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The application is for a Tentative Plat Review with Tree Felling to develop Riverwood Crossing, a 23-lot phased
residential subdivision. The subject property is located in North Albany and is addressed at
3118 Gibson Hill Road NW. A location map is included as Attachment A.
The project is proposed to be constructed in two phases, subdividing 7.47 acres of vacant land into 23
single-family residential lots and one non-developable tract of land intended for stormwater detention. The
subject property is zoned Residential Single Family (RS-10), which is generally intended for single-family
residential. To develop this subdivision, a total of eight trees are proposed to be removed. The proposed
Tentative Plat map is shown on Attachment G.
The Land Division review criteria under Albany Development Code (ADC) 11.180 and the clear and objective
Tree Felling review criteria under ADC 9.206 are applicable for this proposal. These criteria are addressed in
this report. The subject property has no natural resource overlay districts. On-site wetlands, which were
identified by the applicant’s wetland biologist, have been approved for disturbance and fill by the Department
of State Lands (DSL), with the applicant agreeing to purchase wetland mitigation bank credits.

Application Information
Proposal:

Application for Tentative Plat with Tree Felling to develop a 23-lot
subdivision in two phases for detached residential single-family homes.

Review Body:

Planning Commission (Type III review)

Property Owner/Applicant:

John and Janet Smith
8503 Quartzite Circle
Granite Bay, CA 95746

Applicant’s Engineer:

Troy Plum, P.E.
TKP Engineering, LLC
P.O. Box 374
Corvallis, OR 97339

Address/Location:

3118 Gibson Hill Road NW, Albany, OR 97321

Map/Tax Lot:

Benton County Assessor’s Map No. 10S-04W-35DB; Tax Lot 200

Zoning District:

RS-10 (Residential Single-Family)

Comprehensive Plan Map
Designation:

Residential – Low Density

Overlay District:

Local Wetland Inventory
cd.cityofalbany.net
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Total Land Area:

7.47 Acres

Existing Land Use:

Vacant

Neighborhood:

North Albany

Surrounding Zoning:

North: Residential Single Family (RS-10)
South: RS-10
West: RS-10
East: RS-10

Surrounding Uses:

North:
South:
East:
West:

Prior History:

No previous land use permits.
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Single-Family Residential Use
Vacant Property
Vacant Property
Single-Family Residential Use and Vacant Property

Notice Information

Prior to submitting the land use application, the applicant held a neighborhood meeting on July 6, 2021, in
accordance with ADC 1.140. A notice of public hearing for this application was mailed on October 12, 2021,
to owners of property located within 300 feet of the subject property in accordance with ADC 1.240(3). On
October 26, 2021, the property was posted with public hearing notice signs, no less than seven days before the
hearing, in accordance with ADC 1.240(4). The staff report was available to the public and posted on the City’s
website at www.cityofalbany.net/cd/projectreview on Monday, November 1, 2021, at least seven days prior to
the public hearing. At the time of writing this report, no comments had been received by the Community
Development Department.

Appeals

Within five days of the Planning Commission’s final decision on this application, the Community Development
Director will provide written notice of decision to the applicant and any other parties entitled to notice. Any
person who submitted written comments during a comment period or testified at the public hearing has
standing to appeal the Type III decision of the Planning Commission to the City Council by filing a notice of
appeal and associated filing fee within 10 days from the date the City mails the notice of decision.

Staff Analysis

The Albany Development Code (ADC) includes the following review criteria for a land division, which must
be met for the applications to be approved. Code criteria are written in bold italics and are followed by findings
and conclusions.

Tentative Plat Review Criteria (ADC 11.180)

Tentative Plat Review Criteria. Approval of a tentative subdivision or partition plat will be granted if
the review body finds that the applicant has met all of the following criteria which apply to the
development:

Criterion (1)

The proposal meets the development standards of the underlying zoning district, and applicable lot
and block standards of this Section.

Findings of Fact
1.1

The application is a Tentative Plat Review with Tree Felling to develop the Riverwood Crossing
Subdivision. The property is addressed at 3118 Gibson Hill Road NW. A location map is included as
Attachment A.
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1.2

The proposed subdivision will subdivide 7.47 acres of vacant land into 23 single-family residential lots
and one non-developable tract of land for a stormwater detention pond. The proposal would be
constructed in two phases. Phase One would include 13 lots: Lots 1 through 8 and Lots 19 through
23, which includes the proposed Ellis Avenue intersection and the stormwater detention pond. Phase
Two would include 10 lots: Lots 9 through 18. The tentative plat is shown on Attachment G.

1.3

The proposed development will create new lots intended for construction of new single-family
detached homes. The property is zoned Residential Single-Family (RS-10), which permits detached
single-family residential dwellings outright, per ADC 3.050. Therefore, the intended use of the
proposed subdivision is a permitted use in the RS-10 zone.

1.4

In the RS-10 zone, the average minimum lot size is 10,000 square feet, and the minimum dimensions
are 65 feet wide and 100 feet deep. All proposed lots are over 65 feet wide and 100 feet deep. Except
for Lot One, all proposed lots exceed the 10,000 square foot size minimum.

1.5

ADC 3.200 allows lot size variation within a land division, which states: “Up to 50 percent of the total
number of detached single-family lots in a land division may have lot sizes up to 30 percent smaller than the standard
permitted in any zone provided that the average lot size for lots in the development is at least the standard required in the
zone after accounting for all density bonuses.” All proposed lots are single-family detached. All lots have an
area greater than 10,000 square feet, except Lot One, which is proposed to be 7,785 square feet in size.
Lot One is 22 percent smaller than the 10,000-square-foot lot size required in the RS-10 zone. The
average area of all lots is 10,210 square feet. Therefore, proposed development conforms to the
allowable lot sizes for developments in the RS-10 zone, when the lot size variation standard within
land divisions under ADC 3.200 is applied.

1.6

The lot and block standards under ADC 11.090 are addressed later in this report. Those findings show
the lot and block standards are met without condition; those findings and conclusions are included
here by reference.

1.7

At the time of building permit, setback, lot coverage, and height standards will be applied to ensure
construction of new dwellings meet the applicable development standards of the underlying zoning
district.

Conclusions
1.1

Based on the factors above, the proposal meets the applicable development standards of the underlying
zoning district and the applicable lot and block standards of Article 11.

1.2

This criterion is met.

Criterion (2)

Development of any remainder of property under the same ownership can be accomplished in
accordance with this Code.

Findings of Fact
2.1

The site is addressed at 3118 Gibson Hill Road NW and identified as Benton County Assessor’s Map
No. 10S-04W-35CB, Tax Lot 200. The land is owned in its entirety by John and Janet Smith.

2.2

The site consists of 7.47 acres of vacant land. As shown on the tentative plat (Attachment G),
approximately 1.87 acres will be dedicated as public right-of-way for streets to serve the proposed
subdivision and 5.39 acres of land will be subdivided into 23 lots for single-family residential dwellings.

2.3

The remaining 0.21 acres (9,090 square feet) would be reserved as a tract intended for stormwater
detention. The tract of land is proposed to be owned and maintained by a Homeowner’s Association
(HOA). This topic is addressed in the findings and included as a condition of approval under Criterion
Five, relating to utilities (below).
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As proposed, there is no potential to further develop the subject property, and the subdivision does
not create any remainder property.

Conclusions
2.1

All property included in this subdivision is under the same ownership, and there is no remainder of
land to consider with this application.

2.2

This criterion is met.

Criterion (3)

Adjoining land can be developed or is provided access that will allow its development in accordance
with this Code.

Findings of Fact
3.1

All abutting properties to the subject property have existing access to a public street in accordance with
ADC 12.060.

3.2

As shown on the Tentative Plat (Attachment G), the proposed development would take access from
Gibson Hill Road NW. Ellis Avenue is proposed in alignment with that existing street at its intersection
with Thorn Drive to the west. As proposed, the new street network will connect and provide access
to adjacent undeveloped land, thereby facilitating future development of those properties.

3.3

All adjoining properties have access to public streets through the existing transportation system, and
the proposed subdivision plan will not remove that access.

Conclusion
3.1

Adjoining land has been developed, or can be developed, in accordance with this Code because all
adjoining lots have access to public streets.

3.2

This criterion is met.

Criterion (4)

The proposed street plan affords the best economic, safe, and efficient circulation of traffic possible
under the circumstances.

Findings of Fact
4.1

The project will subdivide a vacant parcel into 23 residential lots and one non-developable tract of land
intended for stormwater detention.

4.2

The development is located on the south side of Gibson Hill Road opposite Laura Vista Drive.

4.3

ADC 12.060 requires all streets adjacent and interior to new development be improved to City
standards.

4.4

Gibson Hill Road NW is classified as a minor arterial street and is currently under the jurisdiction of
Benton County. Based on an agreement between Benton County and the City, jurisdiction of
Gibson Hill Road NW will transfer to the City in 2022 after the County performs pavement
maintenance and sidewalk infill along the street. The Albany City Council has agreed that the planned
road improvements, in place at the time of jurisdiction transfer, will meet or be equivalent to the City’s
standard road improvement design.

4.5

Interior streets proposed with the subdivision, with the exception of Laura Vista Drive, will comply
with the local street standards identified in ADC 12.122 and have a right-of-way width of 54 feet and
a curb-to-curb street width of 30 feet. Laura Vista Drive is proposed to be constructed as a partial
width street in conformance with ADC 12.200 because the east side of the road adjoins a large vacant
lot with development potential. The proposed interim right-of-way width will be 45.5 feet. Most of
this street will be constructed by the applicant with the curb-to-curb width at 30 feet, and a sidewalk
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will be constructed along the west side of the street. The additional right-of-way needed to meet ADC
12.122 and a sidewalk (east side) is expected to be constructed with the future development of the
adjoining parcel to the east.
4.6

Based upon ITE trip generation rates for single-family homes, the development would add about 217
new vehicle trips per day to the public street system. About 23 of those trips would occur during the
peak PM traffic hour.

4.7

The development will not generate enough trips to require submittal of a trip generation analysis or
Traffic Impact Analysis (TIA). The threshold for requiring submittal of a trip generation analysis is 50
peak hour trips. The threshold for submittal of a TIA is 100 peak hour trips.

4.8

Albany’s Transportation System Plan (TSP) does not identify any capacity or safety issues occurring
along the street frontages of this development.

4.9

The development will create a new local street connection to Gibson Hill Road NW. Installation of a
stop sign and marked stop bar will be necessary to assign right-of-way for the new approach to the
intersection.

Conclusions
4.1

The development includes a proposal to construct all interior street to City standards in accordance
with ADC 12.122.

4.2

The proposed development will generate about 217 vehicle trips per day. About 23 of those trips will
occur during the PM peak traffic hour.

4.3

The development is not projected to generate enough trips to require submittal of a trip generation
estimate or TIA.

4.4

Albany’s TSP does not identify any capacity or safety issues occurring along the frontage of this site.

4.5

Installation of a stop sign and marked stop bar will be necessary for the new approach to
Gibson Hill Road NW in order to assign right-of-way at the intersection.

Conditions
Condition 1

Prior to City approval of the final subdivision plat for each phase of the development, the
applicant shall construct, or financially assure the construction of, public street improvements
to City standards for all streets within the development. Improvements shall include:
a) Interior streets, with the exception of Laura Vista Drive, shall have a right-of-way width
of 54 feet in accordance with ADC 12.122. Laura Vista Drive may have an interim
right-of-way width of 45.5 feet as shown on the approved tentative plat map.
b) The curb-to-curb width of interior local street(s) shall be 30 feet in accordance with ADC
12.122 and the approved tentative plat map.

Condition 2

The applicant shall install a stop sign and stop bar pavement marking for the new local street
connection to Gibson Hill Road NW.

Criterion (5)

The location and design allow development to be conveniently served by various public utilities.

Findings of Fact
Sanitary Sewer:
5.1

City utility maps show an 8-inch public sanitary sewer main in Gibson Hill Road NW near the subject
property’s northwest corner.
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5.2

Oregon Revised Statutes (ORS) 92.090 states no subdivision plat shall be approved unless sanitary
sewer service from an approved sewage disposal system is available to the lot line of each and every
lot depicted in the proposed subdivision plat.

5.3

Albany Municipal Code (AMC) 10.01.010 (1) states the objective of the Albany Municipal Code
requirements pertaining to public sanitary sewers is to facilitate the orderly development and extension
of the wastewater collection and treatment system, and to allow the use of fees and charges to recover
the costs of construction, operation, maintenance, and administration of the wastewater collection and
treatment system.

5.4

ADC 12.470 requires all new development to extend and/or connect to the public sanitary sewer
system if the property is within 300 feet of a public sewer line.

5.5

ADC 12.490 states sewer collection mains must be extended along the full length of a property’s
frontage(s) along the right(s)-of-way or to a point identified by the City Engineer as necessary to
accommodate likely system expansion. ADC 12.510 requires main extensions through the interior of
a property to be developed where the City Engineer determines that the extension is needed to provide
access to the public system for current or future service to upstream properties. Extension of the sewer
across the frontage and/or through the interior of a property makes the system available to adjacent
properties. Then, when the adjoining property connects, that property owner must extend the sewer
in a similar manner, making the sewer available to the next properties. In this way, each property owner
shares proportionately in the cost of extending sewer mains.

5.6

The applicant is proposing to extend the existing 8-inch public sewer main to the east in
Gibson Hill Road NW to the proposed new street entering the property. Because other surrounding
properties have access to other public sewer mains the extension need not go beyond the proposed
street into the subdivision. The public sewer will then be extended into the site to serve the proposed
lots and be made available to adjacent properties to the east and west at street stub-outs.

Water:
5.7

City utility maps show a 24-inch public water main in Gibson Hill Road NW along the full length of
the subject property’s frontage.

5.8

ORS 92.090 states no subdivision plat shall be approved unless water service from an approved water
supply system is available to the lot line of each and every lot depicted in the proposed subdivision
plat.

5.9

ADC 12.410 requires all new development to extend and/or connect to the public water system if the
property is within 150 feet of an adequate public main.

5.10

AMC 11.01.120 (2)(e) states all required public water main extensions must extend to the furthest
property line(s) of the development or parcel. Main extensions may be required through the interior of
a property to be developed where the City Engineer determines that the extension is needed to provide
current or future looping of water mains, or to provide current or future service to adjacent properties.
When the owner of a property is required to connect to the public water system, the water main must
be extended across the property’s entire frontage and/or through the interior of the property.
Extension of the water across the property’s frontage and through the interior of the property makes
the system available to adjacent properties. Then, when the adjoining property connects, that property
owner must extend the water mains in a similar manner, making the water available to the next
properties. In this way, each property owner shares proportionately in the cost of extending water
mains.

5.11

AMC 11.01.120 (2)(c) states the City shall have the sole right to determine size, location, and type of
facility to be constructed. All engineering of public water facilities shall be based on both domestic and
fire protection design criteria, and in accordance with the City’s water facility plan. All public water
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system improvements to be built under a private contract require that the developer obtain a Permit
for Private Construction of Public Improvements.
5.12

AMC 11.01.120 (2)(h) states all public main extensions must include fire hydrants and other
appurtenances in a manner consistent with the recommendations of the water system facility plan, the
Standard Construction Specifications, and/or the fire marshal.

5.13

AMC 11.01.120(2)(b) states all public water system improvements must be installed in public
rights-of-way or public utility easements. The normal location for the public water main extensions
will be in a dedicated street right-of-way.

5.14

The applicant is proposing to connect to the existing public water main in Gibson Hill Road NW and
extend public water facilities into the site along the proposed new public streets. The extensions in
street stub-outs will provide access to public water to adjacent parcels for future extensions when
development occurs.

Stormwater Drainage:
5.15

It is the property owner’s responsibility to ensure any proposed grading, fill, excavation, or other site
work does not negatively impact drainage patterns to, or from, adjacent properties. In some situations,
the applicant may propose private drainage systems to address potential negative impacts to
surrounding properties. Private drainage systems that include piping will require the applicant to obtain
a plumbing permit from the Building Division prior to construction. Private drainage systems crossing
multiple lots will require reciprocal use and maintenance easements and must be shown on the final
plat. In addition, any proposed drainage systems must be shown on the construction drawings. The
type of private drainage system, as well as the location and method of connection to the public system
must be reviewed and approved by the City of Albany's Engineering Division.

5.16

ADC 12.530 states a development will be approved only where adequate provisions for storm and
flood water run-off have been made, as determined by the City Engineer.

5.17

ADC 12.580 states all new development within the City must, where appropriate, provide for the
extension of existing storm sewer lines or drainageways serving surrounding areas. Extensions may be
required along all frontages and/or through the interior of a property to be developed where the City
Engineer determines that the extension is needed to provide service to upstream properties.

5.18

ADC 12.550 states any public drainage facility proposed for a development must be designed large
enough to accommodate the maximum potential run-off from its entire upstream drainage area,
whether inside or outside of the development, as specified in the City’s storm drainage facility plan or
separate storm drainage studies.

5.19

ADC 12.560 states where it is anticipated by the City Engineer that the additional run-off resulting
from the development will overload an existing drainage facility, the review body will not approve the
development until provisions have been made for improvement of the potential problem.

5.20

The applicant is required to submit a drainage plan, including support calculations, as defined in the
City's Engineering Standards. The applicant is responsible for making provisions to control and/or
convey storm drainage runoff originating from, and/or draining to, any proposed development in
accordance with all City standards and policies as described in the City's Engineering Standards.

5.21

AMC 12.45.030 – 12.45.040 requires a post-construction stormwater quality permit be obtained for all
new development and/or redevelopment projects on a parcel(s) equal to or greater than one acre,
including all phases of the development, where 8,100 square feet or more of impervious surface is
created and/or replaced, cumulatively. (Ord. 5841 § 3, 2014).

5.22

The applicant’s proposal shows the construction of new public streets for the subdivision. The design
of the public streets must include storm drainage facilities to accommodate runoff from the streets and
the lots adjacent to the streets.
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5.23

The applicant submitted a preliminary storm drainage plan for the proposed development including
stormwater quality facilities and stormwater detention. While the plan appears to be generally
acceptable, final design and construction details will be reviewed as part of the stormwater quality
permit and Site Improvement permit.

5.24

As shown on Tentative Plat (Attachment G), the stormwater detention pond is proposed as a tract of
land. The applicant has stated they would like to dedicate the stormwater detention pond to the City
of Albany, but if the City will not accept ownership and maintenance of the tract, it will remain under
the ownership and maintenance of an HOA. The City of Albany will not accept ownership or
maintenance responsibility for the proposed detention facility. As such, the proposed tract is the
responsibility of the developer, who proposes establishment of an HOA to own and maintain the
stormwater detention pond tract of land. This is included as a condition of approval.

Fire Safety:
5.25

The Albany Fire Department has reviewed the proposed subdivision for conformance with the 2019
Oregon Fire Code (OFC), and their comments are included as Attachment B. Fire safety requirements
include street naming conventions, the provision of adequate water supply and capacity, and emergency
accesses to and within the subdivision, including turnarounds, parking restrictions, and easements. The
applicant must show compliance with these fire safety standards prior to final plat approval at each
phase of the development. This is included as a condition of approval.

Conclusions
5.1

The applicant must extend public sanitary sewer facilities to serve each of the proposed lots.

5.2

The applicant must extend public water facilities to serve each of the proposed lots.

5.3

The applicant must construct public storm drainage improvements as part of the public street
construction required as part of the proposed development.

5.4

The applicant must provide stormwater quality facilities for the proposed development.

5.5

The applicant must obtain a stormwater quality permit before beginning work on the proposed storm
drainage improvements.

5.6

A stormwater detention basin is proposed to be located on a tract of land that will be owned and
maintained by an HOA.

5.7

The applicant must show compliance with the OFC prior to final plat approval at each phase of the
development.

5.8

The applicant has submitted preliminary utility plans for the proposed development. While these plans
appear to be generally acceptable, final design and construction details will be reviewed as part of the
required permits.

Conditions
Condition 3

Prior to City approval of the final subdivision plat for each phase of the development, the
applicant must construct public sanitary sewer facilities to provide service to each of the
proposed lots in the subdivision.

Condition 4

Prior to City approval of the final subdivision plat for each phase of the development, the
applicant must construct public water facilities to provide service to each of the proposed lots
in the subdivision.

Condition 5

Prior to City approval of the final subdivision plat for each phase of the development, the
applicant must construct public storm drainage improvements to collect runoff from the
proposed development. The storm drainage improvement must include stormwater quality
and detention facilities generally as shown on the preliminary utility plans submitted by the
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applicant. A stormwater quality permit must be obtained before beginning work on the
proposed storm drainage improvements. Final design details for the proposed storm drainage
improvements will be reviewed and approved as part of the required permits.
Condition 6

Prior to City approval of the final subdivision plat for Phase One, the applicant shall submit
to the Community Development Department for review of a document to be recorded with
the final plat that calls for the formation of a Homeowner’s Association (HOA). This
document shall describe restrictive covenants and easements for the non-developable tract of
land proposed on the Tentative Plat, for purposes of a stormwater detention pond. This tract
of land shall be owned and maintained by the HOA. These restrictive covenants and
easements shall be recorded and filed prior to City approval of the final subdivision plat for
Phase One.

Condition 7

Prior to City approval of the final subdivision plat for each phase of the development, the
applicant shall submit plans that demonstrate standards of the Oregon Fire Code are met.

NOTE:

All required permits must be obtained through the Public Works Department before beginning work on any
of the aforementioned improvements. Final design and construction details will be reviewed as part of the required
permits.

Criterion (6)

Activities and developments within special purpose districts must comply with the regulations
described in Articles 4 (Airport Approach), 6 (Natural Resources), and 7 (H istoric), as applicable.

Findings of Fact and Conclusion
6.1

Article 4 Airport Approach district: According to Figure 4.410-1 of the ADC, the subject property is not
located within the Airport Approach District.

6.2

Article 6 Steep Slopes, Comprehensive Plan Plate 7: According to Plate 7 of the Comprehensive Plan, the
subject property is not located in the Hillside Development district.

6.3

Article 6 Floodplains, Comprehensive Plan Plate 5: According to the FEMA Flood Insurance Rate Map,
Community Panel No. 41043C0195H, dated December 8, 2016, the subject property is located outside
of the Special Flood Hazard Area (aka 100-year floodplain).

6.4

Article 6 Wetlands, Comprehensive Plan Plate 6: Indicates this property has no significant wetland overlay
districts on the subject property; however, wetlands are shown on the Local Wetland Inventory and
depicted on the Wetland Overlay Map that is submitted by the applicant (Attachment J).
A wetland delineation was completed for the subject property, which received concurrence from the
Department of State Lands (DSL). A Joint Permit Application (JPA) was submitted for proposed
wetland disturbances. The JPA is administered through DSL, the Army Corps of Engineers (ACOE),
the Oregon Department of Environmental Quality, the National Marine Fishery Services, and other
interested state and federal agencies. As shown on Attachment D, the subject JPA was approved under
Removal Fill Permit #62696-RF on January 19, 2021. Therefore, the proposed wetland disturbances
have been approved under a JPA with all applicable state and federal agencies. In this case, the
applicant has purchased mitigation bank credits for wetland fill as proposed.

6.5

Article 7 Historic Districts, Comprehensive Plan Plate 9: Shows the subject property is not located in a historic
district. There are no known archaeological sites on the property.

Conclusion
6.1

The proposed development is not located within special purpose districts described in Articles 4
(Airport Approach), 6 (Natural Resources), and 7 (Historic), as applicable.

6.2

The applicant has obtained the necessary permit to impact wetlands considered non-significant,
consistent with state and federal laws.
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This criterion is met.

Lot and Block Arrangements Review Criteria (ADC 11.090)

Lot and Block Arrangements. In any single-family residential land division, lots and blocks shall
conform to the following standards in this Article and other applicable provisions of this Code:

Criterion (1)

Lot arrangement must be such that there will be no foreseeable difficulties, for reason of topography
or other condition, in securing building permits to build on all lots in compliance with the
requirements of this Code with the exception of lots designated Open Space.

Findings of Fact and Conclusion
1.1

The proposed 23-lot subdivision complies with the minimum dimensional and lot area standards of
the underlying residential RS-10 zoning district.

1.2

The subject property is not located in an area with steep slopes. The proposed subdivision has been
designed to accommodate the existing topography ensuring building permits may be issued for each
lot; the Grading Plan (Attachment H) demonstrates all proposed lots can be developed consistent with
the code.

1.3

Wetlands are shown on the Local Wetland Inventory and depicted on the Wetland Overlay Map
(Attachment J). The applicant has obtained a Removal Fill Permit from the DSL and ACOE under
Permit #62696-RF (Attachment D). Therefore, the applicant has obtained the necessary permit to
impact wetlands, which will not hinder development of the proposed subdivision.

1.4

Based on these factors, there will be no difficulties in securing building permits to build on all lots
proposed for development. This criterion is met.

Criterion (2)

Lot dimensions must comply with the minimum standards of this Code. When lots are more than
double the minimum area designated by the zoning district, those lots must be arranged so as to allow
further subdivision and the opening of future streets where it would be necessary to serve potential
lots. An urban conversion plan may be required in conjunction with submittal of tentative subdivision
or partition plat.

Findings of Fact and Conclusion
2.1

In the RS-10 zone, the average minimum lot size is 10,000 square feet, and the minimum dimensions
are 65 feet wide and 100 feet deep.

2.2

The proposed development would create 23 single-family detached lots in the RS-10 zone. All
proposed lots are over 65 feet wide and 100 feet deep, consistent with the lot dimension standards of
the RS-10 zone. There are no lots proposed to be 20,000 square feet in size or larger. Therefore, an
urban conversion plan is not required because none of the proposed developable lots will be more
than double the minimum lot size of the RS-10 zoning district. This criterion is met.

Criterion (3)

Double frontage lots shall be avoided except when necessary to provide separation of residential
developments from streets of collector and arterial street status or to overcome specific disadvantages
of topography and/or orientation. When driveway access from arterials is necessary for several
adjoining lots, those lots must be served by a combined access driveway in order to limit possible
traffic hazards on such streets. The driveway should be designed and arranged so as to avoid requiring
vehicles to back into traffic on arterials. An access control strip shall be placed along all lots abutting
arterial streets requiring access onto the lesser class street where possible.
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Findings of Fact and Conclusion
3.1

None of the proposed new lots are double frontage lots, except for proposed Lot Two. Proposed Lot
Two has frontage on Gibson Hill Road NW, and the new street on the interior of the subdivision.
Gibson Hill Road NW is classified as a minor arterial street. As shown on the Tentative Plat
(Attachment G), access to Lot Two is proposed from the new street interior to the development. The
rear yard of Lot Two faces Gibson Hill Road NW; however, direct access from Lot Two to
Gibson Hill Road NW is not proposed. This criterion is met.

Criterion (4)

Side yards of a lot shall run at right angles to the street the property faces, except that on a curved
street the side property line shall be radial to the curve.

Findings of Fact and Conclusion
4.1

The Tentative Plat (Attachment G) shows that all proposed side yard lot lines are designed
perpendicular to the street and radial to right-of-way curves. This criterion is met.

Criterion (5)

Block dimensions shall be determined by existing street and development patterns, connectivity
needs, topography, and adequate lot size. The average block length shall not exceed 600 feet unless
adjacent layout or physical conditions justify a greater length. Block length is defined as the distance
along a street between the centerline of two intersecting through streets (Figure 11.090-1). Physical
conditions may include existing development, steep slopes, wetlands, creeks, and mature tree groves.
FIGURE 11.090-1. Block Length

Findings of Fact and Conclusion
5.1

The proposed subdivision is designed with street intersections to provide the best opportunities for
development of adjacent properties. The proposed Ellis Avenue segment is in horizontal alignment
with the existing section of Ellis Avenue at the Thorn Drive intersection to the west. The Tentative
Plat (Attachment F) shows that the maximum block length proposed is less than 600 feet, consistent
with this standard. This criterion is met.

Criterion (6)

Off-street pedestrian pathways shall be connected to the street network and used to provide pedestrian
and bicycle access in situations where a public street connection is not feasible.

Findings of Fact and Conclusion
6.1

Pedestrian connectivity is provided by sidewalks along public streets throughout the subdivision. The
proposed subdivision does not create a situation where a public street connection is necessary but is
not feasible. This criterion is met.
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Criterion (7)

The recommended minimum distance between arterial street intersections is 1800 feet. In order to
provide for adequate street connectivity and respect the needs for access management along arterial
streets, the Community Development Director/City Engineer may require either a right-in/right-out
public street connection or public access connection to the arterial in lieu of a full public street
connection. When a right-in/right-out street connection is provided, turning movements shall be
defined and limited by raised medians to preclude inappropriate turning movements.

Findings of Fact
7.1

Gibson Hill Road NW is a minor arterial transportation facility. The proposed development would
create a new public street intersection at Gibson Hill Road NW in alignment with the existing
Laura Vista Drive intersection on the north side of Gibson Hill Road NW. A right-in/right-out public
street connection is not required; however, the transportation criterion under ADC 11.180(4) requires
installation of a stop sign and marked stop bar for the new approach to Gibson Hill Road NW to
assign right-of-way at the intersection. Therefore, the proposed intersection conforms with the
requirements of this section of code. This criterion is met.

Criterion (8)

The minimum frontage of a lot on a cul-de-sac shall be 22 feet as measured perpendicular to the
radius.

Findings of Fact and Conclusion
8.1

The proposed subdivision does not create any cul-de-sacs; therefore, this criterion is not applicable.

Criterion (9)

Flag lots are allowed only when absolutely necessary to provide adequate access to buildable sites and
only where the dedication and improvement of a public street is determined by the City Engineer to
be not feasible or not practical. The minimum width for a flag is 22 feet, except when access is shared
by an access and maintenance agreement in which case each lot shall have a minimum width of 12
feet and a combined minimum of 24 feet.

Findings of Fact and Conclusion
9.1

The proposed subdivision will create one flag lot on Lot Two as shown on the Tentative Plat. There
is no opportunity to provide a public street to and through Lot Two, and direct access from
Gibson Hill Road NW is not permitted because it is a minor arterial road with access restrictions. The
flag portion of Lot Two is 25 feet in width, consistent with this code standard. This criterion is met.

Criterion (10)

At all street intersections, an arc along the property lines shall be established so that construction of
the street at maximum allowable width, centered in the right-of-way, shall require not less than a
twenty-foot radius of the curb line.

Findings of Fact and Conclusion
10.1

The proposed development would create two intersections, one at Gibson Hill Road NW and one
interior to the development at Ellis Avenue and the new interior street. As shown on the Tentative
Plat (Attachment G), these two intersections have been designed to provide curb returns with 20-foot
radii consistent with this standard. This criterion is met.

Tree Felling Review Criteria (ADC 9.206)

Clear and Objective Criteria for Tree Felling associated with Development of Housing.
For property where a building permit, Site Plan Review, subdivision, or partition application has been
approved or is currently under review for the development of housing on a property, the applicant
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proposing the felling of trees may choose to meet the criteria in Section 9.206 rather than the criteria
in Section 9.205. A Site Plan Review application for tree felling subject to the criteria in Section 9.206
will be processed as a Type I decision. The Community Development Director, City Forester, or
his/her designee shall approve the Site Plan Review application when the applicant demonstrates that
all of the following review criteria are met:

Findings of Fact

The proposed tree felling application is processed concurrently with a residential subdivision application for
the development of housing. As such, the applicant may apply the criteria under ADC 9.206.

Criterion (1)
The critical root zone of each tree to be felled is no more than five feet from proposed roads, driveways,
utilities, and required site improvements of 10 feet from proposed residential building pads.
Findings of Fact and Conclusion
1.1

As shown on the Tree Removal Plan (Attachment I), the applicant proposes removal of eight trees.

1.2

The critical root zone and the trunk of trees proposed for removal (Tree #1, #3, #4, and #7) are no
more than five feet from proposed roads, driveways, or utilities.

1.3

The critical root zone and the trunk of trees proposed for removal (Trees #2, #5, #6, and #8) are no
more than 10 feet from the building envelope of future homes based on the building setback standards
of the RS-10 zoning district (ADC, Table 3.190-1). Further, these trees conflict with site improvements
and grading on the subject lots.

1.4

Based on the factors above, the proposed tree felling conforms to this standard. This criterion is met.

Criterion (2)
The proposed felling is consistent with other applicable sections of the Development Code (such as
Article 6, Significant Natural Resource Overlay Districts) and City ordinances, including tree
regulations in the Albany Municipal Code.
Findings of Fact and Conclusion

As outlined in this report, the proposed tree felling is consistent with all other applicable sections of the Albany
Development Code, City ordinances, and the Albany Municipal Code. This criterion is met.

Overall Conclusion

As proposed and conditioned, the application under planning file SD-07-21 for a Tentative Plat Review with
Tree Felling to develop a 23-lot phased residential subdivision, satisfies all applicable review criteria as outlined
in this report.

Overall Conditions

Transportation:
Condition 1 Prior to City approval of the final subdivision plat for each phase of the development, the
applicant shall construct, or financially assure the construction of, public street improvements
to City standards for all streets within the development. Improvements shall include:
a) Interior streets, with the exception of Laura Vista Drive, shall have a right-of-way width
of 54 feet in accordance with ADC 12.122. Laura Vista Drive may have an interim
right-of-way width of 45.5 feet as shown on the approved tentative plat map.
b) The curb-to-curb width of interior local street(s) shall be 30 feet in accordance with ADC
12.122 and the approved tentative plat map.
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Condition 2 The applicant shall install a stop sign and stop bar pavement marking for the new local street
Utilities:

connection to Gibson Hill Road NW.

Condition 3 Prior to City approval of the final subdivision plat for each phase of the development, the
applicant must construct public sanitary sewer facilities to provide service to each of the
proposed lots in the subdivision.

Condition 4 Prior to City approval of the final subdivision plat for each phase of the development, the
applicant must construct public water facilities to provide service to each of the proposed lots
in the subdivision.

Condition 5 Prior to City approval of the final subdivision plat for each phase of the development, the

applicant must construct public storm drainage improvements to collect runoff from the
proposed development. The storm drainage improvement must include stormwater quality
and detention facilities generally as shown on the preliminary utility plans submitted by the
applicant. A stormwater quality permit must be obtained before beginning work on the
proposed storm drainage improvements. Final design details for the proposed storm drainage
improvements will be reviewed and approved as part of the required permits.

Condition 6 Prior to City approval of the final subdivision plat for Phase One, the applicant shall submit
to the Community Development Department for review of a document to be recorded with
final plat that calls for the formation of a Homeowner’s Association (HOA). This document
shall describe restrictive covenants and easements for the non-developable tract of land
proposed on the Tentative Plat, for purposes of a stormwater detention pond. This tract of
land shall be owned and maintained by the HOA. These restrictive covenants and easements
shall be recorded and filed prior to City approval of the final subdivision plat for Phase One.

Condition 7 Prior to City approval of the final subdivision plat for each phase of the development, the
applicant shall submit plans that demonstrate standards of the Oregon Fire Code are met.

NOTE:

All required permits must be obtained through the Public Works Department before beginning work on any
of the aforementioned improvements. Final design and construction details will be reviewed as part of the required
permits.

Condition 8 Development shall occur consistent with the plans and narrative submitted by the applicant
or as modified by conditions of approval.

Options for the Planning Commission
The Planning Commission has three options with respect to the proposed development:
Option 1:
Approve the request as proposed and conditioned; or
Option 2:
Approve the request with amendments; or
Option 3:
Deny the request.

Staff Recommendation

Based on the analysis provided in this report, staff recommends the Planning Commission pursue Option 1
and approve the Tentative Plat with Tree Felling. If the Planning Commission follows this recommendation,
the following motion is suggested:
I move to approve the proposed Tentative Plat with Tree Felling for phased development of a 23-lot Residential Subdivision, under
planning file SD-07-21. This motion is based on the findings and conclusions in the November 1, 2021, staff report, and the
findings in support of the application made by the Planning Commission during deliberations on this matter.
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Attachment A

Zoning and Vicinity Map

Attachment B

TO:

David Martineau, Planner

From:

Lora Ratcliff, Fire Marshal

DATE:

September 9, 2021

SUBJECT: SD-07-21 –3118 Gibson Hill Rd NW– Fire Department Comments

The fire department has reviewed the above project for conformance to the 2019 Oregon Fire Code
(OFC) per your request and has the following comments:
1. Street A and B will be named Laura Vista Dr NW, in conjunction with the City of Albany
Addressing Standards and Policy.
2. Approved fire apparatus roadways must extend to within 150 feet of all exterior portions of any
structure that will be built on the new created lot as measured by an approved route of travel
around the exterior of the structure with dead-end lengths not exceeding 150 feet long unless an
approved turnaround is provided. (OFC 503.1.1, OFC 503.2.5 and OFC, Appendix D 103.4).
3. Dead-end fire apparatus roads in excess of 150 feet in length shall be provided with an approved
area for turning around fire apparatus (OFC 503.2.5 and D103.4).
The proposed turnaround shall be permanently marked “NO PARKING—FIRE LANE using
YELLOW painted curbing and/or approved signs spaced along the road edge. (OFC 503.3
& Appendix D 103.6)
An Emergency Vehicle Access Easement shall be recorded on the affected parcels
identifying that said easement shall be maintained by the owners and for purposes of
ingress and egress to provide, without limitation, fire protection, ambulances and rescue
services and other lawful governmental or private emergency services to the premises,
owners, occupants and invitees thereof and said easement shall made part of any
submittal.
A “no-parking” restriction must be placed over the private access road and any additional
areas on the property the Fire Marshal determines must be restricted for fire access.
4. This proposed project is located within a “Protected Area” as defined by Oregon Fire Code (OFC)
Appendix B, Section B102 and this area will be required to be served by a public water system.
The Fire Flow required for shall be as specified in Appendix B of the fire code. (OFC 507.3)
5. INADEQUATE FIRE APPROACH & ACCESS TO WATER SUPPLY
If the Fire Official determines that there is an inadequate fire apparatus access condition or an
inadequate fire water supply for one or more parcels of the proposed division, in Lieu of providing
adequate fire apparatus access or supply and acting in conformance to the standards set forth in
OAR 918-480-0125, the Uniform Alternate Construction Standard for One and Two Family
Dwellings, the Building Official, will select the following standard to address the inadequacies
pertaining to structures built on the affected parcels:
a.

LAR/lar

Installation of an NFPA Standard 13D fire suppression system;
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PROJECT INTRODUCTION
TKP Engineering is pleased to submit a Land Use Application for the proposed Riverwood
Crossing Subdivision project. The subject applications are for; Land Division – Tentative Plat and
Site Plan Review – Tree Felling. The proposed development would create a 23 lot subdivision.
The subject property is approximately 7.47 acres in size as shown on Benton County Tax Map 10S04W-35DB, Tax Lot 200. The property has a zoning designation of RS-10 (Residential Single
Family).
The subject property fronts Gibson Hill Road to the North and would complete the fourth leg of the
Laura Vista Drive intersection at Gibson Hill Road as shown on the tentative subdivision drawings.
All proposed streets within the subdivision would achieve Local Street standards.
Gibson Hill Road, a minor arterial facility, is currently under the ownership of Benton County and
is in the process of being dedicated to the City of Albany. Based on pre-application conference
comments from the City of Albany, the right-of-way width of Gibson Hill Road along the subject
properties frontage is adequate and no further right-of-way dedication, or street improvements, will
be required for development of the proposed subdivision.
Public Sanitary sewer and domestic water are located along the properties Gibson Hill Road
frontage. Sanitary sewer and domestic water are available to serve the proposed development as
shown on the preliminary plans.
Post developed stormwater surface runoff will be routed to curbside stormwater quality planters
within proposed public streets in conformance with City of Albany engineering standards.
Stormwater quality planters would discharge to a piped stormwater collection system which is
routed to a proposed detention pond located along the properties Gibson Hill Road frontage
attenuating post developed runoff to the pre-developed runoff rate. Post developed storm water
runoff will be treated, attenuated to pre-developed runoff rates, and discharged to an existing
roadside ditch located along the properties Gibson Hill Road frontage.
The proposed development would be constructed in two phases. Phase 1 would include 13 Lots; 1
through 8 and 19 through 23 which includes the proposed Ellis Avenue intersection. Phase 2 would
include 10 lots; 9 through 18. The proposed detention pond would be constructed with Phase 1
improvements. Street side stormwater quality infrastructure, along with gravity storm drainage
piping, would be constructed within the development phase served. Sanitary sewer and water
infrastructure would be continued from Phase 1 to Phase 2 as shown on the preliminary plans.
The subject property contains non-significant wetlands as identified on the City of Albany Local
Wetland Inventory. A wetland delineation has been completed for the subject property which
received concurrence from the Department of State Lands (DSL). A Joint Permit Application (JPA)
has been submitted for proposed wetland disturbances. The JPA is administered through DSL, the
Army Corps of Engineers, the Oregon Department of Environmental Quality, the National Marine
Fishery Services, and other interested state and federal agencies. The subject JPA has been
approved for wetland disturbances as shown on the preliminary development plans, wetland credits
have been purchased and disturbance to all existing wetlands located on the subject property is
approved.
Riverwood Crossing Subdivision – Project Introduction
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Eight existing trees greater than 25” in circumference would need to be removed as required to
construct the proposed street improvements and associated lot grading. All proposed tree felling
conforms with Section 9.206 of the Albany Development Code under the Clear and Objective
Criteria for tree felling proposals required for development of housing.
The following sections provide ‘Findings of Fact’ addressing all applicable Articles of the ADC.
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LAND USE APPLICATION – FINDINGS OF FACT
The following ‘Findings of Fact’ address the review criteria for: Land Division – Tentative Plat
land use application requirements.
LAND DIVISION – TENTATIVE PLAT
Criterion 1: The proposal meets the development standards of the underlying zoning
district, and applicable lot and block standards of this section. Describe how
the proposal will be consistent with Lot and Block Standards obtained in
ADC 11.090.
Fact:

Findings of Fact demonstrating conformance with ADC 11.090 are provided in
Section 5 of this report.

Conclusion: The proposed development achieves all applicable ADC standards. See Section 5
of this report for ADC 11.090 conformance details.
Criterion 2: Development of any remainder of property under the same ownership can be
accomplished in accordance with the Code. If the proposed land area can be
divided, a separate expanded tentative plat, called an “Urban Conversion
Plan”, will need to be submitted to show how the property can be further
divided, and how access and utilities complying with the various regulations
of the Development Code can be provided. An Urban Conversion Plan is
used only to evaluate the current request against the review criteria and does
not convey any future approval rights.
Fact:

The proposed development would create 23 single family residential lots. There
is no potential to further develop the subject property.

Conclusion: There are no reminder areas that could be further divided.
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Criterion 3:

Adjoining land can be developed or is provided access that will allow its
development in accordance with the Code. Assess each adjoining parcel/lot
for further development potential. For example, will any adjoining lot
depend upon the application’s property for access? If so, this application
may need to provide a street stub.

Fact:

The proposed development would take access from Gibson Hill Road with an
extension of Laura Vista Drive south of this minor arterial facility. Two
intersections would be created providing for future development of adjacent
properties. Ellis Avenue is proposed in alignment with that existing street at its
intersection with Thorn Drive to the west. The proposed street network would
also extend to the south providing access to that undeveloped land.

Conclusion: All adjoining land will be provided access as required to ensure successful future
development of those properties.
Criterion 4: The proposed street plan affords the best economic, safe, and efficient
circulation of traffic possible under the circumstances. Describe how the
plan makes the best use of existing and proposed streets for access to the
proposed parcels/lots, including for pedestrians and bicycles. Refer to Article
12 of the Development Code.
Fact:

The proposed development would create the fourth leg at the existing Gibson Hill
Road and Laura Vista Drive intersection. Ellis Avenue would be able to extend
due east from the existing intersection at Thorn Drive. The property to the east is
provided two street stubs. The property to the south is provide one street stub. All
proposed streets would be constructed to Local Street Standards with setback
sidewalks for pedestrian access. Bicycles would share the new local road with
vehicles as is intended on local street networks. See Section 6 of this report for
Findings of Fact addressing ADC Article 12.

Conclusion: The proposed street plan affords the best economic, safe, and efficient circulation
of traffic possible under the circumstances.
Criterion 5:

The location and design allows for development to be conveniently served by
various public utilities. Indicate the location and size of each of the nearest
public facilities for water, sewer, and storm drainage, and explain how the
project will connect to those facilities. If public facilities are not available,
how will the property be served? Refer to Article 12 of the Development
Code.

Fact:

Public Water and sanitary sewer have been extended along the properties Gibson
Hill Road frontage of adequate size and capacity to serve the proposed
development. The subject property slopes up and away to the south from Gibson
Hill Road allowing the property to be served with gravity sanitary sewer along
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with piped storm drainage.
Storm drainage infrastructure would be constructed within the proposed streets as
required to collect stormwater runoff. Post developed runoff would be routed to
stormwater quality planters and conveyed to a detention pond located along the
properties northern Gibson Hill Road frontage. Attenuated storm runoff would be
routed to an existing roadside ditch accommodating pre-developed runoff rates
from the subject property.
The size, location, and elevation of existing public water, sanitary sewer, and
storm sewer are shown on the preliminary plans. See Section 6 of this report for
Findings of Fact addressing ADC Article 12.
Conclusion: The proposed development can be conveniently served by existing public water,
sanitary sewer, and storm sewer.
Criterion 6: Activities and developments within special purpose districts must comply
with the regulations described in Articles 4 (Airport Approach), 6 (Natural
Resources), and 7 (Historic) as applicable. Refer to Development Code
Articles 4, 6, and 7
Fact:

The subject property contains wetlands as identified on the City of Albany Local
Wetland Inventory. The wetlands located on the subject property are not
considered significant by the City of Albany.
The subject property contains non-significant wetlands as identified on the City of
Albany Local Wetland Inventory. A wetland delineation has been completed for
the subject property which received concurrence from the Department of State
Lands (DSL). A Joint Permit Application (JPA) has been submitted for proposed
wetland disturbances. The JPA is administered through DSL, the Army Corps of
Engineers, the Oregon Department of Environmental Quality, the National
Marine Fishery Services, and other interested state and federal agencies. The
subject JPA has been approved for wetland disturbances as shown on the
preliminary development plans, wetland credits have been purchased and
disturbance to all existing wetlands located on the subject property is approved.

Conclusion: Proposed wetland disturbances have been approved under a Joint Permit
Application with all applicable state and federal agencies. Compliance with ADC
Article 6 is not required.
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ADC ARTICLE 3 – FINDINGS OF FACT
The following ‘Findings of Fact’ address the applicable review criteria of ADC Article 3.
Criterion: ADC Section 3.050
Fact:
The subject property has a zoning designation of RS-10. The proposed
development would create 23 detached single family residential lots.
Conclusion: Detached single family lots are permitted outright in the RS-10 zone.
Criterion: ADC Section 3.080(19)
Fact:
ADC Section 3.080(19) is a special condition for detached single family
subdivisions. The proposed development will not involve a sales office.
Conclusion: A sales office is not proposed as part of the development. This section of code is
not applicable to the proposed development.
Criterion: ADC Section 3.190
Fact:
The proposed development would create 23 single family detached lots. All
proposed lots are over 65-ft wide and 100-ft deep. The area of Lot 1 is less than
the minimum 10,000 square feet per this section of code, all other proposed lots
exceed 10,000 square feet in area. Reduction in the area of Lot 1 is addressed
under ADC Section 3.200.
Conclusion: All proposed single family detached lots achieve the requirements of this section
of code, with lot size variation allowances for Lot 1 presented under ADC Section
3.200.
Criterion: ADC Section 3.200
Fact:
The proposed development would create 23 single family detached lots in the RS10 zone. Up to 50% of the total number of detached single-family lots in a land
division may have lot sizes up to 30 percent smaller than the standard permitted
in any zone provided that the average lot size for lots in the development is at
least the standard required in the zone after accounting for all density bonuses.
All proposed lots are single family detached. All lots have an area greater that
10,000 square feet, except Lot 1 which is 7,785 square feet. Lot 1 is 22% smaller
than the required 10,000 square foot lot size required in the RS-10 zone. The
average area of all lots is 10,210 square feet.
Conclusion: The proposed development conforms to the allowable lot sizes for developments
in the RS-10 zone per this section of code.
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Criterion: ADC Section 3.230
Fact:
All proposed lots have been designed to ensure setback requirements defined in
this section of code may be achieved.
Conclusion: Conformance with setback requirements shall be demonstrated with building
permit applications for each individual lot.
Criterion: ADC Section 3.320
Fact:
The subject property is not adjacent to any Noise Corridors identified in this
section of code.
Conclusion: This section of code is not applicable to the proposed development.
Criterion: ADC Section 3.350
Fact:
The proposed subdivision will provide public streets with parking permitted on
both sides. All single family lots shall provide driveways of sufficient width and
length for parking of two vehicles and at least a one car garage.
Conclusion: In addition to the available on street parking, all single family lots shall provide a
minimum of 3 parking spaces.
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ADC ARTICLE 9 – FINDINGS OF FACT
The following ‘Findings of Fact’ address the applicable review criteria of ADC Article 9.
Criterion: ADC Section 9.020
Fact:
The proposed subdivision will provide local public streets with parking permitted
on both sides. All single family lots shall provide driveways of sufficient width
and length for parking of two vehicles and at least a one car garage.
Conclusion: In addition to the available on street parking, all single family lots shall provide a
minimum of 3 parking spaces.
Criterion: ADC Section 9.140(1)
Fact:
The proposed development would create 23 single family residential lots with
public improvements including roadways, sanitary sewer, storm drainage and
water. Driveways and public sidewalks will be constructed along the frontage of
each lot as part of the building permit requirements for each individual lot.
Landscaping requirements along the frontage of each lot would also be installed
with individual building permits after each lot is sold.
Conclusion: The landscaping requirements of this section of code shall be installed as part of
the building permit application for each individual lot. Occupancy permits shall
not be issued for any lot until required landscaping is installed and approved.
Criterion: ADC Section 9.170
Fact:
All existing trees located within the subject property, and associated rights-ofway, are shown on the preliminary plans. Eight existing trees within the subject
property are proposed to be removed as shown on the preliminary development
plans.
Conclusion: See preliminary plans for existing tree location, identification, and removal.
Criterion: ADC Section 9.206(1)
Fact:
Eight trees are proposed for removal as shown on the preliminary plans.
The critical root zone, and the tree trunk, of Trees #1, #3, #4, & #7 proposed for
removal are no more than five feet from proposed roads, driveways or utilities.
The critical root zone, and the tree trunk, of Trees #2, #5, #6 & #8 proposed for
removal are no more than 10 feet from the building envelope of future homes
based on the building setback standards of Table 3.190-1. Further these trees
conflict with site improvements and grading on the subject lots.
Conclusion: The proposed tree felling conforms to all standards of this section of code.
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Criterion: ADC Section 9.206(2)
Fact:
The proposed tree felling is consistent with the ADC, City ordinances, and the
Albany Municipal Code.
Conclusion: The proposed tree felling conforms to all standards of this section of code.
Criterion: ADC Section 9.210
Fact:
The subject property has a zoning designation of RS-10. All abutting properties
have a zoning designation of RS-10.
Conclusion: Buffering and screening is not required since all adjacent properties have the
same RS-10 zoning designation.
Criterion: ADC Section 9.360
Fact:
No fences are proposed as part of the development. Fences may be constructed
by future lot owners in conformance with this section of code.
Conclusion: This section of code is not applicable to the proposed development. Any fences
constructed by future lot owners shall be reviewed and approved per the standards
of this section of code under building permit applications for each individual
property.
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ADC ARTICLE 11 – FINDINGS OF FACT
The following ‘Findings of Fact’ address the applicable review criteria of ADC Article 11.
Criterion: ADC Section 11.090(1)
Fact:
The proposed 23 lot subdivision has been designed to accommodate the existing
topography ensuring building permits may be issued for each proposed lot. A
proposed grading plan is included in the preliminary plan set demonstrating all
proposed lots may successfully be developed.
Conclusion: The proposed development conforms to the requirements of this section of code.
Criterion: ADC Section 11.090(2)
Fact:
All lots within the proposed subdivision conform to all applicable lot dimensional
standards of the ADC. There are no proposed lots greater than double the
minimum lot area in the RS-10 zone.
Conclusion: The proposed development conforms to the requirements of this section of code.
Criterion: ADC Section 11.090(3)
Fact:
Proposed Lot 2 would take access from the new street as shown on the
preliminary plans. The rear yard of Lot 2 also abouts Gibson Hill Road, direct
access from Lot 2 to Gibson Hill Road is prohibited.
In order to fully develop the subject property, this one double frontage lot is
required.
Conclusion: The proposed development conforms to the requirements of this section of code.
Criterion: ADC Section 11.090(4)
Fact:
All proposed side yard lot lines have been designed perpendicular to the street
property faces and radial to right-of-way curves.
Conclusion: The proposed lot layout conforms to the requirements of this section of code.
Criterion: ADC Section 11.090(5)
Fact:
The proposed development has located street intersections to provide the best
opportunities for development of adjacent properties. The proposed Ellis Avenue
segment is in perfect horizontal alignment with the existing section of Ellis
Avenue at the Thorn Drive intersection to the west.
The maximum block length proposed is less than 600-feet as shown on the
preliminary plans.
Conclusion: The proposed street pattern conforms to the requirements of this section of code.
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Criterion: ADC Section 11.090(6)
Fact:
No off-street pedestrian pathways are proposed, nor required, as part of this
development.
Conclusion: This section of code is not applicable to the proposed development.
Criterion: ADC Section 11.090(7)
Fact:
Gibson Hill Road is designated as a Minor Arterial transportation facility per the
current City of Albany Transportation System Plan. The proposed development
would create an intersection along Gibson Hill Road in alignment with the
existing Laura Vista Drive intersection north of this Minor Arterial Facility.
Conclusion: The proposed development would create an intersection with Gibson Hill Road, a
Minor Arterial transportation facility. The proposed intersection would align
exactly with the existing intersection of Laura Vista Drive on the north side of
Gibson Hill Road. The proposed intersection conforms with the requirements of
this section of code.
Criterion: ADC Section 11.090(8)
Fact:
The proposed development does not involve a cul-de-sac.
Conclusion: This section of code is not applicable to the proposed development.
Criterion: ADC Section 11.090(9)
Fact:
One flag lot is proposed as part of the subdivision on Lot 2 as shown on the
preliminary plans. There is no opportunity to provide a public street to and
through Lot 2. The Flag portion of Lot 2 is 25-ft in width.
Conclusion: The flag portion of Lot 2 conforms to the requirements of this section of code.
Criterion: ADC Section 11.090(10)
Fact:
The proposed development would create two (2) ‘Tee’ intersections. The subject
intersections have been designed to provide curb returns with 20-ft radii as shown
on the preliminary plans.
Conclusion: The proposed development conforms to the requirements of this section of code.
Criterion: ADC Section 11.210
Fact:
A Land Division – Tentative Plat application is being submitted for the proposed
23 lot subdivision. All drawing requirements defined in this section of code are
included in the preliminary plan set.
Conclusion: The proposed subdivision conforms to the requirements of this section of code.
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ADC ARTICLE 12 – FINDINGS OF FACT
The following ‘Findings of Fact’ address the applicable review criteria of ADC Article 12.
Criterion: ADC Section 12.060
Fact:
The subject property fronts Gibson Hill Road to the North and would complete
the fourth leg of the Laura Vista Drive intersection at Gibson Hill Road as shown
on the preliminary subdivision drawings. Gibson Hill Road is currently under the
ownership of Benton County and is in the process of being dedicated to the City
of Albany. Based on pre-application conference comments from the City of
Albany, the right-of-way width of Gibson Hill Road along the subject properties
frontage is adequate and no further right-of-way dedication, or street
improvements, will be required for development of the proposed subdivision.
All proposed lots will be provided frontage to a public right-of-way, conforming
to local street standards, as shown on the preliminary plans.
Conclusion: The proposed development conforms to the requirements of this section of code.
Criterion: ADC Section 12.070
Fact:
The proposed subdivision would create public streets as shown on the preliminary
plans. New streets and associated right-of-ways would be dedicated to the public
with the subdivision plat.
Conclusion: New streets will be created by approval of a subdivision plat in conformance with
this section of code.
Criterion: ADC Section 12.090
Fact:
No access easements are proposed as part of the subject development.
Conclusion: This section of code is not applicable to the proposed development.
Criterion: ADC Section 12.100
Fact:
The proposed development would create new local streets as shown on the
preliminary plans. Driveways accessing existing and proposed streets would not
be constructed until final platting is complete and individual lots are sold. The
proposed subdivision has been designed to ensure future driveway connections to
existing and proposed streets will achieve all of the standards in this section of
code.
Conclusion: The proposed subdivision has been designed to ensure driveways from each
residential lot to existing and proposed streets will conform to all of the standards
presented in this section of code.
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Criterion: ADC Section 12.110
Fact:
There are no approved Transportation Master Plans, or Recorded Subdivision
Plats, within the subject property.
The proposed development would create the fourth leg at the existing Gibson Hill
Road and Laura Vista Drive intersection. Ellis Avenue would be able to extend
due east from the existing intersection at Thorn Drive. The property to the east is
provided two street stubs. The property to the south is provide one street stub. All
proposed streets would be constructed to Local Street Standards with setback
sidewalks for pedestrian access.
All proposed streets, associated rights-of-way, street extensions, and street stubs
to adjacent properties are in conformance with ADC requirements.
Conclusion: All proposed street improvements conform to the requirements of this section of
code.
Criterion: ADC Section 12.120
Fact:
The proposed development would create minor local streets as required to serve
the proposed development as shown on the preliminary plans. Local streets
would provide 30-ft wide streets with setback sidewalks within 54-ft rights-ofway. 7-ft wide parallel public utility easements would be provided behind the
proposed rights-of-way on both sides of all proposed streets.
Conclusion: Proposed local streets achieve the requirements of this section of code.
Criterion: ADC Section 12.122
Fact:
The proposed development would create minor local streets as required to serve
the proposed development as shown on the preliminary plans. Local streets
would provide 30-ft wide streets with 5-ft wide sidewalks setback 6-ft for
required landscape strips all within 54-ft rights-of-way. 7-ft wide parallel public
utility easements would be provided behind the proposed rights-of-way on both
sides of all proposed streets.
Conclusion: Proposed local streets achieve the requirements of this section of code.
Criterion: ADC Section 12.140
Fact:
Gibson Hill Road is currently under the ownership of Benton County and is in the
process of being dedicated to the City of Albany. Based on pre-application
conference comments from the City of Albany, the right-of-way width of Gibson
Hill Road along the subject properties frontage is adequate and no further rightof-way dedication, or street improvements, will be required for development of
the proposed subdivision.
Conclusion: This section of code is not applicable to the proposed development.
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Criterion: ADC Section 12.150
Fact:
The proposed development would create the fourth leg at the existing Gibson Hill
Road and Laura Vista Drive intersection. Ellis Avenue would be able to extend
due east from the existing intersection at Thorn Drive. The property to the east is
provided two street stubs. The property to the south is provide one street stub.
Barricades shall be provided at all dead-end streets.
Conclusion: All adjoining property is provided ample access for future development
opportunities in conformance with the requirements of this section of code.
Criterion: ADC Section 12.160
Fact:
The proposed development would create the fourth leg at the existing Gibson Hill
Road and Laura Vista Drive intersection. Ellis Avenue would be able to extend
due east from the existing intersection at Thorn Drive. The property to the east is
provided two street stubs. The property to the south is provide one street stub.
No ‘staggered’ or ‘jogged’ intersections are proposed.
Conclusion: The proposed development conforms to the requirements of this section of code.
Criterion: ADC Section 12.170
Fact:
All proposed intersections are at right angles as shown on the preliminary plans.
Conclusion: The proposed development conforms to the requirements of this section of code.
Criterion: ADC Section 12.180
Fact:
Proposed intersections have been designed to ensure clear vision areas are
achieved. After lots are sold, all lots shall demonstrate clear vision areas are
maintained as part of the building permit process.
Conclusion: The proposed development conforms to the requirements of this section of code.
Criterion: ADC Section 12.190
Fact:
The proposed subdivision does not include cul-de-sacs.
Conclusion: This section of code is not applicable to the proposed development.
Criterion: ADC Section 12.200
Fact:
Gibson Hill Road is the only road that currently abuts the subject property. The
existing Gibson Hill Road right-of-way and street section meet current City of
Albany standards and do not require any improvements per City comments at the
pre-application conference.
Conclusion: All streets abutting the subject property are fully ‘built-out’ and do not require
any right-of-way dedication or subsequent street improvements.

Riverwood Crossing Subdivision – ADC Article 12

Pg 3

Attachment C

Criterion: ADC Section 12.210
Fact:
The proposed development would extend local streets to and through the subject
property. The horizontal and vertical alignment of proposed local streets conform
to the geometric constraints of this section of code.
Conclusion: All proposed street longitudinal slopes and centerline radii conform to City
standards.
Criterion: ADC Section 12.230
Fact:
The subject property abuts Gibson Hill Road, a minor arterial facility, to the
north. The proposed development would create the fourth leg at the existing
Gibson Hill Road and Laura Vista Drive intersection thereby providing local
street access to the proposed subdivision as shown on the preliminary plans.
All proposed lots would take driveway access off of the new local streets,
driveways from new lots taking access directly to Gibson Hill Road is prohibited.
Conclusion: The proposed development conforms to all requirements in this section of code.
Criterion: ADC Section 12.240
Fact:
The developer understands that any disturbed or removed property corners and
monuments must be reestablished by an Oregon licensed surveyor prior to final
acceptance by the City.
Conclusion: Any disturbed or removed property corners will be reestablished by an Oregon
licensed surveyor prior to final acceptance by the City.
Criterion: ADC Section 12.290
Fact:
The proposed development would create the fourth leg at the existing Gibson Hill
Road and Laura Vista Drive intersection. All proposed streets would conform to
local street standards with setback sidewalk as shown on the preliminary plans.
Setback sidewalks are already provided along the fully developed Gibson Hill
Road frontage.
Conclusion: The proposed development provides sidewalks in conformance with this section
of code.
Criterion: ADC Section 12.300
Fact:
The proposed development will provide local streets with setback sidewalks in
conformance with applicable City of Albany ADC standards.
Conclusion: The proposed development provides sidewalks in conformance with this section
of code.
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Criterion: ADC Section 12.310
Fact:
All proposed sidewalks would follow the vertical alignment of the street to which
they are parallel.
Conclusion: All proposed sidewalks will be designed and constructed in conformance with
this section of code.
Criterion: ADC Section 12.320
Fact:
All sidewalks fronting the proposed lots would be constructed at the time of home
construction on each individual lot. An occupancy permit for each individual lot
would not be issued until all sidewalks along the lots frontage(s) is constructed.
Conclusion: Sidewalk construction will conform to this section of code.
Criterion: ADC Section 12.324(2)
Fact:
The developer will pay a fee to the City based upon a requirement of one tree per
thirty lineal feet of street frontage. The City will assume responsibility for the
purchase, planting and establishment of trees within the public right-of-way.
Conclusion: Street tree planting will conform to this section of code.
Criterion: ADC Section 12.340
Fact:
There are no bikeways adjoining, or within, the proposed development as
identified on the Master Bikeways Plan.
Conclusion: Bikeways are not required for the proposed development.
Criterion: ADC Section 12.360
Fact:
The developer is currently coordinating with each franchise utility for the
provision and dedication of utility easements. All City utilities; sanitary sewer,
storm drainage, and water, will be located within a right-of-way dedicated to the
City. Private storm drainage easements are proposed along the properties western
boundary, see ADC Section 12.550 findings of fact below.
Conclusion: All requirements of this section will be satisfied.
Criterion: ADC Section 12.370
Fact:
All utility easements for franchise utilities (PUE) will be 7 feet in width located
on both sides of all right-of-ways. No other utility public utility easements are
proposed. Private storm Private storm drainage easements are proposed along the
properties western boundary, see ADC Section 12.550 findings of fact below.
Conclusion: Proposed public utility easements conform to this section of code.
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Criterion: ADC Section 12.380
Fact:
All proposed utility easements are shown on the preliminary drawings and will be
shown on final engineering plans and the final plat.
Conclusion: The submitted material conforms to this section of code.
Criterion: ADC Section 12.390
Fact:
All proposed utilities will be constructed underground.
Conclusion: Utility construction will conform to the requirements of this section of code.
Criterion: ADC Section 12.405
Fact:
The developer understands that any disturbed or removed property corners and
monuments must be reestablished by an Oregon licensed surveyor prior to final
acceptance by the City.
Conclusion: Any disturbed or removed property corners will be reestablished by an Oregon
licensed surveyor prior to final acceptance by the City.
Criterion: ADC Section 12.410
Fact:
Public water is available to serve the entire proposed development. All proposed
lots and fire hydrants will be connected to City water as shown on the preliminary
plans.
Conclusion: The proposed water system plan conforms to this section of code.
Criterion: ADC Section 12.430
Fact:
Public Water has been extended along the properties Gibson Hill Road frontage.
Waterline infrastructure would be extended from Gibson Hill Road as required to
serve all 23 proposed single family residential lots along with all required fire
hydrants. Public waterlines will be extended to all proposed street stubs as
required to provide access to future development on adjoining properties.
Conclusion: The proposed development conforms to this section of code.
Criterion: ADC Section 12.440
Fact:
Water system plans are included in the preliminary plan set.
Conclusion: Preliminary plans provide the information required under this section of code.
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Criterion: ADC Section 12.450
Fact:
Public Water has been extended along the properties Gibson Hill Road frontage.
Waterline infrastructure would be extended from Gibson Hill Road as required to
serve all 23 proposed single family residential lots along with all required fire
hydrants. Public waterlines will be extended to street stubs as required to provide
access to future development on adjoining properties.
Conclusion: The proposed public waterline improvements conform to this section of code.
Criterion: ADC Section 12.470
Fact:
Public sanitary sewer has been extended along the properties Gibson Hill Road
frontage. Proposed sanitary sewer would be extended south within proposed
streets to serve the proposed subdivision.
Conclusion: The proposed sewer system plan conforms to this section of code.
Criterion: ADC Section 12.490
Fact:
Public sanitary sewer has been extended to the property’s western boundary
within the developments Gibson Hill Road frontage. Sanitary sewer would be
extended along the remainder of the developments Gibson Hill Road frontage as
shown on the preliminary plans. Proposed sanitary sewer would be extended
south within proposed streets to serve the proposed subdivision.
Conclusion: The proposed development conforms to this section of code.
Criterion: ADC Section 12.500
Fact:
Sewer system plans are included in the preliminary plan set.
Conclusion: Preliminary plans provide the information required under this section of code.
Criterion: ADC Section 12.510
Fact:
Public sanitary sewer has been extended to the property’s western boundary
within the developments Gibson Hill Road frontage. Sanitary sewer would be
extended along the remainder of the developments Gibson Hill Road frontage as
shown on the preliminary plans. Sanitary sewer infrastructure would be extended
from Gibson Hill Road as required to serve all 23 proposed single family
residential lots. Public sanitary sewer will be extended to all proposed street
stubs as required to provide access to future development on adjoining properties.
Conclusion: The proposed sanitary sewer improvements achieve all requirements of this
section of code.
Criterion: ADC Section 12.530
Fact:
Post developed stormwater surface runoff will be routed to curbside stormwater
quality planters within proposed public streets in conformance with City of
Albany engineering standards. Stormwater quality planters would discharge to a
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piped stormwater collection system which is routed to a proposed detention pond
located along the properties Gibson Hill Road frontage attenuating post
developed runoff to the pre-developed runoff rate. Post developed storm water
runoff will be treated, attenuated to pre-developed runoff rates, and discharged to
an existing roadside ditch located along the properties Gibson Hill Road frontage.
Conclusion: The preliminary storm system plans conform to this section of code.
Criterion: ADC Section 12.535
Fact:
A storm drainage management plan is included with the land use application
package which has been reviewed and approved under a Joint Permit Application
for wetland disturbances on the subject property. The storm drainage management
plan has been approved by the Department of State Lands, the Army Corps of
Engineers, the Oregon Department of Environmental Quality, the National
Marine Fishery’s Service, and other interested state and federal agencies. The
storm drainage management plan addresses stormwater quantity and quality
measures in conformance with current Public Works design standards.
Conclusion: A storm drainage management plan is included with the land use application
package demonstrating conformance with City of Albany engineering design
standards along with the more restrictive federal standards required for wetland
disturbances.
Criterion: ADC Section 12.540
Fact:
The subject property is not traversed by a watercourse, drainageway, channel or
stream.
Conclusion: No storm drainage easements are required for the proposed development to
address requirements of this section of code.
Criterion: ADC Section 12.550
Fact:
All proposed drainage facilities have been designed to accommodate any
upstream drainage and runoff to the proposed development. Properties to the east
and south of the subject property are at a higher elevation than the proposed
development and do not require special easements or constructed drainage ways.
Properties to the west of the proposed development discharge overland storm
runoff that is currently impounded at the proposed developments western
property line. To address this existing issue a 10-ft wide storm drainage
easement, with associated shallow ditch, is proposed along the properties western
boundary as required to receive runoff from those adjacent properties so as to
alleviate this existing stormwater impoundment issue.
Conclusion: The proposed drainage system accommodates both upstream and downstream
properties in conformance with this section of code.
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Criterion: ADC Section 12.560
Fact:
Post developed stormwater surface runoff will be routed to curbside stormwater
quality planters within proposed public streets in conformance with City of
Albany engineering standards. Stormwater quality planters would discharge to a
piped stormwater collection system which is routed to a proposed detention pond
located along the properties Gibson Hill Road frontage attenuating post
developed runoff to the pre-developed runoff rate. Post developed storm water
runoff will be treated, attenuated to pre-developed runoff rates, and discharged to
an existing roadside ditch located along the properties Gibson Hill Road frontage.
Since all runoff from newly created impervious surfaces will be attenuated to the
pre-developed rate during the design storm event, there will be no downstream
impacts.
Properties to the west of the proposed development discharge overland storm
runoff that is currently impounded at the proposed developments western
property line. To address this existing issue a 10-ft wide storm drainage
easement, with associated shallow ditch, is proposed along the properties western
boundary as required to receive runoff from those adjacent properties so as to
alleviate this existing stormwater impoundment issue.
Conclusion: The proposed drainage system conforms to this section of code.
Criterion: ADC Section 12.570
Fact:
Piped storm drainage infrastructure would be constructed within the proposed
streets as required to collect stormwater runoff. Stormwater runoff would first be
routed to stormwater quality facilities for treatment via surface flow. Post
developed runoff from stormwater quality facilities would be routed through a
piped network to a detention pond located along the properties northern Gibson
Hill Road frontage. Attenuated storm runoff from the detention pond would be
routed to an existing roadside ditch located on the south side of Gibson Hill Road
accommodating pre-developed runoff rates from the subject property.
All proposed stormwater quantity and quality infrastructure has been designed to
address City of Albany stormwater quantity and quality standards. Additionally,
stormwater quantity and quality infrastructure has been designed to address
wetland impact requirements through a Joint Permit Application (JPA) as
administered though; the Department of State Lands, the Army Corps of
Engineers, the Oregon Department of Environmental Quality, the National
Marine Fishery’s Service, and other interested state and federal agencies.
The proposed development will provide post-construction stormwater quality
facilities in conformance with current City of Albany engineering standards,
along with the more restrictive JPA storm water quality requirements, as shown
on the preliminary plans.
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Conclusion: The proposed drainage system conforms to this section of code.
Criterion: ADC Section 12.575
Fact:
Public storm mains are proposed within the proposed development that would
ultimately discharge to an existing road side ditch along the properties Gibson
Hill Road frontage as shown on the preliminary plans. Undergrounding of the
existing Gibson Hill Road roadside ditch is not proposed nor required.
Conclusion: The proposed storm drainage improvements conform to this section of code.
Criterion: ADC Section 12.580
Fact:
Storm sewer infrastructure would be extended from Gibson Hill Road as required
to serve all 23 proposed single family residential lots. Public storm sewer will be
extended to all proposed street stubs as required to provide access to future
development on adjoining properties. Those adjacent properties would be
required, upon development, to attenuate post developed runoff to pre-developed
runoff rates and provide stormwater quality infrastructure prior to discharging to
the stormwater infrastructure within the proposed development.
Public storm mains will be constructed within existing and proposed rights-ofway as required to serve the proposed development, and adjacent properties as
applicable.
Conclusion: Public storm mains will be extended within the subject property to serve all
proposed improvements.
Criterion: ADC Section 12.585
Fact:
The proposed development will disturb more than one acre of land.
Conclusion: A NPDES permit is required for the proposed development.
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NEIGHBORHOOD MEETING MINUTES
Pursuant to Albany Development Code Section 1.204, TKP Engineering conducted a
neighborhood meeting for the proposed Riverwood Crossing Subdivision on July 6, 2021. All
properties owners and residences within 300 feet of the proposed development were sent an
invitation 22 days before the scheduled meeting. The meeting was held virtually in a GoTo
Meeting format at 5:30 PM on Tuesday, July 6, 2021. There were 5 attendees. Also present was
Melissa Anderson representing the City of Albany Planning Department.
TKP provided PDF drawings depicting the proposed development at the meeting. TKP
Engineering provided a brief overview of the proposed development then opened up the meeting
to questions. The following is a summary of the concerns raised by neighboring properties and
how each concern was addressed;
1.

Comment: Several attendees expressed concerns about drainage along the subject
property’s western boundary. Stormwater runoff currently is impounded at this location
and questions arose about proposed remedies for this existing condition and assurances the
proposed development would not further exacerbate this issue.
Response: I responded that a drainage system would be located within a 10-ft wide storm
drainage easement located along the proposed developments western property line. Storm
drainage infrastructure would be constructed, either a swale or piped underdrain system,
alleviating this existing issue. Stormwater runoff collected in this private storm system
would be conveyed to proposed underground pipes within the proposed development and
ultimately discharged to an existing roadside ditch along the south side of Gibson Hill
Road.

2.

Comment: A comment was raised about home types, architectural features, and overall
aesthetics.
Response: I stated that lots would be created for sale, and that home construction on each
individual lot would be by others but must at least achieve the minimum requirements
provided in the Albany Development Code.

3.

Comment: The owner of properties east and south of the proposed development asked if a
conceptual development plan had been completed for those properties. The adjacent
property owner also asked if utilities would be extended to those properties within the
proposed street stubs.
Response: I stated that the City of Albany does not require conceptual development plans
for adjoining properties and as such one was not prepared. I stated that three street stubs
are provided to those properties resulting in ample opportunities for development of those
large areas of land. I also confirmed that public and franchise utilities would be extended to
his properties as required by the City of Albany and each respective franchise utility
provider.
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At the close of the meeting, I invited all attendees to call or email me with further questions or
concerns. The meeting ended at approximately 6:30 PM.

Riverwood Crossing Subdivision – Neighborhood Meeting Minutes

Pg 2

Attachment D

Oregon
Kate Brown, Governor

BEFORE THE DIRECTOR OF THE DEPARTMENT OF
STATE LANDS OF THE STATE OF OREGON

Department of State Lands
775 Summer Street NE, Suite 100
Salem, OR 97301-1279
(503) 986-5200
FAX (503) 378-4844
www.oregon.gov/dsl

In the Matter of Removal-Fill Permit )
Application 62696-RF
) Proposed Permit Decision and Order;
) Notice of Right to a Hearing
By John Smith
)
Short and Plain Statement of the Permitting Decision: The permit application is
approved because the Department of State Lands (DSL or the Department) has
determined that, when carried out in compliance with all terms and conditions
outlined in the permit, the proposed removal-fill activity is consistent with the
protection, conservation, and best use of the water resources of this state and will
not unreasonable interfere with the paramount policy of this state to preserve the
use of its waters for navigation, fishing, and recreation. See ORS 196.825.
I.

State Land Board
Kate Brown
Governor
Shemia Fagan
Secretary of State
Tobias Read
State Treasurer

Applicable Law:
a. ORS Chapter 196 governs removal fill permits in Oregon. The Department administers
Oregon’s Removal-Fill Law, Oregon Revised Statutes (ORS) 196.795 to ORS 196.990, which
protects the state’s wetlands and waterways. See ORS 196.805. Unless an exception
applies, a person may not remove material from waters of this state or fill waters of this state
without a permit from DSL. ORS 196.810. Waters of this state include the all-natural
waterways, tidal and non-tidal bays, intermittent streams, constantly flowing streams, lakes,
wetlands, the Pacific Ocean that is in the boundaries of this state, and other water bodies.
ORS 196.800; Oregon Administrative Rule (OAR) 141-085-0515; OAR 141-093-0100.
b. Specifically, the statutes that govern removal-fill permits in Oregon, including the permit
application at issue in this case, generally include the following:
ORS 196.795 (Administration of State Removal or Fill Permits; General Permits);
ORS 196.800 (Definitions);
ORS 196.805 (Policy);
ORS 196.810 (Removal from Bed or Banks of Waters; Permits; Exceptions);
ORS 196.812 (Removal of Large Woody Debris);
ORS 196.815 (Permit Applications; Fees);
ORS 196.816 (Removal of Materials for Purpose of Maintaining Drainage and Protecting
Agricultural Land);
ORS 196.817 (Removal or Fill General Permits);
ORS 196.818 (Wetland Delineation Reports; Fees);
ORS 196.820 (Smith Lake, Bybee Lake Prohibition);
ORS 196.825 (Permit Criteria; Consultation with Other Agencies);
ORS 196.830 (Estuarine Resource Replacement; Other Permit Conditions);
ORS 196.835 (Issuance of Permits; Procedure);
ORS 196.845(Investigations and Surveys of Location); and
ORS 196.850 (Waiver of Permit Requirement; Notice; Review).
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The full text of these statutes may be viewed online at:
https://www.oregonlegislature.gov/bills_laws/ors/ors196.html.
The full text of these statutes may also be inspected in person during normal business hours at:
Oregon Department of State Lands
775 Summer St NE STE 100
Salem, OR 97301.
c. OAR Chapter 141, Divisions 85 and 93 implement the above statutory scheme and govern
removal-fill permits in Oregon. The rules that govern removal-fill permits in Oregon, including
the permit application at issue in this case, generally include the following:
Div. 85 Removal-Fill Authorizations:
OAR 141-085-0500 (General);
OAR 141-085-0506 (Policy);
OAR 141-085-0510 (Definitions);
OAR 141-085-0515 (Removal-Fill Jurisdiction by Type of Water);
OAR 141-085-0520 (Removal-Fill Jurisdiction by Volume of Material);
OAR 141-085-0525 (Measuring and Calculating Volume of Removal and Fill);
OAR 141-085-0530 (Exemptions for Certain Activities and Structures);
OAR 141-085-0534 (Exemptions for Certain Voluntary Habitat Restoration Activities):
OAR 141-085-0535 (Exemptions Specific to Agricultural Activities);
OAR 141-085-0540 (Types of Authorizations);
OAR 141-085-0545 (Fees; Amounts and Disposition);
OAR 141-085-0550 (Application Requirements for Individual Permits);
OAR 141-085-0555 (Individual Removal-Fill Permit Application Review Process);
OAR 141-085-0560 (Public Review Process for Individual Removal - Fill Permit Applications);
OAR 141-085-0565 (Department Determinations and Considerations in Evaluating Individual
Permit Applications);
OAR 141-085-0575 (Permit Appeals);
OAR 141-085-0580 (Discovery in Contested Cases);
OAR 141-085-0585 (Permit Conditions, Permit Expiration Dates and Permit Transfer);
OAR 141-085-0590 (Renewal and Extension of Individual Removal-Fill Permits);
OAR 141-085-0595 (Permit Requirements and Interagency Coordination for Department of
Environmental Quality Approved Remedial Action, Corrections Facilities, Solid Waste Land
Fills and Energy Facilities);
OAR 141-085-0665 (Expedited Process for Industrial or Traded Sector Sites);
OAR 141-085-0676 (Emergency Authorizations);
OAR 141-085-0680 (Compensatory Mitigation (CM); Applicability and Principal Objectives);
OAR 141-085-0685 (Functions and Values Assessment);
OAR 141-085-0690 (Eligibility Requirements for CM);
OAR 141-085-0692 (Mitigation Accounting);
OAR 141-085-0694 (Special Requirement for CM);
OAR 141-085-0695 (Administrative Protection of CM Sites);
OAR 141-085-0700 (Financial Security for CM Sites);
OAR 141-085-0705 (Requirements for CM Plans);
OAR 141-085-0710 (Monitoring Requirements for CWM);
OAR 141-085-0715 (Mitigation for Temporary Impacts);
OAR 141-085-0720 (Mitigation Banking Purpose, Applicability and Policies);
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OAR 141-085-0725 (Process for Establishing Mitigation Banks);
OAR 141-085-0730 (Establishment of Mitigation Credits);
OAR 141-085-0735 (Release, Use and Sale of Mitigation Credits);
OAR 141-085-0740 (Authorization for Mitigation Banks);
OAR 141-085-0745 (In-Lieu Fee Mitigation);
OAR 141-085-0750 (Payments to and Expenditures from the Oregon Removal-Fill Mitigation Fund);
OAR 141-085-0755 (Advance Mitigation); and
OAR 141-085-0768 (Advance Aquatic Resource Plans).

The full text of these rules may be viewed online at:
https://secure.sos.state.or.us/oard/viewSingleRule.action?ruleVrsnRsn=15700.
The full text of these rules may also be inspected in person during normal business hours at:
Oregon Department of State Lands
775 Summer St NE STE 100
Salem, OR 97301.
II.

Findings of Fact and Findings of Ultimate Fact:
1. The Department received a complete, written application from applicant on July 21, 2020 for
the proposed removal-fill activity consisting of a 23 lot subdivision and one residential street
permanently impacting 1.69 acres of wetland.
2. The Department circulated the complete application for 30-day public comment period July 23,
2020 to August 21, 2020 to parties including, affected local, state and federal agencies,
affected tribal governments, adjacent landowners, and other parties requesting notification.
3. Public comments were received from Confederated Tribes of Warm Springs Reservation,
Benton County and DSL Proprietary staff and forwarded to applicant on August 24, 2020.
4. There were no comments that required a response to the Department.
5. Based on all the information in the agency file in this matter, including the complete
application, comments received, applicant response to comments, and the agency’s own
investigations, the Department concludes as to the determinations in ORS 196.825(1) and (4),
OAR 141-085-0565(3), and OAR 141-093-0115:
a. The project described in the permit application and as conditioned in the proposed
permit, is consistent with the protection, conservation, and best use of the water
resources of this state as specified in ORS 196.600 to 196.905;
b. The project described in the permit application and as conditioned in the proposed
permit would not interfere with the paramount policy of this state to preserve the use of
its waters for navigation, fishing, and public recreation.
6. Based on all the information in the agency file in this matter, including the complete
application, comments received, applicant response to comments, and the agency’s own
investigations, the Department concludes, as to the considerations in ORS 196.825(3),
OAR 141-085-0565(4), OAR 141-093-0115.
a. There is an identified public need for the proposed fill or removal and social, economic,
or other public benefits likely to result from the proposed fill or removal. The proposed
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removal-fill will facilitate the development of new single family residential housing
opportunities for the city of Albany.
b. There is not an identified economic cost to the public if the proposed fill or removal is
not accomplished. However, it is inferred that there would be a potential economic cost
to the public if the project, which the removal-fill facilitates, is not accomplished in the
form of reduced supply of single-family housing.
c. The application describes two alternative site plans to the project for which the fill or
removal is proposed. There are no practicable alternatives with lesser impact to waters
of this state.
d. The application describes no alternative sites for the proposed removal or fill. There
were no other sites of similar size available within the market area. There are no
practicable alternative sites with lesser impact to waters of this state.
e. The proposed project conforms to sound policies of conservation because adverse
effects to the aquatic resources have been reduced to the extent practicable and the
proposed permit contains operating conditions for best management practices to further
minimize adverse effects. No interference with public health and safety was identified in
the application evaluation and public review processes.
f. There is not a conflict with existing public uses of the affected waters or adjacent land
uses identified in the application evaluation and public review processes.
g. The proposed fill or removal is compatible with the governing comprehensive plan and
land use regulations as described in the Land Use Compatibility Statement
h. The proposed fill and removal is not for streambank protection.
i.

III.

The application describes compensatory mitigation in the form of 1.69 credits purchased
from Coyote Prairie North wetland mitigation bank. The mitigation is sufficient to offset
anticipated spatial and function attribute losses resulting from the proposed fill or
removal.

Conclusions of Law:
Based on the factors laid out in ORS Chapter 196 and OAR Chapter 141, Division 85,
including ORS 196.825, OAR 141-085-0565, and OAR 141-093-0115, DSL should approve the
permit application as conditioned in the proposed permit.

IV.

Proposed Order:
The Department proposes approving the permit application with conditions and based on the
factors laid out in ORS Chapter 196 and OAR Chapter 141, Division 85, including ORS 196.825,
OAR 141-085-0565 and OAR 141-093-0130.
As described below, you have the right to request a hearing within 21 days. Prior to the
expiration of the 21-day period, this proposed permit decision is not the final agency order on
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the matter, and the permittee should be aware that the decision could be changed prior to the
expiration of the 21-day appeal period—either because the permittee requests a contested
case hearing, or as otherwise allowed under the removal fill law. A permittee who begins work
under a permit prior to issuance of a final order does so with acceptance of this risk.
V.

Hearing:
You are entitled to request a hearing based on this Proposed Order as provided by the Oregon
Administrative Procedures Act (ORS chapter 183) and the administrative rules implementing
the Administrative Procedures Act, OAR Chapter 137, Division 3. See ORS 196.825(7);
OAR 141-001-0005; OAR 141-001-0010; OAR 141-085-0575; OAR 141-093-0130.
If you want a hearing, you must file a written request for a hearing with the Department no later
than 21 calendar days from the date of the permit decision. See ORS 196.825(7);
OAR 141-085-0575; OAR 141-093-0130. If you are a corporation, partnership, limited liability
company, unincorporated association, trust, or government body, you must either have an
attorney licensed to practice law in Oregon submit a request for a contested case hearing on
your behalf or ratify your hearing request within 28 days. See OAR 137-003-0550.
The Department has determined that due to the complexity of removal-fill permitting, a general
denial of the matters or a general objection to all permit conditions in the request for a
contested case proceeding does not provide sufficient information for a fair and efficient
contested case and a more specific request is warranted. OAR 141-085-0575. All requests for
a contested case proceeding under this section shall include a specific list of issues for the
contested case proceeding. OAR 141-085-0575. The requester may amend their request to
include additional issues or clarify existing issues within 15 days of the date that the case is
referred to the Office of Administrative Hearings. OAR 141-085-0575.
You may mail a request for a hearing to:
Department of State Lands
Aquatic Resource Management Program
775 Summer Street NE STE 100
Salem, OR 97301.
If you request a hearing, you will be notified of the time and the place of the hearing. See OAR
137-003-0525. You may be represented by legal counsel at the hearing. ORS 183.417; OAR
137-003-0550. Corporations, partnerships, limited liability companies, unincorporated
associations, trusts and government bodies must be represented by an attorney except as
provided in OAR 137-003-0555 or as otherwise authorized by law. OAR 137-003-0550. Legal
aid organizations may be able to represent you if you have limited financial resources. You will
be given information on the procedures, right of representation, and other rights of parties
relating to the substance and conduct of the hearing before commencement of the hearing.
See ORS 183.413.

VI.

Jurisdiction and Authority to Hold a Hearing:
The Department has jurisdiction over the issuance of removal-fill permits pursuant to ORS
Chapter 196, and specifically, ORS 196.810. A permit decision constitutes an order in a
contested case. See ORS 183.310(2)(a); ORS 196.825(7). If timely requested, a hearing is
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held as laid out in ORS 183.411 to ORS 183. 471, OAR Chapter 137, Division 3, ORS Chapter
196, and OAR Chapter 141, Division 85. ORS 196.825(7).
VII.

Final Order and Defaults:
If a request for a hearing is not received by the Department within this 21-day period, your right
to a hearing shall be waived and this Proposed Order shall become the Final Order by default.
See ORS 196.825(7); OAR 141-085-0575; OAR 141-093-0130.
If you request a hearing and then either withdraw your hearing request, notify the Department
or administrative law judge that you will not appear, or fail to appear at a scheduled hearing,
the Department may issue a final order by default. See ORS 183.417.
If the Department issues a final order by default, it designates its file on this matter, including
any materials submitted by you that relate to this matter, as the record for purposes of
supporting its decision.
If you proceed to a contested case hearing, a Final Order will not be issued until after the
hearing concludes. See ORS 183.464; OAR 141-085-0575; OAR 141-093-0130.

VIII.

Federal Servicemembers Civil Relief Act:
Active duty servicemembers have a right to stay contested case proceedings under the federal
Servicemembers Civil Relief Act. See generally 50 USC 3901 et seq. For more information,
contact the Oregon State Bar (800-452-8260), the Oregon Military Department
(503-584-3571), or the nearest United States Armed Forces Legal Assistance Office
(http://legalassistance.law.af.mil). The Oregon Military Department does not have a toll-free
telephone number.

Department of State Lands
775 Summer Street, Suite 100
Salem, OR 97301-1279

503-986-5200

Permit No.:
Permit Type:
Waters:
County:
Expiration Date:
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62696-RF
Removal/Fill
Wetland
Benton
January 19, 2022

JOHN SMITH
IS AUTHORIZED IN ACCORDANCE WITH ORS 196.800 TO 196.990 TO PERFORM THE
OPERATIONS DESCRIBED IN THE REFERENCED APPLICATION, SUBJECT TO THE SPECIAL
CONDITIONS LISTED ON ATTACHMENT A AND TO THE FOLLOWING GENERAL CONDITIONS:
1. This permit does not authorize trespass on the lands of others. The permit holder must obtain all
necessary access permits or rights-of-way before entering lands owned by another.
2. This permit does not authorize any work that is not in compliance with local zoning or other local,
state, or federal regulation pertaining to the operations authorized by this permit. The permit holder
is responsible for obtaining the necessary approvals and permits before proceeding under this
permit.
3. All work done under this permit must comply with Oregon Administrative Rules, Chapter 340;
Standards of Quality for Public Waters of Oregon. Specific water quality provisions for this project
are set forth on Attachment A.
4. Violations of the terms and conditions of this permit are subject to administrative and/or legal action,
which may result in revocation of the permit or damages. The permit holder is responsible for the
activities of all contractors or other operators involved in work done at the site or under this permit.
5. Employees of the Department of State Lands (DSL) and all duly authorized representatives of the
Director must be permitted access to the project area at all reasonable times for the purpose of
inspecting work performed under this permit.
6. Any permit holder who objects to the conditions of this permit may request a hearing from the
Director, in writing, within twenty-one (21) calendar days of the date this permit was issued.
7. In issuing this permit, DSL makes no representation regarding the quality or adequacy of the
permitted project design, materials, construction, or maintenance, except to approve the project’s
design and materials, as set forth in the permit application, as satisfying the resource protection,
scenic, safety, recreation, and public access requirements of ORS Chapters 196, 390, and related
administrative rules.
8. Permittee must defend and hold harmless the State of Oregon, and its officers, agents and
employees from any claim, suit, or action for property damage or personal injury or death arising
out of the design, material, construction, or maintenance of the permitted improvements.
9. Authorization from the U.S. Army Corps of Engineers may also be required.
NOTICE: If removal is from state-owned submerged and submersible land, the permittee must comply with leasing and
royalty provisions of ORS 274.530. If the project involves creation of new lands by filling on state-owned submerged or
submersible lands, you must comply with ORS 274.905 to 274.940 if you want a transfer of title; public rights to such filled
lands are not extinguished by issuance of this permit. This permit does not relieve the permittee of an obligation to secure
appropriate leases from DSL, to conduct activities on state-owned submerged or submersible lands. Failure to comply with
these requirements may result in civil or criminal liability. For more information about these requirements, please contact
Department of State Lands, 503-986-5200.

Kirk Jarvie, Southern Operations Manager
Aquatic Resource Management
Oregon Department of State Lands
Authorized Signature

January 19, 2021
Date
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ATTACHMENT A
Permit Holder: John Smith
Project Name: Tuscany Hills Estates
Special Conditions for Removal/Fill Permit No. 62696-RF
READ AND BECOME FAMILIAR WITH CONDITIONS OF YOUR PERMIT.
The project site may be inspected by the Department of State Lands (DSL) as part of our
monitoring program. A copy of this permit must be available at the work site whenever
authorized operations are being conducted.
1. Responsible Party: By proceeding under this permit, John Smith agrees to comply with and fulfill
all terms and conditions of this permit, unless the permit is officially transferred to another party as
approved by DSL. In the event information in the application conflicts with these permit conditions,
the permit conditions prevail.
2. Authorization to Conduct Removal and/or Fill: This permit authorizes 1.69 acres of wetland
impact with associated removal and fill of material in T10S R4W Section 35DB, Tax Lot 200, in
Benton County, as referenced in the final application, map and drawings (See Attachment B for
project location), dated July 21, 2020.
3. Changes to the Project or Inconsistent Requirements from Other Permits: It is the
permittee’s responsibility to ensure that all state, federal and local permits are consistent and
compatible with the final approved project plans and the project as executed. Any changes made
in project design, implementation or operating conditions to comply with conditions imposed by
other permits resulting in removal-fill activity must be approved by DSL prior to implementation.
4. DSL May Halt or Modify: DSL retains the authority to temporarily halt or modify the project or
require rectification in case of unforeseen adverse effects to aquatic resources or permit noncompliance.
5. DSL May Modify Conditions Upon Permit Renewal: DSL retains the authority to modify
conditions upon renewal, as appropriate, pursuant to the applicable rules in effect at the time of
the request for renewal or to protect waters of this state.
Pre-Construction
6. Stormwater Management Approval Required Before Beginning Work: Prior to the start of
construction, the permittee must obtain a National Pollution Discharge Elimination System (NPDES)
permit from the Oregon Department of Environmental Quality (DEQ), if one is required by DEQ.
7. Local Government Approval Required Before Beginning Work: Prior to the start of construction,
the permittee must obtain a Development Permit and subdivision tentative plat from the City of
Albany.
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General Construction Conditions
8. Water Quality Certification: The Department of Environmental Quality (DEQ) may evaluate this
project for a Clean Water Act Section 401 Water Quality Certification (WQC). If the evaluation
results in issuance of a Section 401 WQC, that turbidity condition will govern any allowable
turbidity exceedance and monitoring requirements.
9. Erosion Control Methods: The following erosion control measures (and others as appropriate)
must be installed prior to construction and maintained during and after construction as
a. All exposed soils must be stabilized during and after construction to prevent erosion and
sedimentation.
b. Filter bags, sediment fences, sediment traps or catch basins, leave strips or berms, or other
measures must be used to prevent movement of soil into waterways and wetlands.
c. To prevent erosion, use of compost berms, impervious materials or other equally effective
methods, must be used to protect soil stockpiled during rain events or when the stockpile
site is not moved or reshaped for more than 48 hours.
d. Unless part of the authorized permanent fill, all construction access points through, and
staging areas in, riparian and wetland areas must use removable pads or mats to prevent
soil compaction. However, in some wetland areas under dry summer conditions, this
requirement may be waived upon approval by DSL. At project completion, disturbed areas
with soil exposed by construction activities must be stabilized by mulching and native
vegetative plantings/seeding. Sterile grass may be used instead of native vegetation for
temporary sediment control. If soils are to remain exposed more than seven days after
completion of the work, they must be covered with erosion control pads, mats or similar
erosion control devices until vegetative stabilization is installed.
e. Where vegetation is used for erosion control on slopes steeper than 2:1, a tackified seed
mulch must be used so the seed does not wash away before germination and rooting.
f. Dredged or other excavated material must be placed on upland areas having stable slopes
and must be prevented from eroding back into waterways and wetlands.
g. Erosion control measures must be inspected and maintained as necessary to ensure their
continued effectiveness until soils become stabilized.
h. All erosion control structures must be removed when the project is complete, and soils are
stabilized and vegetated.
10. Fuels, Hazardous, Toxic, and Waste Material Handling: Petroleum products, chemicals, fresh
cement, sandblasted material and chipped paint, wood treated with leachable preservatives or
other deleterious waste materials must not be allowed to enter waters of this state. Machinery and
equipment staging, cleaning, maintenance, refueling, and fuel storage must be at least 150 feet
from OHW or HMT and wetlands to prevent contaminates from entering waters of the state.
Refueling is to be confined to a designated area to prevent spillage into waters of this state.
Barges must have containment system to effectively prevent petroleum products or other
deleterious material from entering waters of this state. Project-related spills into waters of this
state or onto land with a potential to enter waters of this state must be reported to the Oregon
Emergency Response System (OERS) at 1-800-452-0311.
11. Archaeological Resources: If any archaeological resources, artifacts or human remains are
encountered during construction, all construction activity must immediately cease. The State
Historic Preservation Office must be contacted at 503-986-0674. You may be contacted by a
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Tribal representative if it is determined by an affected Tribe that the project could affect Tribal
cultural or archeological resources.
12. Construction Corridor: There must be no removal of vegetation or heavy equipment operating or
traversing outside the designated construction corridor or footprint (Figure 8).
13. Mitigation Bank Credit Purchase: Mitigation for the unavoidable loss of 1.69 acres of PEM,
slope/flats wetland has been accomplished via purchase of 1.69 credits from the Coyote Prairie
North Wetland Mitigation Bank, per the proof of purchase dated January 8, 2021.
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ATTACHMENT B
Permit Holder: John Smith
Project Name: Tuscany Hills Estates
Maps and Drawings for Removal/Fill Permit No. 62696-RF
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1.0
INTRODUCTION
This report is the Stormwater Management Plan (SWMP) analysis and design for the Gibson Hill
Subdivision project. This stormwater analysis has been prepared per Section 401 of the Oregon
Department of Environment Quality SWMP Design Standards, Division E of the City of Albany
Stormwater Management Engineering Standards (SWMES), and the King County Washington
Surface Water Design Manual (SWDM). The subject property is approximately 7.47 acres in size
as shown on Benton County Tax Map 10S-04W-35DB, Tax Lot 200. The proposed development
would create 23 detached single family lots. The subject property is vacant primarily consisting of
grass and shrubs with sparse trees, an abandon barn and gravel driveway are located on the existing
property. Appendix 1 provides pre- and post-developed drawings of the existing property and
proposed development.
The Wetland Impact stormwater quantity standards, as per Section 401 of the Oregon Department
of Environment Quality SWMP Design Standards, require stormwater detention to attenuate post
developed runoff to the pre-developed rate for; 50% of the 2-year (Water Quality), 2-year, 5-year
and 10-year rainfall events, Stormwater Quality is required for the Water Quality event only. The
City of Albany requires stormwater detention to attenuate post developed runoff from the 2-year, 5year, 10-year, and 25-year rainfall events to the pre-developed runoff rate. The City of Albany
requires stormwater quality infrastructure for the stormwater quality rainfall event. The proposed
stormwater quantity and quality infrastructure exceeds the requirements of both; Section 401 of the
Oregon Department of Environment Quality SWMP Design Standards and the City of Albany
SWMES.
The proposed development provides pre-treatment of stormwater runoff with street side water
quality planters in conformance with the City of Albany SWMES. Runoff from street side water
quality planters is conveyed to an open detention pond with flow control manhole which discharges
to an existing roadside ditch along the properties Gibson Hill frontage as shown on the figures in
Appendix 1. Post developed stormwater runoff is attenuated to the pre-developed runoff rate for the
Water Quality, 2-year, 5-year, 10-year and 25-year rainfall events. Stormwater quality
infrastructure is provided for treatment of 50% of the cumulative rainfall from the 2-year, 24 hour
storm event for the proposed development. Stormwater runoff rates, detention requirements, and
stormwater quality runoff rates are calculated using HydroCAD 10.0 software which utilizes the
SCS Unit Hydrograph method.
2.0

SITE CHARACTERISTICS

2.1
Site Soils
The Natural Resources Conservation Service (NRCS) data bank for Benton County was used to
identify soil types and characteristics found throughout the site. The site predominately consists of;
1. Amity Silt Loam – Hydrological Group ‘C’
The pre- and post-developed site are evaluated for Hydrological Group ‘C’ soils.
2.2
Topography
The subject property is relatively flat with average ground slopes ranging between 1% and 3%. The
property drains to an existing roadside ditch along the properties Gibson Hill frontage located north
of the subject property. The proposed development would create new roadways with longitudinal
Gibson Hill Subdivision
Stormwater Management Plan
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slopes between 0.50% and 3.0%. The subject property primarily consists of grasslands and shrubs
with sparse trees, an abandoned barn and gravel driveway are also located on the property. The
subject property is approximately 7.47acres in size. The proposed development consists of 23
single family residential lots with associated public streets and pedestrian access. Table 1
summarizes pervious and impervious areas in the post developed condition;
Table 1: Post Developed Coverage
Area
Drainage Area
(Acre)
Asphalt Street
1.08
Concrete Sidewalk
0.31
Rooftop
1.21
Concrete Driveway
0.21
Water Quality Planters
0.05
Detention Pond
0.21
Landscaping
4.40
Total
7.47
Based on Table 1, the post developed site is approximately 38% impervious. In order to provide a
conservative stormwater analysis, the pre-developed condition is taken as native vegetation without
consideration of existing imperious structures and associated surface improvements as shown in
Appendix 1.
2.3
Hydrologic Variables
The subject property primarily consists of grasslands and shrubs with sparse trees, an abandoned
barn and gravel driveway are also located on the property. The proposed development consists of
23 single family residential lots with associated street, home, and landscaped improvements. Table
2 lists hydrological variables used in this analysis.
Table 2: Design Variables
Use
Pre-Developed Native
Post Developed Subdivision

Curve #
74
83

Manning’s ‘n’
0.24
0.02

Curve Number selection is provided in Appendix 2. Other characteristics of the pre- and postdeveloped conditions can be found in Appendix 1.
The demand imposed on the proposed drainage infrastructure is calculated with HydroCAD 10.0
software. The capacity of on-site drainage pipes is calculated with Manning’s Equation. The
detention system is designed using HydroCAD 10.0 software which utilizes the SCS Unit
Hydrograph method distributed over a Type 1A hyetograph. 24-hour rainfall for the design storm
events are derived from City of Albany rainfall data. The Water Quality event is equal to 50% of
the 2-year rainfall event. 24-hour rainfall events are summarized in Table 3 below.

Gibson Hill Subdivision
Stormwater Management Plan
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Table 3 – Design Rainfall
Return
Rainfall
Interval
(in)
Water Quality
1.24
2-Year
2.47
5-Year
2.86
10-Year
3.37
25-Year
3.94
3.0
TIME OF CONCENTRATION
Time of Concentration is calculated for sheet flow and shallow concentrated flow. Pre-developed
runoff lengths are shown on Appendix 1. In order to provide a conservative analysis for the post
developed condition, the post developed time of concentration is taken as 5 minutes. Time of
Concentration for sheet flow and shallow concentrated flow are calculated as follows.
Sheet Flow
TC1

§ 2 Ln ·
¨
¸
©3 S ¹

TC1
n
L
S

=
=
=
=

1

2.14

Time of Concentration (min) – Sheet Flow
Mannings ‘n’
Runoff Length (ft)
Ground Slope (ft/ft)

Shallow Concentrated Flow
TC 2 L
V
V 16.1345 S for unpaved surfaces
V
TC2
L
S

20.3282 S for paved surfaces
=
=
=

Time of Concentration (sec) – Concentrated
Runoff Length (ft)
Ground Slope (ft/ft)

Table 4 summarizes pre-developed times of concentration.
Table 4: Time of Concentration
Sheet Flow
L
Manning’s
S
(ft)
‘n’
(%)
300
0.24
2.0

TC1
(min)
15.2

Shallow Concentrated Flow
L
S
V
TC2
(ft)
(%)
(ft/s)
(min)
920
0.78
1.42
10.8

TC(total)
(min)
26

The pre-developed time of concentration is taken as 26 minutes. Post Developed time of
concentration is taken as 5 minutes in order to provide a conservative analysis.
Gibson Hill Subdivision
Stormwater Management Plan
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4.0
RUNOFF
Runoff demand imposed on proposed drainage piping is calculated using HydroCAD 10.0 software.
Drainage pipe capacity is calculated using Manning’s Equation as shown below.
Manning’s Equation
Q VA

Q
V
A
n
R
S
r

=
=
=
=
=
=
=

1.49
R
n

2

3

S

1

2

Sr 2

Flow (cfs)
Velocity (ft/sec)
Cross Sectional Pipe Area (ft2)
Manning’s ‘n’
Hydraulic Radius = r/2 for full flowing pipe
Pipe Slope (ft/ft)
pipe radius (ft)

Stormwater runoff is calculated for the Water Quality, 2-Year, 5-year, 10-year and 25-year return
intervals. Table 5 summarizes maximum runoff rates for the pre- and post-developed conditions.
Table 5: Peak Runoff
Return
Interval
Water Quality
2-Year
5-Year
10-Year
25-Year

PreDeveloped
Runoff
(cfs)
0.05
0.51
0.87
1.42
2.11

Post
Developed
Runoff
(cfs)
0.19
1.72
2.30
3.14
4.12

All proposed stormwater piping has been designed to convey runoff from the developed site during
the 25-year rainfall event as per Manning’s Equation.
5.0
DETENTION
A stormwater detention pond is provided attenuating post developed runoff to the pre-developed
rate for each design storm event with a flow control manhole. Appendix 1 provides drawings for
the proposed detention system.
The Wetland Impact stormwater quantity standards, as per Section 401 of the Oregon Department
of Environment Quality SWMP Design Standards, require stormwater detention to attenuate post
developed runoff to the pre-developed rate for; 50% of the 2-year (Water Quality), 2-year, 5-year
and 10-year rainfall events, Stormwater Quality is required for the Water Quality event only. The
City of Albany requires stormwater detention to attenuate post developed runoff from the 2-year, 5year, 10-year, and 25-year rainfall events to the pre-developed runoff rate. The City of Albany
requires stormwater quality infrastructure for the stormwater quality rainfall event. The proposed
Gibson Hill Subdivision
Stormwater Management Plan
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stormwater quantity and quality infrastructure exceeds the requirements of both; Section 401 of the
Oregon Department of Environment Quality SWMP Design Standards and the City of Albany
SWMES.
HydroCAD 10.0 software was used to evaluate detention requirements for each design rainfall
event using the SCS Unit Hydrograph method distributed over a Type 1A hyetograph. HydroCAD
10.0 software results are included with this report for each respective rainfall event for both the preand post-developed conditions as shown in Appendices 3 through 12. The detention pond has been
designed with an orifice-controlled flow control manhole to attenuate post developed runoff to the
pre-developed rate for the Water Quality, 2-year, 5-year, 10-year and 25-year rainfall events.
Overflow capacity is provided by overtopping of the flow control structure. Post developed flow is
discharged from the detention pond to an existing ditch located within the Gibson Hill right-of-way
north of the proposed development as shown on the site drawings. See Appendix 1 which provides
drawings for orifice control in the proposed detention manhole.
Post developed runoff is stored in the proposed detention pond and released at or below the predeveloped rate for each design storm event. Table 6 summarizes detention pond volumes.
Table 6: Detention Pond Volumes
Pond
Elevation
Stage
(ft)
Bottom
288
1-Ft
289
2-Ft
290
3-Ft
291
Top
292

Area
(ft2)
2,477
3,421
4,465
5,610
6,855

Cumulative
Volume
(ft3)
0
2,949
6,892
11,930
18,162

Note, over 1-ft of free board is provided above the top-of-pond storage elevation as shown in
Appendix 1.
The proposed detention pond volume exceeds the volume required to attenuate post developed
runoff to the pre-developed rate for the design storm events. Post developed runoff is attenuated to
the pre-developed rate for each design storm event by use of orifices in a flow control manhole.
Appendix 1 provides drawings for orifice control in the detention manhole. Table 7 summarizes the
detention pond storage volumes and water surface elevations for each design storm event.
Table 7: Detention Pond Storm Summary
Water
Quality
2-Year
Event
Event
3
Storage Volume (ft )
4,274
6,314
Water Surface Elevation
289.37
289.87

5-Year
Event
7,296
290.09

10-Year
Event
8,623
290.37

25-Year
Event
10,755
290.79

As shown in Table 7, the proposed detention pond exceeds the volume required to attenuate runoff
from the post developed 25-year rainfall event to the pre-developed runoff rate while providing over
1-foot of freeboard.
Gibson Hill Subdivision
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Post developed runoff is attenuated to the pre-developed rate for each design storm event with a
detention pond and flow control manhole. Table 8 summarizes pre-, post- and attenuated runoff
rates.
Table 8: Runoff Summary
PreDeveloped
Return
Runoff
Interval
(cfs)
Water Quality
0.05
2-Year
0.51
5-Year
0.87
10-Year
1.42
25-Year
2.11

Post
Developed
Runoff
(cfs)
0.19
1.72
2.30
3.14
4.12

Attenuated
Runoff
(cfs)
0.05
0.51
0.82
1.42
2.05

As shown in the preceding table, post developed runoff is attenuated to the pre-developed rate for
the design Water Quality, 2-year, 5-year, 10-year and 25-year rainfall events.
6.0

STORMWATER QUALITY

6.1 Design Approach
Stormwater quality is provided with water quality planters per Section E.300 of the SWMES.
Stormwater runoff from the proposed development is routed to stormwater quality planters located
within the proposed public street right-of-way as shown on the preliminary plans. Stormwater
runoff is then routed from the proposed stormwater quality planters to a detention pond which
attenuates post developed runoff to the pre-developed rate for the design storm events as described
above. The detention pond provides 0.5’ of dead storage in order to provide additional removal of
contaminants from post developed runoff for the Water Quality rainfall event. Attenuated
stormwater discharge from the proposed detention pond is routed an existing roadside ditch located
within the Gibson Hill Road right-of-way. See Appendix 1 and Appendix 13 for stormwater quality
treatment train graphics.
6.2 Water Quality Planter Design
The proposed stormwater quality planters are designed per Section E.300 of the City of Albany
SWMES. The City of Albany requires water quality infrastructure addressing the water quality
storm event.
6.3 Water Quality Planter Calculations
The City of Albany requires stormwater quality planters be sized based on the area of impervious
surfaces that would be conveyed to each individual water quality planter. For stormwater quality
planters located within the public right-of-way, as shown on the preliminary drawings, the City of
Albany requires the stormwater quality planter area to equal at least 1.8% of the total impervious
surface area discharging to any individual stormwater quality planter.
The City of Albany requires all proposed street and sidewalk areas be fully treated. Each proposed
lot must be treated for 2,700 square feet of impervious area. The proposed development includes
Gibson Hill Subdivision
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approximately; 46,965 square feet of street improvements, 13,691 square feet of sidewalk
improvements, and 23 lots which correlates to 62,100 square feet of lot impervious surfaces. The
total impervious area to be treated with stormwater quality planters is approximately 122,756 square
feet.
The total stormwater quality planter area provided shall equal at least 1.8% of the total impervious
surface area. The total impervious area of the proposed development is approximately 122,756
square feet. The required area of stormwater quality planters, based on the City of Albany
standards, is 2,210 square feet. The proposed area of stormwater quality planters, as shown on the
preliminary drawings, is approximately 2,212 square feet.
6.4 Water Quality Planter Evaluation
Per City of Albany stormwater quality standards, the proposed development shall provide at least
2,210 square feet of stormwater quality planters. As shown on the preliminary drawings,
approximately 2,212 square feet of stormwater quality planters are proposed. The proposed
stormwater quality planter area exceeds the required stormwater quality plater area by
approximately 2 square feet.
7.0
CONCLUSION
The proposed Gibson Hill Subdivision development provides stormwater quantity and quality
infrastructure in conformance with; Section 401 of the Oregon Department of Environment Quality
SWMP Design Standards, Division E of the City of Albany Stormwater Management Engineering
Standards, and the King County Washington Surface Water Design Manual.
Post developed runoff is attenuated to the pre-developed rate for the; Water Quality, 2-year, 5-year,
10-year, and 25-year rainfall events with a detention pond and flow control outfall structure.
Stormwater quality is provided with water quality planters located within proposed rights-of-way,
upstream of the proposed detention pond, achieving all required stormwater quality standards for
the water quality rainfall event. All stormwater conveyance piping has been designed to convey
post developed runoff from the 25-year rainfall event.
The proposed Gibson Hill Subdivision development provides stormwater quantity and quality
infrastructure exceeding all applicable design standards.
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6XPPDU\IRU5HDFK52XWIDOO
,QIORZ$UHD
,QIORZ
2XWIORZ

DF ,PSHUYLRXV,QIORZ'HSWK! IRU<HDUHYHQW
FIV# KUV9ROXPH
DI
FIV# KUV9ROXPH
DI$WWHQ /DJ PLQ

5RXWLQJE\6WRU,QG7UDQVPHWKRG7LPH6SDQ KUVGW KUV
0D[9HORFLW\ ISV0LQ7UDYHO7LPH PLQ
$YJ9HORFLW\ ISV$YJ7UDYHO7LPH PLQ
3HDN6WRUDJH FI#KUV
$YHUDJH'HSWKDW3HDN6WRUDJH 
%DQN)XOO'HSWK  )ORZ$UHD VI&DSDFLW\ FIV
5RXQG3LSH
Q 
/HQJWK  6ORSH  
,QOHW,QYHUW  2XWOHW,QYHUW 

5HDFK52XWIDOO
+\GURJUDSK
,QIORZ
2XWIORZ

FIV
FIV



,QIORZ$UHD DF
$YJ)ORZ'HSWK 
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5RXQG3LSH
Q 
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&DSDFLW\ FIV





)ORZ FIV
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Attachment E

3RVW'HYHORSHG

Type IA 24-hr 2-Year Rainfall=2.47"

3UHSDUHGE\7.3(QJLQHHULQJ

+\GUR&$'VQ0+\GUR&$'6RIWZDUH6ROXWLRQV//&

3ULQWHG
3DJH

6XPPDU\IRU3RQG3'HWHQWLRQ3RQG
,QIORZ$UHD
,QIORZ
2XWIORZ
3ULPDU\

DF ,PSHUYLRXV,QIORZ'HSWK! IRU<HDUHYHQW
FIV# KUV9ROXPH
DI
FIV# KUV9ROXPH
DI$WWHQ /DJ PLQ
FIV# KUV9ROXPH
DI

5RXWLQJE\6WRU,QGPHWKRG7LPH6SDQ KUVGW KUV
3HDN(OHY  #KUV6XUI$UHD VI6WRUDJH FI
3OXJ)ORZGHWHQWLRQWLPH PLQFDOFXODWHGIRUDI RILQIORZ
&HQWHURI0DVVGHWWLPH PLQ 
9ROXPH


,QYHUW


(OHYDWLRQ
IHHW





'HYLFH




$YDLO6WRUDJH
FI

6XUI$UHD
VTIW






5RXWLQJ
3ULPDU\
3ULPDU\
3ULPDU\

,QYHUW




6WRUDJH'HVFULSWLRQ
&XVWRP6WDJH'DWD 3ULVPDWLF/LVWHGEHORZ 5HFDOF

,QF6WRUH
FXELFIHHW






&XP6WRUH
FXELFIHHW






2XWOHW'HYLFHV
9HUW2ULILFH*UDWH& 
9HUW2ULILFH*UDWH& 
9HUW2ULILFH*UDWH& 

3ULPDU\2XW)ORZ0D[ FIV#KUV+:   )UHH'LVFKDUJH
 2ULILFH*UDWH 2ULILFH&RQWUROVFIV#ISV
 2ULILFH*UDWH 2ULILFH&RQWUROVFIV#ISV
 2ULILFH*UDWH &RQWUROVFIV
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3RVW'HYHORSHG

Type IA 24-hr 2-Year Rainfall=2.47"
3ULQWHG
3DJH

3UHSDUHGE\7.3(QJLQHHULQJ

+\GUR&$'VQ0+\GUR&$'6RIWZDUH6ROXWLRQV//&

3RQG3'HWHQWLRQ3RQG
+\GURJUDSK
,QIORZ
3ULPDU\

)ORZ FIV

FIV

,QIORZ$UHD DF
3HDN(OHY 
6WRUDJH FI
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Attachment E

5-Year Post Developed Analysis
Appendix 10

Attachment E

3RVW'HYHORSHG

Type IA 24-hr 5-Year Rainfall=2.86"
3ULQWHG
3DJH

3UHSDUHGE\7.3(QJLQHHULQJ

+\GUR&$'VQ0+\GUR&$'6RIWZDUH6ROXWLRQV//&

6XPPDU\IRU6XEFDWFKPHQW6'HYHORSPHQW
5XQRII

FIV#

KUV9ROXPH

DI'HSWK! 

5XQRIIE\6&675PHWKRG8+ 6&6:HLJKWHG&17LPH6SDQ KUVGW KUV
7\SH,$KU<HDU5DLQIDOO 
$UHD DF



&1



7F /HQJWK
PLQ
IHHW


'HVFULSWLRQ
3HUYLRXV$UHD
6ORSH
IWIW

9HORFLW\
IWVHF

&DSDFLW\
FIV

'HVFULSWLRQ
'LUHFW(QWU\3RVW'HYHORSHG

6XEFDWFKPHQW6'HYHORSPHQW
+\GURJUDSK
5XQRII

FIV

7\SH,$KU
<HDU5DLQIDOO 
5XQRII$UHD DF
5XQRII9ROXPH DI
5XQRII'HSWK!
7F PLQ
&1 

)ORZ FIV
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Attachment E

3RVW'HYHORSHG

Type IA 24-hr 5-Year Rainfall=2.86"
3ULQWHG
3DJH

3UHSDUHGE\7.3(QJLQHHULQJ

+\GUR&$'VQ0+\GUR&$'6RIWZDUH6ROXWLRQV//&

6XPPDU\IRU5HDFK52XWIDOO
,QIORZ$UHD
,QIORZ
2XWIORZ

DF ,PSHUYLRXV,QIORZ'HSWK! IRU<HDUHYHQW
FIV# KUV9ROXPH
DI
FIV# KUV9ROXPH
DI$WWHQ /DJ PLQ

5RXWLQJE\6WRU,QG7UDQVPHWKRG7LPH6SDQ KUVGW KUV
0D[9HORFLW\ ISV0LQ7UDYHO7LPH PLQ
$YJ9HORFLW\ ISV$YJ7UDYHO7LPH PLQ
3HDN6WRUDJH FI#KUV
$YHUDJH'HSWKDW3HDN6WRUDJH 
%DQN)XOO'HSWK  )ORZ$UHD VI&DSDFLW\ FIV
5RXQG3LSH
Q 
/HQJWK  6ORSH  
,QOHW,QYHUW  2XWOHW,QYHUW 

5HDFK52XWIDOO
+\GURJUDSK
,QIORZ
2XWIORZ

FIV
FIV




,QIORZ$UHD DF
$YJ)ORZ'HSWK 
0D[9HO ISV

5RXQG3LSH
Q 
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&DSDFLW\ FIV






)ORZ FIV
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Attachment E

3RVW'HYHORSHG

Type IA 24-hr 5-Year Rainfall=2.86"

3UHSDUHGE\7.3(QJLQHHULQJ

+\GUR&$'VQ0+\GUR&$'6RIWZDUH6ROXWLRQV//&

3ULQWHG
3DJH

6XPPDU\IRU3RQG3'HWHQWLRQ3RQG
,QIORZ$UHD
,QIORZ
2XWIORZ
3ULPDU\

DF ,PSHUYLRXV,QIORZ'HSWK! IRU<HDUHYHQW
FIV# KUV9ROXPH
DI
FIV# KUV9ROXPH
DI$WWHQ /DJ PLQ
FIV# KUV9ROXPH
DI

5RXWLQJE\6WRU,QGPHWKRG7LPH6SDQ KUVGW KUV
3HDN(OHY  #KUV6XUI$UHD VI6WRUDJH FI
3OXJ)ORZGHWHQWLRQWLPH PLQFDOFXODWHGIRUDI RILQIORZ
&HQWHURI0DVVGHWWLPH PLQ 
9ROXPH


,QYHUW


(OHYDWLRQ
IHHW





'HYLFH




$YDLO6WRUDJH
FI

6XUI$UHD
VTIW






5RXWLQJ
3ULPDU\
3ULPDU\
3ULPDU\

,QYHUW




6WRUDJH'HVFULSWLRQ
&XVWRP6WDJH'DWD 3ULVPDWLF/LVWHGEHORZ 5HFDOF

,QF6WRUH
FXELFIHHW






&XP6WRUH
FXELFIHHW






2XWOHW'HYLFHV
9HUW2ULILFH*UDWH& 
9HUW2ULILFH*UDWH& 
9HUW2ULILFH*UDWH& 

3ULPDU\2XW)ORZ0D[ FIV#KUV+:   )UHH'LVFKDUJH
 2ULILFH*UDWH 2ULILFH&RQWUROVFIV#ISV
 2ULILFH*UDWH 2ULILFH&RQWUROVFIV#ISV
 2ULILFH*UDWH 2ULILFH&RQWUROVFIV#ISV
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3RVW'HYHORSHG

Type IA 24-hr 5-Year Rainfall=2.86"
3ULQWHG
3DJH

3UHSDUHGE\7.3(QJLQHHULQJ

+\GUR&$'VQ0+\GUR&$'6RIWZDUH6ROXWLRQV//&

3RQG3'HWHQWLRQ3RQG
+\GURJUDSK
,QIORZ
3ULPDU\

FIV

,QIORZ$UHD DF
3HDN(OHY 
6WRUDJH FI

)ORZ FIV
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Attachment E

10-Year Post Developed Analysis
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Attachment E

3RVW'HYHORSHG

Type IA 24-hr 10-Year Rainfall=3.37"
3ULQWHG
3DJH

3UHSDUHGE\7.3(QJLQHHULQJ

+\GUR&$'VQ0+\GUR&$'6RIWZDUH6ROXWLRQV//&

6XPPDU\IRU6XEFDWFKPHQW6'HYHORSPHQW
5XQRII

FIV#

KUV9ROXPH

DI'HSWK! 

5XQRIIE\6&675PHWKRG8+ 6&6:HLJKWHG&17LPH6SDQ KUVGW KUV
7\SH,$KU<HDU5DLQIDOO 
$UHD DF



&1



7F /HQJWK
PLQ
IHHW


'HVFULSWLRQ
3HUYLRXV$UHD
6ORSH
IWIW

9HORFLW\
IWVHF

&DSDFLW\
FIV

'HVFULSWLRQ
'LUHFW(QWU\3RVW'HYHORSHG

6XEFDWFKPHQW6'HYHORSPHQW
+\GURJUDSK
5XQRII

FIV

7\SH,$KU
<HDU5DLQIDOO 
5XQRII$UHD DF
5XQRII9ROXPH DI
5XQRII'HSWK!
7F PLQ
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)ORZ FIV
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Attachment E

3RVW'HYHORSHG

Type IA 24-hr 10-Year Rainfall=3.37"
3ULQWHG
3DJH

3UHSDUHGE\7.3(QJLQHHULQJ

+\GUR&$'VQ0+\GUR&$'6RIWZDUH6ROXWLRQV//&

6XPPDU\IRU5HDFK52XWIDOO
,QIORZ$UHD
,QIORZ
2XWIORZ

DF ,PSHUYLRXV,QIORZ'HSWK! IRU<HDUHYHQW
FIV# KUV9ROXPH
DI
FIV# KUV9ROXPH
DI$WWHQ /DJ PLQ

5RXWLQJE\6WRU,QG7UDQVPHWKRG7LPH6SDQ KUVGW KUV
0D[9HORFLW\ ISV0LQ7UDYHO7LPH PLQ
$YJ9HORFLW\ ISV$YJ7UDYHO7LPH PLQ
3HDN6WRUDJH FI#KUV
$YHUDJH'HSWKDW3HDN6WRUDJH 
%DQN)XOO'HSWK  )ORZ$UHD VI&DSDFLW\ FIV
5RXQG3LSH
Q 
/HQJWK  6ORSH  
,QOHW,QYHUW  2XWOHW,QYHUW 

5HDFK52XWIDOO
+\GURJUDSK
,QIORZ
2XWIORZ

FIV
FIV

,QIORZ$UHD DF
$YJ)ORZ'HSWK 
0D[9HO ISV

5RXQG3LSH
Q 
/ 
6  
&DSDFLW\ FIV

)ORZ FIV
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Attachment E

3RVW'HYHORSHG

Type IA 24-hr 10-Year Rainfall=3.37"

3UHSDUHGE\7.3(QJLQHHULQJ

+\GUR&$'VQ0+\GUR&$'6RIWZDUH6ROXWLRQV//&

3ULQWHG
3DJH

6XPPDU\IRU3RQG3'HWHQWLRQ3RQG
,QIORZ$UHD
,QIORZ
2XWIORZ
3ULPDU\

DF ,PSHUYLRXV,QIORZ'HSWK! IRU<HDUHYHQW
FIV# KUV9ROXPH
DI
FIV# KUV9ROXPH
DI$WWHQ /DJ PLQ
FIV# KUV9ROXPH
DI

5RXWLQJE\6WRU,QGPHWKRG7LPH6SDQ KUVGW KUV
3HDN(OHY  #KUV6XUI$UHD VI6WRUDJH FI
3OXJ)ORZGHWHQWLRQWLPH PLQFDOFXODWHGIRUDI RILQIORZ
&HQWHURI0DVVGHWWLPH PLQ 
9ROXPH


,QYHUW


(OHYDWLRQ
IHHW





'HYLFH




$YDLO6WRUDJH
FI

6XUI$UHD
VTIW






5RXWLQJ
3ULPDU\
3ULPDU\
3ULPDU\

,QYHUW




6WRUDJH'HVFULSWLRQ
&XVWRP6WDJH'DWD 3ULVPDWLF/LVWHGEHORZ 5HFDOF

,QF6WRUH
FXELFIHHW






&XP6WRUH
FXELFIHHW






2XWOHW'HYLFHV
9HUW2ULILFH*UDWH& 
9HUW2ULILFH*UDWH& 
9HUW2ULILFH*UDWH& 

3ULPDU\2XW)ORZ0D[ FIV#KUV+:   )UHH'LVFKDUJH
 2ULILFH*UDWH 2ULILFH&RQWUROVFIV#ISV
 2ULILFH*UDWH 2ULILFH&RQWUROVFIV#ISV
 2ULILFH*UDWH 2ULILFH&RQWUROVFIV#ISV
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3RVW'HYHORSHG

Type IA 24-hr 10-Year Rainfall=3.37"
3ULQWHG
3DJH

3UHSDUHGE\7.3(QJLQHHULQJ

+\GUR&$'VQ0+\GUR&$'6RIWZDUH6ROXWLRQV//&

3RQG3'HWHQWLRQ3RQG
+\GURJUDSK
,QIORZ
3ULPDU\

FIV

,QIORZ$UHD DF
3HDN(OHY 
6WRUDJH FI

)ORZ FIV
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Attachment E

25-Year Post Developed Analysis
Appendix 12

Attachment E

3RVW'HYHORSHG

Type IA 24-hr 25-Year Rainfall=3.94"
3ULQWHG
3DJH

3UHSDUHGE\7.3(QJLQHHULQJ

+\GUR&$'VQ0+\GUR&$'6RIWZDUH6ROXWLRQV//&

6XPPDU\IRU6XEFDWFKPHQW6'HYHORSPHQW
5XQRII

FIV#

KUV9ROXPH

DI'HSWK! 

5XQRIIE\6&675PHWKRG8+ 6&6:HLJKWHG&17LPH6SDQ KUVGW KUV
7\SH,$KU<HDU5DLQIDOO 
$UHD DF



&1



7F /HQJWK
PLQ
IHHW


'HVFULSWLRQ
3HUYLRXV$UHD
6ORSH
IWIW

9HORFLW\
IWVHF

&DSDFLW\
FIV

'HVFULSWLRQ
'LUHFW(QWU\3RVW'HYHORSHG

6XEFDWFKPHQW6'HYHORSPHQW
+\GURJUDSK
5XQRII

FIV

7\SH,$KU
<HDU5DLQIDOO 
5XQRII$UHD DF
5XQRII9ROXPH DI
5XQRII'HSWK!
7F PLQ
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7LPH KRXUV























Attachment E

3RVW'HYHORSHG

Type IA 24-hr 25-Year Rainfall=3.94"
3ULQWHG
3DJH

3UHSDUHGE\7.3(QJLQHHULQJ

+\GUR&$'VQ0+\GUR&$'6RIWZDUH6ROXWLRQV//&

6XPPDU\IRU5HDFK52XWIDOO
,QIORZ$UHD
,QIORZ
2XWIORZ

DF ,PSHUYLRXV,QIORZ'HSWK! IRU<HDUHYHQW
FIV# KUV9ROXPH
DI
FIV# KUV9ROXPH
DI$WWHQ /DJ PLQ

5RXWLQJE\6WRU,QG7UDQVPHWKRG7LPH6SDQ KUVGW KUV
0D[9HORFLW\ ISV0LQ7UDYHO7LPH PLQ
$YJ9HORFLW\ ISV$YJ7UDYHO7LPH PLQ
3HDN6WRUDJH FI#KUV
$YHUDJH'HSWKDW3HDN6WRUDJH 
%DQN)XOO'HSWK  )ORZ$UHD VI&DSDFLW\ FIV
5RXQG3LSH
Q 
/HQJWK  6ORSH  
,QOHW,QYHUW  2XWOHW,QYHUW 

5HDFK52XWIDOO
+\GURJUDSK
,QIORZ
2XWIORZ

FIV
FIV

,QIORZ$UHD DF
$YJ)ORZ'HSWK 
0D[9HO ISV

5RXQG3LSH
Q 
/ 
6  
&DSDFLW\ FIV

)ORZ FIV
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Attachment E

3RVW'HYHORSHG

Type IA 24-hr 25-Year Rainfall=3.94"

3UHSDUHGE\7.3(QJLQHHULQJ

+\GUR&$'VQ0+\GUR&$'6RIWZDUH6ROXWLRQV//&

3ULQWHG
3DJH

6XPPDU\IRU3RQG3'HWHQWLRQ3RQG
,QIORZ$UHD
,QIORZ
2XWIORZ
3ULPDU\

DF ,PSHUYLRXV,QIORZ'HSWK! IRU<HDUHYHQW
FIV# KUV9ROXPH
DI
FIV# KUV9ROXPH
DI$WWHQ /DJ PLQ
FIV# KUV9ROXPH
DI

5RXWLQJE\6WRU,QGPHWKRG7LPH6SDQ KUVGW KUV
3HDN(OHY  #KUV6XUI$UHD VI6WRUDJH FI
3OXJ)ORZGHWHQWLRQWLPH PLQFDOFXODWHGIRUDI RILQIORZ
&HQWHURI0DVVGHWWLPH PLQ 
9ROXPH


,QYHUW


(OHYDWLRQ
IHHW





'HYLFH




$YDLO6WRUDJH
FI

6XUI$UHD
VTIW






5RXWLQJ
3ULPDU\
3ULPDU\
3ULPDU\

,QYHUW




6WRUDJH'HVFULSWLRQ
&XVWRP6WDJH'DWD 3ULVPDWLF/LVWHGEHORZ 5HFDOF

,QF6WRUH
FXELFIHHW






&XP6WRUH
FXELFIHHW






2XWOHW'HYLFHV
9HUW2ULILFH*UDWH& 
9HUW2ULILFH*UDWH& 
9HUW2ULILFH*UDWH& 

3ULPDU\2XW)ORZ0D[ FIV#KUV+:   )UHH'LVFKDUJH
 2ULILFH*UDWH 2ULILFH&RQWUROVFIV#ISV
 2ULILFH*UDWH 2ULILFH&RQWUROVFIV#ISV
 2ULILFH*UDWH 2ULILFH&RQWUROVFIV#ISV
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3RVW'HYHORSHG

Type IA 24-hr 25-Year Rainfall=3.94"
3ULQWHG
3DJH

3UHSDUHGE\7.3(QJLQHHULQJ

+\GUR&$'VQ0+\GUR&$'6RIWZDUH6ROXWLRQV//&

3RQG3'HWHQWLRQ3RQG
+\GURJUDSK
,QIORZ
3ULPDU\

FIV

,QIORZ$UHD DF
3HDN(OHY 
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Water Quality Planter Details
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LOT 5
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LOT 7
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ELLIS AVENUE
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±10,953 SF
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LOT 22
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WL
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WL
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LOT 15
±10,005 SF

GAS
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THORN DRIVE

TYPICAL SECTION
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0.5'

5'

7' PUE

0.5'

1.5%

2%

2%

3(H):

) FILL

1(V)

:1(V

3(H)

2(

1.5%

V)

:1(

H)

UT

T

CU

FILL

±7.47 ACRES
±1.87 ACRES
±5.60 ACRES

NET LAND AREA
DETENTION TRACT
DEVELOPABLE AREA

243,937 SF (5.60 ACRES)
9,090 SF (0.21 ACRES)
234,847 SF (5.39 ACRES)

TOTAL LOT AREA
PROPOSED LOTS
MINIMUM LOT AREA
MAXIMUM LOT AREA
AVERAGE LOT AREA

234,847 SF (5.39 ACRES)
23
7,785 SF
12,006 SF
10,210 SF

DENSITY

4.1 LOTS PER NET ACRE

SIDEWALK
2" OF LEVEL 2 - 1/2" DENSE GRADED ASPHALT
-OVER3" OF LEVEL 2 - 3/4" DENSE GRADED ASPHALT
-OVER12" OF 1"-0 CRUSHED AGGREGATE
-OVERGEOTEXTILE FABRIC

CURB & GUTTER

LOT 3
±10,047 SF

7' PUE

7'

48.1

25'

STREET 'B'

STREET 'B'

54' R/W

7' PUE

7' PUE

91.38'

91.00'

91.00'

91.00'

91.00'

106.87'

STREET 'A'

LOT 22
±10,000 SF

LOT 23
±10,953 SF

109.95'

LOT 21
±10,000 SF

109.95'

LOT 20
±10,200 SF

109.95'

LOT 19
±11,722 SF

ELLIS AVENUE

LOT 18
±10,005 SF

109.95'

LOT 17
±10,005 SF

109.95'

109.95'

109.95'

109.95'

109.95'

LOT 16
±10,005 SF

LOT 1
±7,785 SF

54' R/W

54' R/W

LOT 15
±10,005 SF

7' PUE

7' PUE

Digitally signed by Troy
PE
Troy Plum, PE Plum,
Date: 2021.08.23 13:44:11

7' PUE

92.76'

70.90'

9'

72.0

54' R/W

7' PUE

LOT 14
±10,039 SF

LOT 2
±12,006 SF

90.95'

90.95'

45.5' R/W
PARTIAL STREET

-07'00'

68.95'
R/W
EXPIRES 12/31/2022

FUTURE STREET
EXTENSION

DATE

LEGEND
EXISTING

LAURA VISTA DRIVE

LAURA VISTA DRIVE

99.75'

PHASE 2 PHASE 1

RIVERWOOD CROSSING

LOT 4
±10,120 SF

GIBSON HILL ROAD

LOT 5
±10,000 SF

RIGHT-OF-WAY WIDTH VARIES

LOT 6
±10,000 SF

70.92'
R/W

107.29'

100.13'

98.54'

DETENTION POND TRACT
±9,090 SF

54' R/W

7' PUE

92.05'

89.44'

LOT 7
±10,245 SF

90.95'

109.95'

LOT 8
±11,676 SF

90.95'

109.95'

LOT 9
±10,005 SF

93.45'

106.19'

109.95'

LOT 10
±10,005 SF

109.95'

LOT 11
±10,005 SF

91.00'

128.21'

FIRE TURN AROUND
WITHIN EASEMENT

LOT 12
±10,005 SF

109.95'

109.95'

109.95'

LOT 13
±10,014 SF

91.00'

91.00'

109.95'

91.00'

91.00'

10' DRAINAGE EASEMENT
BENEFITING LOTS 4-7
AND ABUTTING LOTS TO THE WEST

PHASE 2 PHASE 1

109.95'

10' DRAINAGE EASEMENT
BENEFITING LOTS 8-13
AND ABUTTING LOTS TO THE WEST

ELLIS AVENUE

CURB & GUTTER

109.95'

SIDEWALK

JOHN SMITH

5'

GROSS LAND AREA
R/W DEDICATION
NET LAND AREA

PREPARED FOR:

7' PUE

P
L

54' RIGHT-OF-WAY

TENTATIVE PLAT

LOCAL STREET STANDARD
NOT-TO-SCALE
P
L

Phone (541) 760-7205
Fax (866) 861-5704

THORN DRIVE

Property Line

PROPERTY LINE

Easement Line

EASEMENT LINE

Existing Asphalt

PROPOSED ASPHALT

Existing Sidewalk

PROPOSED CONCRETE SIDEWALK

8/23/2021

PROJECT

PROPOSED

DWG

18-005

18-005.DWG

REVISION

DATE

HORIZONTAL
O'

50'

100'

SHEET

P.101

REUSE OF DOCUMENTS: THIS DOCUMENT, AND THE IDEAS AND DESIGNS INCORPORATED HEREIN, AS AN INSTRUMENT OF PROFESSIONAL SERVICE, IS THE PROPERTY OF TKP ENGINEERING LLC AND IS NOT TO BE USED, WHOLE OR IN PART, FOR ANY OTHER PROJECT WITHOUT THE WRITTEN AUTHORIZATION OF TKP ENGINEERING LLC.

NGINEERING

TK TKP E
P

EXACT LOCATION OF ELLIS AVENUE
& THORN DRIVE RIGHT-OF-WAY
PER NORTHSTAR SURVEYING EFFORTS

P.O. BOX 374
Corvallis, OR 97339

ELLIS AVENUE

Attachment G

0
LOT 7
±10,245 SF

LOT 6
±10,000 SF

LOT 5
±10,000 SF

LOT 4
±10,120 SF

LOT 2
±12,006 SF

LOT 3
±10,047 SF

29

6

5

STREET 'A'

LOT 18
±10,005 SF

ELLIS AVENUE

LOT 17
±10,005 SF

LOT 19
±11,722 SF

29

5

LOT 20
±10,200 SF

LOT 21
±10,000 SF

LOT 23
±10,953 SF

LOT 22
±10,000 SF

LAURA VISTA DRIVE

29

0
30

29

8
29

7

9

1
30

29

2
29

292

293

294

295

297

296

301

302

9

29

300

303

6

298

RIVERWOOD CROSSING

29

29

LOT 16
±10,005 SF

292

4

LOT 15
±10,005 SF

1

29

3

LOT 14
±10,039 SF

LOT 1
±7,785 SF

293

4

29

29

293

29

GRADING PLAN

STREET 'B'

1
29

STREET 'B'

DETENTION POND TRACT
±9,090 SF

2

FINISH GRADE CONTOURS
(1-FT INTERVAL)

EXISTING CONTOURS
(1-FT INTERVAL)

LEGEND
EXISTING

PROPOSED

Property Line

PROPERTY LINE

Easement Line

EASEMENT LINE

JOHN SMITH

1

PREPARED FOR:

29

GIBSON HILL ROAD

ELLIS AVENUE

LOT 8
±11,676 SF

0

LOT 9
±10,005 SF

LOT 10
±10,005 SF

29

LOT 11
±10,005 SF

Phone (541) 760-7205
Fax (866) 861-5704

9

28

TK TKP E
P

288

LOT 12
±10,005 SF

STORM DRAINAGE
Existing Asphalt

STORM SEWER MANHOLE
DETENTION MANHOLE

Digitally signed by Troy Plum, PE
Troy Plum, PE Date:
2021.08.23 13:25:43 -07'00'

Existing Sidewalk

PROPOSED ASPHALT

EXPIRES 12/31/2022

DATE

PROPOSED CONCRETE SIDEWALK

8/23/2021

PROJECT
DWG

WATER QUALITY PLANTERS

18-005

18-005.DWG

REVISION

DATE

HORIZONTAL
O'

50'

100'

SHEET

P.102

REUSE OF DOCUMENTS: THIS DOCUMENT, AND THE IDEAS AND DESIGNS INCORPORATED HEREIN, AS AN INSTRUMENT OF PROFESSIONAL SERVICE, IS THE PROPERTY OF TKP ENGINEERING LLC AND IS NOT TO BE USED, WHOLE OR IN PART, FOR ANY OTHER PROJECT WITHOUT THE WRITTEN AUTHORIZATION OF TKP ENGINEERING LLC.

NGINEERING
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29
LOT 13
±10,014 SF

P.O. BOX 374
Corvallis, OR 97339

Attachment H

LOT 6
±10,000 SF

LOT 5
±10,000 SF
TREE #1

LOT 4
±10,120 SF

LOT 3
±10,047 SF

LOT 2
±12,006 SF
TREE #8
PRESERVE EXISTING
12" TREE

TREE #5

TREE #3

STREET 'B'

STREET 'B'

TREE #7

STREET 'A'

LOT 15
±10,005 SF

LOT 16
±10,005 SF

LOT 17
±10,005 SF

LOT 18
±10,005 SF

LOT 19
±11,722 SF

ELLIS AVENUE

TREE #4

LOT 14
±10,039 SF

LOT 20
±10,200 SF

LOT 21
±10,000 SF

LOT 22
±10,000 SF

LOT 1
±7,785 SF

LOT 23
±10,953 SF

PRESERVE EXISTING
28" DIAMETER TREE

LAURA VISTA DRIVE

TREE REMOVAL SCHEDULE
TREE ID
NUMBER
#1

TYPE
CONIFEROUS

#2

DECIDUOUS

TRUNK
CANOPY
CALIPER 1 (SQ FT) 2
32"
1,500
15"

1,000

#3

DECIDUOUS

36"

2,000

#4

DECIDUOUS

36"

2,000

#5

CONIFEROUS

48"

2,500

#6

DECIDUOUS

10"

500

#7

DECIDUOUS

42"

2,500

#8

CONIFEROUS

23"

700

1: MEASURED 4.5 FEET ABOVE MEAN GROUND LEVEL OF THE TREE.
2: CANOPY AREA COVERAGE IS BASED ON FIELD OBSERVATIONS AND IS APPROXIMATE, EXISTING TREES ARE
DENSELY SPACED AND ACTUAL CANOPY COVERAGE AREAS MAY DIFFER FROM THE AREAS PROVIDED ABOVE.

LEGEND
EXISTING

PROPOSED

Property Line

PROPERTY LINE

Easement Line

EASEMENT LINE

Deciduous Tree
Coniferous Tree

Phone (541) 760-7205
Fax (866) 861-5704

JOHN SMITH

LOT 7
±10,245 SF

Digitally signed by Troy
PE
Troy Plum, PE Plum,
Date: 2021.08.26 12:45:58

PROPOSED ASPHALT

-07'00'

Existing Asphalt

EXPIRES 12/31/2022

DATE

PROPOSED CONCRETE SIDEWALK

8/26/2021

PROJECT

Existing Sidewalk

DWG

WATER QUALITY PLANTERS

18-005

18-005.DWG

REVISION

DATE

HORIZONTAL
O'

50'

100'

SHEET

P.103

REUSE OF DOCUMENTS: THIS DOCUMENT, AND THE IDEAS AND DESIGNS INCORPORATED HEREIN, AS AN INSTRUMENT OF PROFESSIONAL SERVICE, IS THE PROPERTY OF TKP ENGINEERING LLC AND IS NOT TO BE USED, WHOLE OR IN PART, FOR ANY OTHER PROJECT WITHOUT THE WRITTEN AUTHORIZATION OF TKP ENGINEERING LLC.
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P

LOT 8
±11,676 SF

TREE REMOVAL PLAN

LOT 9
±10,005 SF

PREPARED FOR:

LOT 10
±10,005 SF

RIVERWOOD CROSSING

LOT 11
±10,005 SF

GIBSON HILL ROAD

LOT 12
±10,005 SF

DETENTION POND TRACT
±9,090 SF

LOT 13
±10,014 SF

ELLIS AVENUE

TREE #6
TREE #2

P.O. BOX 374
Corvallis, OR 97339

Attachment I

LOT 2
±12,006 SF

LOT 3
±10,047 SF

LOT 18
±10,005 SF

LOT 19
±11,722 SF

LOT 20
±10,200 SF

LOT 21
±10,000 SF

LOT 22
±10,000 SF

LOT 23
±10,953 SF

LOT 1
±7,785 SF
MITIGATED
WETLANDS

LAURA VISTA DRIVE

LEGEND
EXISTING

PROPOSED

Property Line

PROPERTY LINE

Easement Line

EASEMENT LINE

Phone (541) 760-7205
Fax (866) 861-5704

JOHN SMITH

LOT 17
±10,005 SF

LOT 4
±10,120 SF

WETLAND OVERLAY

LOT 16
±10,005 SF

ELLIS AVENUE

LOT 15
±10,005 SF

LOT 5
±10,000 SF

STREET 'B'

STREET 'B'

LOT 14
±10,039 SF

LOT 6
±10,000 SF

PREPARED FOR:

LOT 7
±10,245 SF

RIVERWOOD CROSSING

LOT 8
±11,676 SF

GIBSON HILL ROAD

LOT 9
±10,005 SF

DETENTION POND TRACT
±9,090 SF

LOT 10
±10,005 SF

STREET 'A'

LOT 11
±10,005 SF

ELLIS AVENUE

LOT 12
±10,005 SF

STORM DRAINAGE
STORM SEWER MANHOLE

Existing Asphalt

DETENTION MANHOLE

NOTE:
DISTURBANCE TO ALL WETLANDS IS PERMITTED PER DSL APPROVAL.
ALL WETLANDS HAVE BEEN MITIGATED WITH PURCHASE OF WETLAND
CREDITS THROUGH A WETLAND MITIGATION BANK.

Troy Plum, PE

PROPOSED ASPHALT

Existing Sidewalk

Digitally signed by Troy
Plum, PE
Date: 2021.08.23 13:28:12
-07'00'

EXPIRES 12/31/2022

DATE

PROPOSED CONCRETE SIDEWALK

Existing Wetlands

8/23/2021

PROJECT
DWG

WATER QUALITY PLANTERS

18-005

18-005.DWG

REVISION

DATE

WETLAND SUMMARY
GROSS LAND AREA
WETLAND AREA

±7.47 ACRES
±1.70 ACRES
HORIZONTAL
O'

50'

100'

SHEET

P.104

REUSE OF DOCUMENTS: THIS DOCUMENT, AND THE IDEAS AND DESIGNS INCORPORATED HEREIN, AS AN INSTRUMENT OF PROFESSIONAL SERVICE, IS THE PROPERTY OF TKP ENGINEERING LLC AND IS NOT TO BE USED, WHOLE OR IN PART, FOR ANY OTHER PROJECT WITHOUT THE WRITTEN AUTHORIZATION OF TKP ENGINEERING LLC.
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MITIGATED WETLANDS
MITIGATED WETLANDS

LOT 13
±10,014 SF

P.O. BOX 374
Corvallis, OR 97339

Attachment J

