASH

YARSH

¥MSH

WR3H
VREH

wREH

WRIH

YRSH
WRSH
wReH
WRSH
WREH
WRSH
WRIHE
WRER

v&aSH

WHEH
YWASH
WASH
WASH
WASH

last

AKYLES
MCINNLS
W NKLS
NCINNIS

STADEU
sTAOEU
NCINNL
MCMNG
HCINNIS
NCINNLS
NGINN
NCINNGS
NCINNIS
NTINNIS
NCINNGS
NCINNIS
NCINLS
NCINGS
NCINNL
NGIHNLG
NCINNIS
NCINHG
NIERMEYER
NIERMEYER
MIERMEYER
CRISMAN
CRISMAN
CRISMAH
CRISMAN
JANNSEN
HIERMEYRR
HIERMEYER
NIERMEYEW
NIERME YRS
ERLLA

ERIER
NCINML

MCODNME L
JANNBEM

S1ENMAN
UNXNDWN

JANT N
MYERS
BARODN
MYERY
BCHNEDER

SCHKEIOER

MCINH(S
[T
MCINHLS
MCIIHS

MCIHHIS

WCIHHIS

HIERMEYER
KIERUEYER
HIEHMETEH
HIEAUEYER
HIEHUEYER

BLARD

bondod
nara Arst

bondad name
campany

MARYIM O
CRLC
GREG
OROG

AKYLEA QEILLING

CHUCK

GHUCK
GREG
GREG
GREG
OREG
CREG
GREG
GREG
GREG
GREC
GREG
GREG
TREG
GREG
GREG
QREG
GREG

MICHAEL HRUCCASCADE ORILLING i€

)

RANOY L

RANOY L

RANOY L

AANDY L

PRESTON A

WICHAEL

WMICHARL

MICHAEL

WMICHAEL

RODAHEY C

ADDNEY G

GRIG

RONMD F

LOWARD

UNKMOW

TOWARD

CHARLAS G

AN

CHARLES G
‘SCHNEIVER EQUIP

4TEPHERJ, COMP
SCHHEICER EQUIP

STERNENL.  COWP
QEQ TECH

GREG EXPLARATIONS
GEQTECH

GALG EXPLORATIONS
GEO TECH

GREG EXPLORATIONS
GED TEcH

orea EXPLARATIONS
GEO TeCH

GREG EXOLORATIONS
GEOTECH

GREQ EXPLORATIONS (HC,

MICRAEL BRUCCABCADE DRILUNG INC.
MICRAEL BRUCCASCADE DRILLING INC.
MICHAEL BRUCCABCADE DRILLING INC.
SKHAEL BRUCGASCGADE DRILUNG ING,
MEHAEL BRUCCASCADE DRILLING INC.

BTEVEN C SKYLES ORILLIMG

max
yleld




vl Logs

wl counly
code
WASH

WinlH
WABN

WASH
WASH
VASR
wASH
wAsH
wASH

WASH

WASH
WAEH
WASH

WASH

WnSH
WHEH
WASH

wasH
WASH

WREH

WASH

WASH

WAEH

YEASH

WAEH

55328

T8
Ere

57268
s
7347
7648
57951
7853
53310
S581)
58812
58513
swi7
D48
BO148
80130
Lyli}
B7E

63781

M8}

84162
84258
B25T

84781
84837

83158
B15

65473
]
BEDI2
65012

[t
85016
80}
B
k]
63137
B8I
55138
86140
5141
68142

67397
B39

- -

s

A m s s da = —m— s -

w  welllag

winb version nbz
1

84327
54028

025

4051

85748

esya’

148

421

hame last

VEEWKER

VEEMXER
VREHKER
VEEMKER
VEENKER

AUGARLWN

name first

JERALD L

EHERRY
BMERRY
BHERAY
SHERRY

KATHY

name company
VAMNCGD CONSTAUCTION

CITY OF TVALATIN
CITY OF TUALATIH
CITY CF TUALATIH
CITY OF.TUWALATW
CITY OF TWWATIN
CITY OF TUALATIN
CITY OF TVALATIH
CITY OF TUALATIH
CITY A% TUALATIH
CITY OF TUALATIH

CITY OF TVALATIH
PIPRCE RACIFIC
MAHUFACTURING
TUALATIN FOST DFFICE

BEOCON HORTHWEST
GEOCON WGRTHWEST
GEOCOH NORTHWEST
GEDCON NORTHWES T

GECCOM NORTHWEST
MWYBERG LIMTED
PRRTHERSHIP
NYBERG LMITED
PARTNERSHIP
MYBERG LIW)TED
PARTMERSHIP
NYHERG L MITED
PARTHEWZHIP
NYBERG LIMITED
PART RERSHIP
N'fBENG LIAITED
PARTHEREHIP
NYSERD LNTTED
PARTHERSWIP

CITY OF TVALATIN
CITY OF TVALATIH

CITY OF YWALATIN

CITY OF TUALATIN

CITY OF TUALATIH
BRIGGEPORT COMMEMS
uc

CITY CF TIALATIN
CITY OF TWALATIN
CITY OF TUM ATH
CITY OF TVALATIY
ANDERSEN CONSTRUCTION
CO. IMC,
ANDE RS OH CONETRUCTION
€O, INC.
SHELLDILED,
SHELL OILCO.
SHEUW CIL CO.
SHELL CRLCO.
L«FLLOLCO.
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SMELL ALCD.
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CITY OF TVALATM;
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strgat al_well
G 18765 B BODYES FERRY RO
7000 NTBERG RD. TUALATIH:
SERVICE STATION
1700 &35 EW NYEERG AD
BOONES FERRY RO AND SW
500 BATH AVE .
BOONES FERRY AD AND BV}
a0 B4TH AVE
15785 3W BOONES FERRY RU;
&M PARKING LOT
18785 8¥¥ JOOMES FERRY RC,
S PARNING LOT
18789 81 BOONES FERRY RD;
KN PARRAG LOT
2y 54TH AVE AHD BOONER
500 FERRY RQ
PARIINO LT AT 18785 AW
500 BOONES FERAY RD
PAHIG LOT AT 1B783 SW
0 BOONES FERRY RO
PARNING LOT AT (8785 SW
500 BOONES FERAY RD
PARXING LOT AT 18759 3w/
500 BOONER FERRY RD
RACROSIING AND BOONLS
1007 FERRY RO
1502 14757 AW MANTINAZZI AVE
7000 NYBERT RD. TUALATIN
7000 HYBERG RD. TUALATIH
FOTNYEERG D, TUALATI
JENNYBERO RD, TUALATIN
18815-1684Y 3W BOONES FERRY
100 RD
1881518545 ¥4 BOONES FERRY
100 Rh
18B18-19645 SW BOOWEY FERRY
10 RO
1BEIS- 18645 S¥4 BOONES FERRY
100 RD
1881518843 6W BOONES FERAY
100 RD

1100 TOBS W HYBERG AD, TUALACIN
100 7085 I¥Y NYHERG RO, TUALATIN
7100 T08S S¥/ NYRERG RD, TUALATIN
7100 1888 W HYHERG KD, TUALATIN
7100 WHa IWHYBERG AD, TUALATIH
7100 J0B% SW NYHER® RD, TUALATIN
7100 7085 SWHTBERG RO, TUALATW
4100 16370 5¥¢ BOONES FERRY A

4104 18970 S BPOOHES FERRY RD

4101 16970 W BOONES FERRY RO
90 18880 SYY MAR TINAZZI AVE
TBG0 14460 SYV MAH TINATZ) AVE
16030 SW LOWER BCONES
42 FERRY RO, TUALATIH
16100 SW BOGNES FERRY RO,
160 TUALATIN, OR
00 B515 AW TUAMLATIM N
200 8515 544 TUALATIN HD
200 B515 5V¢ TUALATIN RD
18940 S LOWER BOONES
1200 FERAY 20, TIGARD
18040 SWLOWEH BOONEA
1200 FERRY RD, TIGARO
100 7820 3WNYEERG AD, TUALATIN
00 JGEN) ¥ HYBERG MO, TUSLATIN
00 1000 €yJ HYBERG RO, TUALATW
100 7150 §¥4 MYBERG HO, TUALATIN
106 7050 SWIYBEAG RD, TUALATIN
100 7090 SW NYBEHQ RD, TUALATIN
100 7090 S4Y NYBERG RQL TUALATIN
100 70 SW WYBEHG RD, TUALATIN
10 7090 SV NYBERG RD, TUALANIN
I 7000 6¥/ HTHERG RO, TUALATIN
100 REO AW KYBERQ RO, TUALATIN
100 PO $W HYBERG RO, TUALATIN
100 90 SWHYBERG RO, TUALATIN
100 7090 SWHYBBRG HO, TUALATIN
100 7000 SW HYBERG RO, TUMLATIH

18270 W LIPPER BOONEA FERRY

15m RO

8575 3W TLALATIN HD; W 8IDE OF

RAILWOAD TRESSEL; 40 FT OFF
1100 GRAYEL AD |H GRASS AELD

4101 VD AW BOOKES FEARY RO

16970 Sk BOONES FEAHY D

15370 8 BOONES FERRY RD

4101 12970 S/ BOOMES FERRY AD
1100 9849 SW TUALATIH RD
1100 €549 EW TUALATIN RD
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WASH
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WASH

WASH

WAEN

WASH
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MCINNIS
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UCINHI:
KLOSTERUANN
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NCINNIE
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XLOSTERMANH
XLOSTERMA KK

KRLOSTEAVANN
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FLAHERTY
ZIOSTERMAKK
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XLOSTERWANN
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JANNSEN
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GREG
GREG
OREG
GRADG
GREQ
BILL

OREG
GREG
GREQ

OREG

aiL
BILL

BILL

ROMALD
sCoTT
L

8iLL

BILL

C RUIGELL

ROKALO

HOY W

PYTER S

PETER B

PETER S

PFTER S
STEVERH
STEVER H

bonded name
company

max
ylatd

GEO TECH
EXPLORATIONS ®/C.
QEO TECH
EXALORATIONS INC.
GRO-TECH
EXPLORATIONS
GEO-TECH
EXPLORATIONS
QEO-TECH
EXPLORATIONS
GEDTECH
EXPLARATIONS INC
GEQ-TECH
EXPLORATWONS
GEQ-TECH
EXPLORATIONS
GEO-TECH
EXFLORATIONS
OEC-TECH
EXPLORATIGNS

GEO-TECH
EXF LORATIANG, IHC,
GEO-TECH
EXPLORATIONS, MC.
GEQ-TECH
EXPLDAATIONS, {HC.

HAHBEN OHILITHG GO,
INC,

GYRATUS CORP
BAART LOXGYEAR
DOART LONGYEAR
BOART LONGYEAR
A&MWEL DAILLING
wC

HAMSEN DRILUNG CO.
INC.

AN JARKBEN WELL
DRILUNG CQ. IHS.

EQART LONGYEAR
BOART LONGYFAR
BOART LONGYEAR

BOAAT LOWGYEAR
WEITERBERD OR|LLIHG 1"
WESTERBERG DRILLING «
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{7
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55011
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ma
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vrell tag
nbr name |ast
WANSHOLT
BARKER
ALLSUP
JOHNETOH
HARPER JR
HARPER SR
RIPPEY
12250 YOUNG

BOCCHI
WCHABD

SHEEHAN
WEBER

WELLA

SARGANT
PATEL
SONNEM
HARTIN
HENSCN
FUQUAY
DSDERE
RDBERTSCN

KENDALL
NCALLUSTER
RUSTRUM
13529 YOUNG
ELLIOTT

ROCH
JGHNSGH

wiLscn
SKINNER
TALLEY
MARKS
ANGELL
PLDURT
PHILLIPS
WASON
MELLER
FRANCIS
MEHRRISEW
SESSUMS

EVANS
BEARRBALL

YAGER
ENINNER

TALLEY
WISHER

3854) KELOH
ANDEASON

RASTINGS
PETERSON

MOBLE
MARTIR
PROCTOR
OEY

WAILXER

FINK

SHADE

LANE

MORGAN

PAUKHER

EOREMAN

AUSTHUM

VisKOV

ADOLPHION JR
eT ToP

6241 3CRABER
SCHABER

WAOELL
H298 LASELLE
TATTERSALL
BB1 BAC HMAN
25208 ROAFRTAON

e
27363 BWARTE

18410
3ta81 YAPP
MAMDISH

3Tast DIR
43854 SRADE
4TaM1 BROWN

SDID? LARSEN
40?2 LEY
4BEQY FRITZLER
QBEM LYNCH

237 FRANQLIN
LYNCAH
LYNCH

name Arsl

SHERILYNKR J

JAY A
0pD

BUB
RICHARD A
RILEY (BUD}
WICHAEL ©

DoN
VALERjEZ
PAT
PETER

EMERY

JAMES
oKX

SHERILYRN
BILL

FRED
ERXC

MARK
FRARX
ToM
10E
EDWH
ws
CLANK A
MACL

G
wALLAL
)
JERRY 11

RATHOMD E
ALANG

MICHAEL J
FRANX

cL
HARLM

HISS WARY
GLEN

AD

WIKE

JERRY

ROCER

DAVID G&RE
XeLLY

JEFF
AN

RICK
RGRERT
RDBEMT W

BARBARA
RANDY
CAROULA
JACK

ARK
LACX
JACR

name campany
WAMSHOLT, JANET
BARKER, NANCY

BOCCH], MANCY K

SIAMH CONTRACTIHG

RAHDALL C MYERS INC.
EMTH CONTRACTING
JHEEHAN, HARBARA;
RIDGECREST HOLES
BUILDER

R AWEBER IKC.
YAOODCRAFT HGMES [HC.
SUTH CONTRACTING

SESSUMS, SARDRAX

MCX pALLEO,

POPE ARD TALBOT IME.

TOP, LORI

CANNDN HOMES; WAGELL,
Jupy

CAWPRELL, MIKE

TRYON CREEK
CONRTHUCTION; FERAO, AL

REEVES, JC

MAJA ANQ ABSOCIATES,
WZUND, MASA

YAPP, TAMARA

sheet
SA25 SWRORLAND RO
WD TEWPTST PR
VITRS RAWMIDE COURT
20724 5 W PRWOLE
&A% aW OFIMER RO
5L SWDELMER RO
&0 SE ITHAVE
a00] BWOELMER AD

19184 SWCHESAPEAKE DR
20855 5W BILETZ COURT
20755 S¥ PRINDLE

4554 5 BORLAKG RD

550 COLLING CREST

243 HE 347H PLACE

Z920 W GREGORY DA
12912 5E RUSK

5290 5W PROSPERITY PARX RD
730 MARYHURST DR

PO BOX 1068

S0 COULNS CRESY

B4 W WY BFRO RD
PO BOX 402

PO BOX 46

30 COLUHS CREST
515 MW 24TH TERRACE

8341 RE FREECOTT

1720 34 TURRER RD
11019 SW STAFFORD RD
22222 BW ANTIOGH DOWHS
8071 PROSPERITY PARK
3735 RE 75TH

21268 S0 MARTINAZZ)
2190 3 ITTH

2528 HE DAHCRLEY

1804 SE 29TH

4320 W LCAWAER DR

26455 SW RAOWHN RD

ARAMCO PO BOX 4302, RAS TANURA

4275 9% FRENCH PRAIRIE OR
17265 SWMADAAS COUAT

237 3WCDIUS
R71 POR 7S
RY1BOR 27D
R 1 RO 208
RY 1 BOR 192
W71 BOR BT
AY 1 BOX &S
AT1DBDX@

5735 5W PROSPERITY FARK RO
EB7D BYY ITSTH
@905 IV REILWG -

14184 S\Y DRIFTAOOD
64 ¥ FR BROOK CIRCLE

ST S¥ PROSPERAY PARX RD
PO BOX 377
RT 1BAK 265

RT 1BQX 207
11625 3¥Y 64TH

AT 1 20X A7
RT 120X 200

208 2HD A UNMERSITY BLLG
5003 NE 21BT AVE

RT1B0OX2T3

RT 120X231

15168 SWKINBALL

00 NV GLENEAGLE CR
AT 1 HOX 255

A0 WY 65TH

E25D ¥/ PAHOSPERITY PARK RD
RT1BM 71

4510 GW MSTA

RT 1BaM &7

RT1BOM 251

{2ED BE ROLEGATE

5013 DELKER HO
G240 BW CAWYON GOURT
AT273 SWRNVENDALE
1922 WA NEW HOFE COLIRT

6237 SESTTH
F2AT SEQTTH

PO BOX 1993

5120 SV BORLANO AD

5242 BW PROSPERITY FARK RD
3440 6WY PROSPERITY PARK RD
9450 SWY COMMERCE CIRCLE 118

2978 KWW COMLE AT
4330 $+¥ 5CHOLLS FERWY RD WD. 302

539( PROSPERITY PARK RD
4788 SWTRAIL RO
11150 8w 25

PO BOX 7908
12355 SIY PACINGC HWY 25
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o211 NE 18T ST

8110 BWPROSPERITY PAIK AO
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2%3) N MRST AT SUITE 300

E535 BW WANPANDAG DR
2320 N FIRST ST SUITE 300
2580 M ARSTSTSUITE 300
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LAKE OSWEGD
GLADITONE
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Exhibit P

Comparison of Allowed Uses in RR-5 and AF-5 Zone Districts



Comparison of Allowed Uses in RR-5 and AF-5 Zone Districts

RR-5 District

:350-2 Uses Permltted "Fhrougw TypeI 5
Procedure ‘ L

350-2.1 Accessory Uises and Structures -
Section 430-1,

350-2.2 Detached Dwelling unit (one)} on a
legally created lot or parcel.

350-~2.3 Home Occupation - Section 430-63.1.

350-2.4 Property Line Adjustment - Section
610-1.1.

350-2.5 Parks - Section 430-97.

350-2.6 Temporary Use - Sections 430-135.1
C. (6) and (7); Section 430~135

350-2.7 Alteration, restoration ot replacement
of a lawfully established dwelling on a lot or
parcel upon which two (2) or more lawful
dwellings exist. In the case of replacement, the
existing dwelling shall be removed,
demolished, or converted to an accessory
structure, pursuant to Section 430-8.1.
350-2.8 Boarding or training of horses for
profit, not to exceed a total of eight (8) horse
stalls (includes stalls for owner’s horses) -
Section 430-21

350-2.9 Co-located antennas, excluding those
antennas exempt pursuant to Sections 430-
109.1 and 201-2 - Section 430-109.3.

350-2.10 Facility 2 communication towers to a

.| 348-2: Uses: Permltted Through a TypelI”
"Procedure

AF-5 District

348 2 l Accessory Uses and Structutes o
Section 430-1.

d-Structures -

etached Dwe i:rzlrg Unit (éﬁé), ona lot
oflecord or legally created lot.

348-2.4 Home Occupation - Section 430-63.1.

348-2.5 Property Line Adjustment - Section
610-1.1.
348-2.6 Parks - Section 430-97.

348-2.7 Temporary Use - Sections 430-135.1
C. (6) and (7); 430-135.1 H.

348-2.8 Alteration, restoration or replacement
of a lawfully established dwelling on a lot or
parcel upon which two (2) or more lawful
dwellings exist. In the case of replacement, the
existing dwelling shall be removed,
demolished, or converted to an accessory
structure, pursuant to Section 430-8.1.
348-2.9 Boarding or training of horses for
profit, not to exceed a total of fourteen (14)
horse stalls (includes stalls for the owner’s
horses) - Section 430-21.

348-2.10 Co-located antennas, excluding those
antennas exempt pursuant to Sections 430-
109.1 and 201-2 — Section 430-109.3.

348-2.11 Facility 2 communication towers to a




maximum height of one-hundred (100) feet,
excluding those towers exempt pursuant to
Sections 430-109.1 and 201-2 — Section 430-

1094,

350-3.1 Fam'irl}r/ bay éére Provider - Section
430-53.6.

350-3.2 Home Occupation - Section 430-63.2.
350-3.3 Parks - Section 430-97.

350-3.4 Public Utility - (except commercial
facilities for the purpose of generating power
for public use by sale) - Section 430-105.3
through 430-105.7.

350-3.5 Co-located antennas, not otherwise
allowed through a Type I Procedure — Section
430-109.

350-3.8 Alteration, restoration or replacement
of a lawfully established dwelling on a lot or
parcel upon which two (2) or more lawful
dwellings exist that is not permitted through a
Type I procedure.

350-3.9 Boarding or training of horses for
profit with nine (9) or more horse stalls
(includes stalls for the owner’s horses) -
Section 430-31

maximum height of one-hundred (100) feet,
excluding those towers exempt pursuant to
Sections 430-109.1 and 201-2 — Section 430-
109.4.

34 87-3“.J1-FE-II.TI“}’ Day Care Provider - Section
430-53.6.

348-3.2 Home Occupation - Section 430-63.2.
348-3.3 Parks - Section 430-97.

348-3.4 Public Utility - (except commercial
facilities for the purpose of generating power

for public use by sale) - Section 430-105.3
through 430-105.7.

348-3.5 Co-located antennas, not otherwise
allowed through a Type I Procedure — Section
430-109.

348-3.9 Alteration, restoration or replacement
of a lawfully established dwelling on a lot or
parcel upon which two (2) or more lawful
dwellings exist that is not permitted through a
Type 1 procedure.

348-3.10 Boarding or training of horses for
profit with fifteen (15) or more horse stalls
(includes stalls for the owner’s horses) -
Section 430-21.

Xempt Linder__'_ZQ'l 2
aterial as a.customari




the-district — Section 410.

348-3.12 Clean Fill Site as defined by DEQ
rules — Section 410.

350-4Uses Which May be Permitted . -
Through.a Type Il Procedur '

A. Ail‘pbrt, inclddihgrés”sorciiated'harn:gar, -
maintenance and service facilities — Section
430-7.

A Airﬁorf, incl udihg asis{oéidtéaﬁéﬁgar,” ‘
maintenance and service facilities - Section
430-7.

B. Cemetery ~ Section 430-27.

C. Ceinetery - Section 430-27.
C. Church - Section 430-29.

D. Church - Section 430-29.

D. Golf Course, Country Club - Section 430-
50.

olf Course - Section 430-50.
E. Day Care Facility - Section 430-53.2.

F. Day Care Facility - Section 430-53.2.
F. Heliport - Section 430-59.

H. Heliport ~ Section 430-55.

ing for Seasonal Farm ai

G. Kennel - Section 430-73.

H. Operation for Exploration of Geothermal
Resources as defined by ORS 522.005.

L. Operation for Exploration of Geothermal
Resources as defined in ORS 522.005.

1. Public Buildings, limited to governmental

structures, community buildings and museums,
which serve the local area - Section 430-103.

N. Public Building, limited to go\)é}nunenta]
structures, community buildings and museums,
which serve the Jocal area - Section 430-103.




O. Veterinary or Animal Hospital.

X. Fi;clllty 3and 4 com:-m-unicétlon towers, to a
maximum height of one-hundred (100) feet -
Section 430-109.

L. School - Section 430-121.

P. Wmery - May include accessglj'y"tasting
room and incidental sales - Section 430-145.2.

Q. Broadcast Towers a maximum height of cne
hundred (100) feet - Section 430-109.

na yﬁ or An

isl_'f-lé»l;Hosp'ital.r

U. Facility 3 and 4 communication towers, to a
maximum height of one-hundred (100) feet -
Section 430-109.

0. Schools - Section 430-121.

S. Winery - May include accessory tasting
room and incidental sales - Section 430-
145.2.

W. Broadcast Towers a maximum height of
one hundred (100) feet - Section 430~
109.




EXHIBITD
Casefile 09-191-PA

SUMMARY OF DECISION

Scott Friedman of FGT Investments applied to Washington County for a plan
amendment to change the plan designation for a 5 acre property from Rural Residential
5 Acre District (RR-5) to Agriculture and Forest 5 Acre District (AF-5). The property is
more specifically described as tax lot 100 of tax map 251 25AD.

At its hearing on August 19, 2009, the Washington County Planning Commission voted
to approve the pian amendment request, subject to the foliowing conditions:

1.

Any additional amount over and above the fee deposit submitted with this
application which is determined to be owed to the County shall be paid upon
receipt of a statement of balance due, consistent with the agreement for payment
of fees for quasi-judicial plan amendment application processing previously
signed by the owner.

The requirements of the Community Development Code will apply to specific
development applications on each parcel. Other applicable regulations will also
apply, including requirements for wells and septic systems.

Prior to issuance of a final development approval for the subject property, the
property owner shall record with the Deed or Miscellaneous Records of

the county a restrictive covenant that the occupant of the property will not abject
to commonly accepted farm and forest practices which may occur on adjacent
lands.

Future uses on the subject property must comply with all restrictions and
requirements of the Sherwood-Dammasch-Wilsonville Limited Ground Water
Area.
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