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CALL TO ORDER & ROLL CALL 

ANNOUNCEMENTS & COMMUNICATION 

COMMUNICATION FROM THE PUBLIC (NOT ON THE AGENDA) 

ACTION ITEMS 

1. Consideration of an Architectural Review application (AR 22-0008) for 45 new attached townhome 
units in an existing multi-family development on a 16.7 acre site in the Medium High Density 
Residential (RMH) zone at 7800 SW Sagert Street and 20400 SW Martinazzi Avenue (Washington 
County Tax Lot: 2S125BA00100). 

2. Consideration of an Architectural Review application (AR 22-0006) requesting approval of a 
120,000 square foot office building development on a 58 acre campus in the Manufacturing Park 
(MP) zone at 11155 SW Leveton Drive. (Tax Lots: 2S122AA 00500, 00800 and 2S122AB 00100). 

COMMUNICATION FROM CITY STAFF 

ADJOURNMENT 

https://us02web.zoom.us/j/82402591750?pwd=T0Z6ckVSYlh0a2VMMzhNSS9UYitXUT09
https://us02web.zoom.us/j/82402591750?pwd=T0Z6ckVSYlh0a2VMMzhNSS9UYitXUT09
https://us02web.zoom.us/u/kb9THModqh


  
 

 

TO: Architectural Review Board 

THROUGH: Steve Koper, AICP, Assistant Community Development 
Director 

FROM: Keith Leonard, AICP, Associate Planner 

DATE: November 30, 2022 

 
SUBJECT: 
Consideration of an Architectural Review application (AR 22-0008) for 45 new attached townhome units in 
an existing multi-family development on a 16.7 acre site in the Medium High Density Residential (RMH) 
zone at 7800 SW Sagert Street and 20400 SW Martinazzi Avenue (Washington County Tax Lot: 
2S125BA00100). 

RECOMMENDATION: 
Based on the analysis and findings, as well as the application materials demonstrating compliance with the 
applicable review criteria, staff respectfully recommends approval of the subject Architectural Review 
application (AR 22-0008), subject to the recommended conditions of approval in the attached Analysis and 
Findings. 

EXECUTIVE SUMMARY: 

 The subject proposal is a Type III land use case, subject to a quasi-judicial hearing before the 
Architectural Review Board. 

 The subject site comprises 16.7 acres of land in the Medium High Density Residential zone, located 
south of SW Sagert Street, east of SW Martinazzi Avenue, north of SW Avery Street and west of I-5 
exit to I-205. The land is currently occupied by 211 multiple family units in 26 buildings and abuts the 
Methodist Church of Tualatin campus along the western property line of the subject property. There 
are currently 361 parking spaces for the existing development. 

 The applicant proposes to demolish two existing buildings and add an additional 12 buildings that 
will consist of multi-story townhomes. The proposed development will increase the total number of 
dwelling units to 240 within 36 buildings. The new units will be two and three bedrooms. The 
applicant is proposing to add 8 carports with 132 spaces for an overall total of 442 off-street parking 
spaces to serve the entire apartment community. An existing basketball court and other paved play 
area will be removed for the proposed construction. An existing swimming pool will remain. There 
will be 5 outdoor play areas to serve all the residents.  

 The applicant has also proposing removal of 49 trees and have submitted a Tree Removal Permit in 
conjunction with this Architectural Review. 

 There are existing City utilities that will adequately serve the site.  

 Public comments - No public comments were received as off the date this staff report was drafted.  
 

OUTCOMES OF DECISION: 
Approval of AR 22-0008 will facilitate construction of the proposed development. 

ALTERNATIVES TO RECOMMENDATION: 
The Architectural Review Board may alternatively: 



 Approve AR 22-0008 with conditions of approval and direct staff to provide updated Analysis and 
Findings; 

 Continue the hearing to a later date for further consideration; or 

 Deny AR 22-0008. 

 

 

ATTACHMENTS: 

 Attachment A – Presentation 

 Attachment B - Analysis and Findings 

 Exhibit A1 - Narrative 

 Exhibit A2 – Plan Set and Elevations 

 Exhibit A3 – Tree Assessment Report 

 Exhibit A4 – Transportation Impact Analysis 

 Exhibit A5 – Preliminary Stormwater Report 

 Exhibit A6 – Supporting Documents 

 Exhibit B – Public Noticing Requirements 

 Exhibit C – Tualatin Valley Fire & Rescue Conditions 

 Exhibit D – Clean Water Services Memorandum 

 Exhibit E – ODOT Response  

 Exhibit F – Figure 73-1 Parking Space Design Standards 

 Exhibit G – Figure 73-2 Vision Clearance Area 

 Exhibit H – Map 8-1 Tualatin Functional Classification Plan 

 Exhibit I – Map 8-4 Tualatin Bicycle and Pedestrian Plan 

 Exhibit J – Map 8-5 Tualatin Transit Plan 

 Attachment C – Final Order 
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Site Background
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Project Overview

4

ARCHITECTURAL REVIEW BOARD
November 30, 2022

AR 22-0008
Alden Apartments

N



Procedures (TDC 32.230)

Type III Architectural Review:
• Application 1st submitted – September 1, 2022 

• Additional Information Submitted on September 27th, 
October 5th and October 10th

• Deemed complete – September 29, 2022 

• Notice of Hearing sent – November 9, 2022

• Public hearing – November 30, 2022

• Final decision required – January 27, 2023
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Architectural Review (TDC 33.020)
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Architectural Review for Large Multi-family 
Developments: Approval criteria listed in Chapter 73A 
through 73G, including:

• Site Design Standards
• Landscaping Standards
• Parking Standards
• Waste & Recyclable Management Standards

Conditions of Approval: may implement identified public 
facilities and services needed to serve the proposed 
development through Chapters 74 and 75.
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Tree Removal (TDC 33.110)
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The application includes 
tree removal:

Approval Criteria
• The tree is diseased;

• The tree is a hazard;

• Necessary to remove 
tree to construct 
proposed 
improvements
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RMH Zone (TDC 42)
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The proposal complies 
with zoning:

• Permitted uses

• Setbacks

• Building height

USE CATEGORY STATUS

Household Living: 

Multi-family structure
Permitted

STANDARD REQUIREMENT PROPOSED

Front 

(Sagert/Matinazzi) 

(Min.)

35 ft 61.2 ft

Side/Rear (Min.) 12 ft 20 ft

Between Buildings 

(Min.)
10 ft 15 ft

Parking Buffer (Min) 10 ft 20 ft

Building Height (Max): 35 ft 35 ft
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Site Design (TDC 73A)

9

The proposal complies with 
requirements for:

• Private Outdoor Areas

• Entry Areas

• Shared Outdoor Areas

• Children’s Play Areas

• Storage

• Walkways/Accessways

• Lighting

• Safety & Security

• Service, Delivery & Screening
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Proposed Building Design (TDC 73A)
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Building Design (TDC 73A)
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Alden Apartment (existing front)



Building Design (TDC 73A)
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Martinazzi Village (south)
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Building Design (TDC 73A)

13

Tualatin Methodist Church (west)
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Landscaping Standards (TDC 73B)
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The application demonstrates 
the proposal complies with 
requirements for:

• Tree preservation

• Irrigation

• Revegetation of disturbed areas

• Minimum standards for 
plantings
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Parking Standards (TDC 73C)
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The application demonstrates 
the proposal complies with 
requirements for:

• Minimum parking requirements 
(361 required* & 442 provided)

• Bike parking
(45 units, bicycle parking within 
each units garages)

• Parking / drive aisle standards

• Parking lot landscaping

• 8 carports are proposed for the 
existing parking lot
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With conditions, the 
proposal complies with 
TDC 73C.210(2):

• Clear vision zone must 
be maintained at ends 
of on-site drive aisles 
and at driveway 
entrances, vertically 
between a maximum 
of 30 inches and a 
minimum of eight feet 
as measured from the 
ground level.

Parking Standards (TDC 73C)
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The application demonstrates the proposal complies with 
requirements for:

• Minimum Storage Area 

• Per Republic Services, Waste and Recyclables placed at the 
end of each units driveway for pickup
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Waste and Recyclables (TDC 73D)



Public Improvements (TDC 74) and 
Access Management (TDC 75)
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With conditions, the proposal complies with public improvement and 
access management standards.

• Right-of-Way and easement dedications required

• Street improvements have been conditioned

• Public utility standards met by condition (Water, Sanitary Sewer, Storm 
Sewer)

• Grading and erosion control standards will apply through construction

• No access location modifications are proposed to SW Martinazzi Avenue 
or SW Sagert Street.

• Modifications to streets will be required to match existing cross-section
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Conclusion

• The findings demonstrate that the proposal meets the 
applicable criteria of the Tualatin Development Code with 
the recommended Conditions of Approval.

• Therefore, staff respectfully recommends approval of the 
subject Architectural Review application (AR 22-0008), as 
conditioned.

• Questions?

19
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Case #: AR 22-0008 
Project: Alden Apartments 
Location: 7800 SW Sagert Street and 20400 SW Martinazzi Avenue, Tax Map/Lot: 
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Representative: Heather Austin, AICP, 3j Consulting, Inc. 
Owner: CR Alden Communities, LLC 
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Arrangements can be made to provide these materials in alternative formats such as large type or audio recording. Please 
contact the Planning Division at 503.691.3026 and allow as much lead time as possible.  
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I. INTRODUCTION 

A. Applicable Criteria 

The following Chapters of the Tualatin Development Code (TDC) are applicable to the subject proposal:  

 TDC 32: Procedures 

 TDC 33.020: Architectural Review 

 TDC 33.110: Tree Removal Permit/Review 

 TDC 42: Medium High Density Residential (RH) Zone 

 TDC 73A: Site Design Standards 

 TDC 73B: Landscaping Standards 

 TDC 73C: Parking Standards 

 TDC 73D: Waste and Recyclables Management Standards 

 TDC 74: Public Improvements 

 TDC 75: Access 

B. Site Description 

The subject site is a 16.7 acre property with the street addresses of 7800 SW Sagert Street and 20400 
SW Martinazzi Avenue (Washington County Tax Lot: 2S125BA00100). As illustrated in Figure 1, the site is 
zoned Medium High Density Residential (RMH). Access is provided from SW Sagert Street and SW 
Martinazzi Avenue. SW Avery Street also abuts the site to the south but there is no ingress/egress 
access. The I-205 eastbound exit ramp from I-5 abuts the property to the east. Alden Apartments 
currently consists of 26 buildings with 211 dwelling units that are served by 372 off-street parking 
spaces. The land reaches a high point of 254 feet in elevation near the center of the property and has 
lower elevations around the perimeter of the property. 

 
Figure 1: Aerial view of subject site (highlighted) 
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C. Proposed Project 

As described in the applicant’s narrative and illustrated on their plan set (Exhibit A1 and A2), CR Alden 
Communities, LLC. proposes to demolish 2 existing buildings and construct 12 new buildings consisting 
45 townhouses. There will be four 3-unit buildings, seven 4-unit buildings and one 5-unit building. There 
are currently 211 dwelling units spread throughout 26 buildings. The proposed development would 
increase the total number of dwelling units to 240 within 36 buildings (Figure 2). Eight new carports will 
be constructed within the existing parking lots. A total of 442 parking spaces will be provided for all units 
within Alden Apartments. An existing basketball court and other paved play areas will be removed for 
the proposed construction. There will be 5 outdoor play areas to serve the entire development. The 
existing swimming pool will also remain. 

Figure 2: Site Plan (overview) 

 

In conjunction with this Architectural Review application, the applicant has submitted a Tree Removal 
Permit application. The Arborists’ Tree Assessment Report (Exhibit A3) surveyed 88 trees and 
recommends the preservation of 37 on-site trees that are over 8” in diameter. There will be a total of 49 
trees removed with two other non-regulated trees proposed for removal.   
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D. Previous Land Use Actions 

 ANN69-01 Property Annexed into Tualatin 

 AR78-03 Phase I Maricopa Hills 

 AR78-24 Phase II Maricopa Hills 

E. Surrounding Uses 

Adjacent land uses and zoning includes: 

North: Office Commercial Zone (CO) 

 Office 

 SW Sagert Street 

East:  Medium High Density Residential Zone (RMH) 

 I-205 On Ramp to I-5 

South: Medium Low Density Residential Zone (RML) 

 Multi-Family Residential 

 SW Avery Street 

West:  Medium High Density Residential Zone (RMH) and Low Density Residential Zone (RL) 

 Single Family Residential Property 

 Duplex and Triplex Residential Development 

 Tualatin United Methodist Church Campus 

 Vacant 

 SW Martinazzi Avenue 
 

F. Exhibit List 

Exhibit A1 - Narrative 

Exhibit A2 – Plan Set and Elevations 

Exhibit A3 – Tree Assessment Report 

Exhibit A4 – Transportation Impact Analysis 

Exhibit A5 – Preliminary Stormwater Report 

Exhibit A6 – Supporting Documents 

Exhibit B – Public Noticing Requirements 

Exhibit C – Tualatin Valley Fire & Rescue Conditions 

Exhibit D – Clean Water Services Memorandum 

Exhibit E – ODOT Response  

Exhibit F – Figure 73-1 Parking Space Design Standards 

Exhibit G – Figure 73-2 Vision Clearance Area 

Exhibit H – Map 8-1 Tualatin Functional Classification Plan 

Exhibit I – Map 8-4 Tualatin Bicycle and Pedestrian Plan 

Exhibit J – Map 8-5 Tualatin Transit Plan 
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II. PLANNING FINDINGS 

These findings reference the Tualatin Development Code (TDC), unless otherwise noted. 

Chapter 32: Procedures 

Section 32.010 – Purpose and Applicability. 
[…] 
(2) Applicability of Review Procedures. All land use and development permit applications and 
decisions, will be made by using the procedures contained in this Chapter. The procedure “type” 
assigned to each application governs the decision-making process for that permit or application. There 
are five types of permit/application procedures as described in subsections (a) through (e) below. 
Table 32-1 lists the City’s land use and development applications and corresponding review 
procedure(s). 

[…] 
(c) Type III Procedure (Quasi-Judicial Review – Public Hearing). Type III procedure is used when the 
standards and criteria require discretion, interpretation, or policy or legal judgment. Quasi-Judicial 
decisions involve discretion but implement established policy. Type III decisions are made by the 
Planning Commission or Architectural Review Board and require public notice and a public 
hearing, with an opportunity for appeal to the City Council. 
[…] 

(3) Determination of Review Type. Unless specified in Table 32-1, the City Manager will determine 
whether a permit or application is processed as Type I, II, III, IV-A or IV-B based on the descriptions 
above. Questions regarding the appropriate procedure will be resolved in favor of the review type 
providing the widest notice and opportunity to participate. An applicant may choose to elevate a Type 
I or II application to a higher numbered review type, provided the applicant pays the appropriate fee 
for the selected review type.  

Table 32-1 – Applications Types and Review Procedures 

Application / Action Type 
Decision 
Body* 

  
Appeal 
Body* 

Pre-
Application 
Conference 
Required 

Neighborhood
/Developer 
Mtg Required 

Applicable 
Code 
Chapter 

Architectural Review 

Multifamily Housing 
Projects 100 units and 
above (or any number of 
units abutting a single 
family district) 
 •as requested by the CM 

III ARB CC Yes Yes 
TDC 

33.020 

[…] 

* City Council (CC); Planning Commission (PC); Architectural Review Board (ARB); City Manager or designee 
(CM); Land Use Board of Appeals (LUBA). 

 
Finding: 
Alden Apartments currently has 211 dwelling units. The proposal is requesting an increase of 29 units for 
a total of 240 units. Additionally, the subject property abuts RL and RML zoned properties. Therefore the 
proposed project will require a Type III Review according to Table 32-1. The application has been 
processed according to the applicable code for Type III procedures. This standard is met. 
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Section 32.030 – Time to Process Applications. 
(1) Time Limit - 120-day Rule. The City must take final action on all Type II, Type III, and Type IV-A land 
use applications, as provided by ORS 227.178, including resolution of all local appeals, within 120 days 
after the application has been deemed complete under TDC 32.160, unless the applicant provides 
written request or consent to an extension in compliance with ORS 227.178. (Note: The 120-day rule 
does not apply to Type IV-B (Legislative Land Use) decisions.) 
[…] 
 
Finding: 
The application was deemed complete on September 29, 2022, while the hearing for AR 22-0008 is 
scheduled for November 30, 2022. Final action will take place by January 27, 2023 in compliance with 
ORS 227.178. This standard is met. 

Section 32.110 – Pre-Application Conference. 
(1) Purpose of Pre-Application Conferences. Pre-application conferences are intended to familiarize 
applicants with the requirements of the TDC; to provide applicants with an opportunity discuss 
proposed projects in detail with City staff; and to identify approval criteria, standards, and procedures 
prior to filing a land use application. The pre-application conference is intended to be a tool to assist 
applicants in navigating the land use process, but is not intended to be an exhaustive review that 
identifies or resolves all potential issues, and does not bind or preclude the City from enforcing any 
applicable regulations or from applying regulations in a manner differently than may have been 
indicated at the time of the pre-application conference. 
(2) When Mandatory. Pre-application conferences are mandatory for all land use actions identified as 
requiring a pre-application conference in Table 32-1. An applicant may voluntarily request a pre-
application conference for any land use action even if it is not required. 
(3) Timing of Pre-Application Conference. A pre-application conference must be held with City staff 
before an applicant submits an application and before an applicant conducts a 
Neighborhood/Developer meeting. 
(4) Application Requirements for Pre-Application Conference. 

(a) Application Form. Pre-application conference requests must be made on forms provided by the 
City Manager. 
(b) Submittal Requirements. Pre-application conference requests must include: 

(i) A completed application form; 
(ii) Payment of the application fee; 
(iii) The information required, if any, for the specific pre-application conference sought; and 
(iv) Any additional information the applicant deems necessary to demonstrate the nature and 
scope of the proposal in sufficient detail to allow City staff to review and comment. 

(5) Scheduling of Pre-Application Conference. Upon receipt of a complete application, the City 
Manager will schedule the pre-application conference. The City Manager will coordinate the 
involvement of city departments, as appropriate, in the pre-application conference. Pre-application 
conferences are not open to the general public. 
(6) Validity Period for Mandatory Pre-Application Conferences; Follow-Up Conferences. A follow-up 
conference is required for those mandatory pre-application conferences that have previously been 
held when: 

(a) An application relating to the proposed development that was the subject of the pre-
application conference has not been submitted within six (6) months of the pre-application 
conference; 
(b) The proposed use, layout, and/or design of the proposal have significantly changed; or 
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(c) The owner and/or developer of a project changes after the pre-application conference and 
prior to application submittal.  

 
Finding: 
The subject land use action is identified as requiring a pre-application conference in Table 32-1. The 
applicant participated in a pre-application meeting on March 9, 2022, within the six month deadline for 
application submittal after the applicant and representative of the property owner attended a 
preapplication meeting. These standards are met. 

Section 32.120 – Neighborhood/Developer Meetings. 
(1) Purpose. The purpose of this meeting is to provide a means for the applicant and surrounding 
property owners to meet to review a development proposal and identify issues regarding the 
proposal so they can be considered prior to the application submittal. The meeting is intended to 
allow the developer and neighbors to share information and concerns regarding the project. The 
applicant may consider whether to incorporate solutions to these issues prior to application 
submittal. 
(2) When Mandatory. Neighborhood/developer meetings are mandatory for all land use actions 
identified in Table 32-1 as requiring a neighborhood/developer meeting. An applicant may voluntarily 
conduct a neighborhood/developer meeting even if it is not required and may conduct more than one 
neighborhood/developer meeting at their election. 
(3) Timing. A neighborhood/developer meeting must be held after a pre-application meeting with City 
staff, but before submittal of an application. 
(4) Time and Location. Required neighborhood/developer meetings must be held within the city limits 
of the City of Tualatin at the following times: 

(a) If scheduled on a weekday, the meeting must begin no earlier than 6:00 p.m. 
(b) If scheduled on a weekend, the meeting must begin between 10:00 a.m. and 6:00 p.m. 

(5) Notice Requirements.  
(a) The applicant must provide notice of the meeting at least 14 calendar days and no more than 
28 calendar days before the meeting. The notice must be by first class mail providing the date, 
time, and location of the meeting, as well as a brief description of the proposal and its location. 
The applicant must keep a copy of the notice to be submitted with their land use application. 
(b) The applicant must mail notice of a neighborhood/developer meeting to the following 
persons: 

(i) All property owners within 1,000 feet measured from the boundaries of the subject 
property;  
(ii) All property owners within a platted residential subdivision that is located within 1,000 
feet of the boundaries of the subject property. The notice area includes the entire subdivision 
and not just those lots within 1,000 feet. If the residential subdivision is one of two or more 
individually platted phases sharing a single subdivision name, the notice area need not include 
the additional phases; and 
(iii) All designated representatives of recognized Citizen Involvement Organizations as 
established in TMC Chapter 11-9.  

(c) The City will provide the applicant with labels for mailing for a fee. 
(d) Failure of a property owner to receive notice does not invalidate the neighborhood/developer 
meeting proceedings. 

(6) Neighborhood/Developer Sign Posting Requirements. The applicant must provide and post on the 
subject property, at least 14 calendar days before the meeting. The sign must conform to the design 
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and placement standards established by the City for signs notifying the public of land use actions in 
TDC 32.150. 
(7) Neighborhood/Developer Meeting Requirements. The applicant must have a sign-in sheet for all 
attendees to provide their name, address, telephone number, and email address and keep a copy of 
the sign-in sheet to provide with their land use application. The applicant must prepare meeting notes 
identifying the persons attending, those commenting and the substance of the comments expressed, 
and the major points that were discussed. The applicant must keep a copy of the meeting notes for 
submittal with their land use application. 
 
Finding: 
The applicant has provided evidence within Exhibit A6 that they held a Neighborhood/Developer meeting 
on August 10, 2022, a little over 5 months prior to application submittal. The applicant has provided 
documentation of sign posting and notification in compliance with this section, as well as a sign-in sheet 
and notes from the meeting. These standards are met. 

Section 32.130 – Initiation of Applications. 
(1) Type I, Type II, Type III, and Type IV-A Applications. Type I, Type II, Type III, and Type IV-A 
applications may be submitted by one or more of the following persons: 

(a) The owner of the subject property; 
(b) The contract purchaser of the subject property, when the application is accompanied by proof 
of the purchaser’s status as such and by the seller’s written consent; 
(c) A lessee in possession of the property, when the application is accompanied by the owners’ 
written consent; or 
(d) The agent of any of the foregoing, when the application is duly authorized in writing by a 
person authorized to submit an application by paragraphs (a), (b) or (c) of this subsection, and 
accompanied by proof of the agent’s authority. 

[…] 

Finding: 
The application has been signed by Matthew Moiseve, a representative of Colrich California 
Construction, LLC., who is the owner of the subject property. Heather Austin of 3j Consulting, Inc. has 
signed as the applicant representing the property owner. This standard is met. 

Section 32.140 – Application Submittal. 
(1) Submittal Requirements. Land use applications must be submitted on forms provided by the City. 
A land use application may not be accepted in partial submittals. All information supplied on the 
application form and accompanying the application must be complete and correct as to the applicable 
facts. Unless otherwise specified, all of the following must be submitted to initiate completeness 
review under TDC 32.160: 

(a) A completed application form. The application form must contain, at a minimum, the following 
information: 

(i) The names and addresses of the applicant(s), the owner(s) of the subject property, and any 
authorized representative(s) thereof; 
(ii) The address or location of the subject property and its assessor’s map and tax lot number; 
(iii) The size of the subject property; 
(iv) The comprehensive plan designation and zoning of the subject property; 
(v) The type of application(s); 
(vi) A brief description of the proposal; and 
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(vii) Signatures of the applicant(s), owner(s) of the subject property, and/or the duly 
authorized representative(s) thereof authorizing the filing of the application(s). 

(b) A written statement addressing each applicable approval criterion and standard; 
(c) Any additional information required under the TDC for the specific land use action sought; 
(d) Payment of the applicable application fee(s) pursuant to the most recently adopted fee 
schedule; 
(e) Recorded deed/land sales contract with legal description. 
(f) A preliminary title report or other proof of ownership. 
(g) For those applications requiring a neighborhood/developer meeting: 
     (i) The mailing list for the notice; 
     (ii) A copy of the notice; 
     (iii) An affidavit of the mailing and posting; 
     (iv) The original sign-in sheet of participants; and 

(v) The meeting notes described in TDC 32.120(7). 
(h) A statement as to whether any City-recognized Citizen Involvement Organizations (CIOs) 
whose boundaries include, or are adjacent to, the subject property were contacted in advance of 
filing the application and, if so, a summary of the contact. The summary must include the date 
when contact was made, the form of the contact and who it was with (e.g. phone conversation 
with neighborhood association chairperson, meeting with land use committee, presentation at 
neighborhood association meeting), and the result; 
(i) Any additional information, as determined by the City Manager, that may be required by 
another provision, or for any other permit elsewhere, in the TDC, and any other information that 
may be required to adequately review and analyze the proposed development plan as to its 
conformance to the applicable criteria; 

(2) Application Intake. Each application, when received, must be date-stamped with the date the 
application was received by the City, and designated with a receipt number and a notation of the staff 
person who received the application. 
(3) Administrative Standards for Applications. The City Manager is authorized to establish 
administrative standards for application forms and submittals, including but not limited to plan 
details, information detail and specificity, number of copies, scale, and the form of submittal.  
 
Finding: 
The applicant submitted the subject application on September 1, 2022. The applicant subsequently 
submitted additional information on September 27, 2022, October 5, 2022 and October 10, 2022. The 
application was deemed complete on September 29, 2022. The material submitted after the initial 
application submittal did not change the development plans that were submitted on September 1, 2022. 
The general land use submittal requirements were included with this application. These standards are 
met. 

Section 32.150 - Sign Posting. 
(1) When Signs Posted. Signs in conformance with these standards must be posted as follows: 

(a) Signs providing notice of an upcoming neighborhood/developer meeting must be posted prior 
to a required neighborhood/developer meeting in accordance with Section 32.120(6); and 
(b) Signs providing notice of a pending land use application must be posted after land use 
application has been submitted for Type II, III and IV-A applications.  

(2) Sign Design Requirements. The applicant must provide and post a sign(s) that conforms to the 
following standards: 

(a) Waterproof sign materials; 
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(b) Sign face must be no less than eighteen (18) inches by twenty-four (24) inches (18” x 24”); and 
(c) Sign text must be at least two (2) inch font. 

(3) On-site Placement.  The applicant must place one sign on their property along each public street 
frontage of the subject property. (Example: If a property adjoins four public streets, the applicant 
must place a sign at each of those public street frontages for a total of four signs). The applicant 
cannot place the sign within public right of way. 
(4) Removal.  If a sign providing notice of a pending land use application disappears prior to the final 
decision date of the subject land use application, the applicant must replace the sign within forty-
eight (48) hours of discovery of the disappearance or of receipt of notice from the City of its 
disappearance, whichever occurs first. The applicant must remove the sign no later than fourteen (14) 
days after: 

(a) The meeting date, in the case of signs providing notice of an upcoming 
neighborhood/developer meeting; or 
(b) The City makes a final decision on the subject land use application, in the case of signs 
providing notice of a pending land use application.  
 

Finding: 
The applicant provided certification within Exhibit A6 that signs were placed on site in accordance with 
this section. This standard is met.  

Section 32.160 – Completeness Review. 
(1) Duration. Except as otherwise provided under ORS 227.178, the City Manager must review an 
application for completeness within 30 days of its receipt. 
(2) Considerations. Determination of completeness will be based upon receipt of the information 
required under TDC 32.140 and will not be based on opinions as to quality or accuracy. Applications 
that do not respond to relevant code requirements or standards can be deemed incomplete. A 
determination that an application is complete indicates only that the application is ready for review 
on its merits, not that the City will make a favorable decision on the application. 
(3) Complete Applications. If an application is determined to be complete, review of the application 
will commence. 
(4) Incomplete Applications. If an application is determined to be incomplete, the City Manager must 
provide written notice to the applicant identifying the specific information that is missing and 
allowing the applicant the opportunity to submit the missing information. An application which has 
been determined to be incomplete must be deemed complete for purposes of this section upon 
receipt of: 

(a) All of the missing information; 
(b) Some of the missing information and written notice from the applicant that no other 
information will be provided; or 
(c) Written notice from the applicant that none of the missing information will be provided. 

(5) Vesting. If an application was complete at the time it was first submitted, or if the applicant 
submits additional required information within 180 days of the date the application was first 
submitted, approval or denial of the application must be based upon the standards and criteria that 
were in effect at the time the application was first submitted. 
(6) Void Applications. An application is void if the application has been on file with the City for more 
than 180 days and the applicant has not provided the missing information or otherwise responded, as 
provided in subsection (4) of this section. 
 
Finding: 
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The subject application was submitted on September 1, 2022. The application was deemed complete on 
September 29, 2022. These standards are met. 

TDC 32.170. - Revised Applications.  
Revisions or alterations of an application may be made following the determination that an 
application is complete, provided such revisions or alterations do not render the application 
incomplete and do address applicable requirements. When revisions or alterations are desired by the 
applicant or required by the City, the applicant must provide fully revised application materials and 
clearly identifying those application materials which are revised. 

Finding: 
The applicant submitted the subject application on September 1, 2022. The applicant submitted 
additional information on September 27, 2022, October 5, 2022 and October 10, 2022. The application 
was deemed complete on September 29, 2022. The material submitted after the initial application 
submittal did not change the development plans or render the application incomplete and do address 
applicable requirements. This standard is met. 
 
Section 32.230 – Type III Procedure (Quasi-Judicial Review – Public Hearing). 
Type III decisions involve the use of discretion and judgment and are made by the Planning 
Commission or Architectural Review Board after a public hearing with an opportunity for appeal to 
the City Council. The decision body for each application type is specified in Table 32-1. A hearing 
under these procedures provides a forum to apply standards to a specific set of facts to determine 
whether the facts conform to the applicable criteria and the resulting determination will directly 
affect only a small number of identifiable persons. 
(1) Submittal Requirements. Type III applications must include the submittal information required by 
TDC 32.140(1). 
(2) Determination of Completeness. After receiving an application for filing, the City Manager will 
review the application will for completeness in accordance with TDC 32.160.    
(3) Written Notice of Public Hearing – Type III. Once the application has been deemed complete, the 
City must mail by regular first class mail Notice of a Public Hearing to the following individuals and 
agencies no fewer than 20 days before the hearing.  
     (a) Recipients:  
             (i) The applicant and, the owners of the subject property; 

(ii) All property owners within 1,000 feet measured from the boundaries of the subject 
property; 
(iii) All property owners within a platted residential subdivision that is located within 1,000 
feet of the boundaries of the subject property. The notice area includes the entire subdivision 
and not just those lots within 1,000 feet. If the residential subdivision is one of two or more 
individually platted phases sharing a single subdivision name, the notice area need not include 
the additional phases; 
(iv) All recognized neighborhood associations within 1,000 feet from the boundaries of the 
subject property; 
(v) All designated representatives of recognized Citizen Involvement Organizations as 
established in TMC Chapter 11-9; 

              (vi) Any person who submits a written request to receive a notice; 
(vii) Any governmental agency that is entitled to notice under an intergovernmental 
agreement entered into with the City and any other affected agencies, including but not 
limited to: school districts; fire district; where the project either adjoins or directly affects a 
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state highway, the Oregon Department of Transportation; and where the project site would 
access a County road or otherwise be subject to review by the County, then the County; and 
Clean Water Services; Tri Met; and, ODOT Rail Division and the railroad company if a railroad-
highway grade crossing provides or will provide the only access to the subject property. The 
failure of another agency to respond with written comments on a pending application does 
not invalidate an action or permit approval made by the City under this Code; 

              (viii) Utility companies (as applicable); and, 
              (ix) Members of the decision body identified in Table 32-1. 

(b) The Notice of a Public Hearing, at a minimum, must contain all of the following information: 
(i) The names of the applicant(s), any representative(s) thereof, and the owner(s) of the 
subject property; 
(ii) The street address if assigned, if no street address has been assigned then Township, 
Range, Section, Tax Lot or Tax Lot ID; 
(iii) The type of application and a concise description of the nature of the land use action; 
(iv) A list of the approval criteria by TDC section for the decision and other ordinances or 
regulations that apply to the application at issue; 
(v) Brief summary of the local decision making process for the land use decision being made 
and a general explanation of the requirements for submission of testimony and the procedure 
for conduct of hearings; 

               (vi) The date, time and location of the hearing; 
(vii) Disclosure statement indicating that if any person fails to address the relevant approval 
criteria with enough detail, he or she may not be able to appeal to the Land Use Board of 
Appeals on that issue, and that only comments on the relevant approval criteria are 
considered relevant evidence; 
(viii) The name of a City representative to contact and the telephone number where additional 
information may be obtained; and 
(ix) Statement that the application and all documents and evidence submitted to the City are 
in the public record and available for review, and that copies can be obtained at a reasonable 
cost from the City; and 
(x) Statement that a copy of the staff report will be available for inspection at no cost at least 
seven days prior to the hearing and will be provided at reasonable cost.  

(c) Failure of a person or agency to receive a notice, does not invalidate any proceeding in 
connection with the application, provided the City can demonstrate by affidavit that required 
notice was given. 

Finding: 
After submittal and completeness review as required by this section, notice for the Type III hearing 
concerning AR 22-0008 was mailed by city staff on November 9, 2022 as Exhibit B, which contained the 
information required by this section. No public comments were received at the time the Analysis and 
Findings were drafted. Agency comments were received and are included in Exhibits C, D and E. These 
standards are met. 

(4) Conduct of the Hearing - Type III.  
The person chairing the hearing must follow the order of proceedings set forth below. These 
procedures are intended to provide all interested persons a reasonable opportunity to participate in 
the hearing process and to provide for a full and impartial hearing on the application before the 
body.  Questions concerning the propriety or the conduct of a hearing will be addressed to the chair 
with a request for a ruling. Rulings from the chair must, to the extent possible, carry out the stated 
intention of these procedures. A ruling given by the chair on such question may be modified or 
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reversed by a majority of those members of the decision body present and eligible to vote on the 
application before the body. The procedures to be followed by the chair in the conduct of the hearing 
are as follows: 

(a) At the commencement of the hearing, the person chairing the hearing must state to those in 
attendance all of the following information and instructions: 

          (i) The applicable substantive criteria; 
(ii) That testimony, arguments and evidence must be directed toward the criteria described in 
paragraph (i) of this subsection or other criteria in the plan or land use regulation which the 
person believes to apply to the decision; 
(iii) That failure to raise an issue accompanied by statements or evidence sufficient to afford 
the decision maker and the parties an opportunity to respond to the issue precludes appeal to 
the State Land Use Board of Appeals based on that issue; 
(iv) At the conclusion of the initial evidentiary hearing, the decision body must deliberate and 
make a decision based on the facts and arguments in the public record; and 
(v) Any participant may ask the decision body for an opportunity to present additional 
relevant evidence or testimony that is within the scope of the hearing; if the decision body 
grants the request, it will schedule a date to continue the hearing as provided in TDC 
32.230(4)(e), or leave the record open for additional written evidence or testimony as 
provided TDC 32.230(4)(f). 

(b) The public is entitled to an impartial decision body as free from potential conflicts of interest 
and pre-hearing ex parte (outside the hearing) contacts as reasonably possible. Where questions 
related to ex parte contact are concerned, members of the decision body must follow the 
guidance for disclosure of ex parte contacts contained in ORS 227.180. Where a real conflict of 
interest arises, that member or members of the decision body must not participate in the hearing, 
except where state law provides otherwise. Where the appearance of a conflict of interest is 
likely, that member or members of the decision body must individually disclose their relationship 
to the applicant in the public hearing and state whether they are capable of rendering a fair and 
impartial decision. If they are unable to render a fair and impartial decision, they must be excused 
from the proceedings. 
(c) Presenting and receiving evidence. 

(i) The decision body may set reasonable time limits for oral presentations and may limit or 
exclude cumulative, repetitious, irrelevant, or personally derogatory testimony or evidence; 
(ii) No oral testimony will be accepted after the close of the public hearing. Written testimony 
may be received after the close of the public hearing only as provided by this section; and 
(iii) Members of the decision body may visit the property and the surrounding area, and may 
use information obtained during the site visit to support their decision, if the information 
relied upon is disclosed at the beginning of the hearing and an opportunity is provided to 
dispute the evidence. 

(d) The decision body, in making its decision, must consider only facts and arguments in the public 
hearing record; except that it may take notice of facts not in the hearing record (e.g., local, state, 
or federal regulations; previous City decisions; case law; staff reports). Upon announcing its 
intention to take notice of such facts in its deliberations, it must allow persons who previously 
participated in the hearing to request the hearing record be reopened, as necessary, to present 
evidence concerning the newly presented facts. 
(e) If the decision body decides to continue the hearing, the hearing must be continued to a date 
that is at least seven days after the date of the first evidentiary hearing (e.g., next regularly 
scheduled meeting). An opportunity must be provided at the continued hearing for persons to 
present and respond to new written evidence and oral testimony. If new written evidence is 
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submitted at the continued hearing, any person may request, before the conclusion of the 
hearing, that the record be left open for at least seven days, so that he or she can submit 
additional written evidence or arguments in response to the new written evidence. In the interest 
of time, after the close of the hearing, the decision body may limit additional testimony to 
arguments and not accept additional evidence. 
(f) If the decision body leaves the record open for additional written testimony, the record must 
be left open for at least seven days after the hearing. Any participant may ask the decision body in 
writing for an opportunity to respond to new evidence (i.e., information not disclosed during the 
public hearing) submitted when the record was left open. If such a request is filed, the decision 
body must reopen the record, as follows: 

(i) When the record is reopened to admit new evidence or arguments (testimony), any person 
may raise new issues that relate to that new evidence or testimony; 
(ii) An extension of the hearing or record granted pursuant to this section is subject to the 
limitations of TDC 32.030, unless the applicant waives his or her right to a final decision being 
made within the required timeframe; and 
(iii) If requested by the applicant, the decision body must grant the applicant at least seven 
days after the record is closed to all other persons to submit final written arguments, but not 
evidence, provided the applicant may expressly waive this right. 

 
Finding: 
The Architectural Review Board will follow the hearing requirements set forth by this section. These 
standards will be met. 

(5) Notice of Adoption of a Type III Decision.  
Notice of Adoption must be provided to the property owner, applicant, and any person who provided 
testimony at the hearing or in writing. The Type III Notice of Adoption must contain all of the 
following information: 

(a) A description of the applicant’s proposal and the City’s decision on the proposal, which may be 
a summary, provided it references the specifics of the proposal and conditions of approval in the 
public record; 
(b) The address or other geographic description of the property proposed for development, 
including a map of the property in relation to the surrounding area; 
(c) A statement that a copy of the decision and complete case file, including findings, conclusions, 
and conditions of approval, if any, is available for review and how copies can be obtained; 
(d) The date the decision becomes final, unless a request for appeal is submitted; and 
(e) The notice must include an explanation of rights to appeal the decision to the City Council in 
accordance with TDC 32.310.  

(6) Appeal of a Type III Decision. Appeal of an Architectural Review Board or Planning Commission 
Type III Decision to the City Council may be made in accordance with TDC 32.310. 
(7) Effective Date of a Type III Decision. 

(a) The written order is the final decision on the application. 
(b) The mailing date is the date of the order certifying its approval by the decision body.  
(c) A decision of the Architectural Review Board or Planning Commission is final unless: 

(i) a written appeal is received at the City offices within 14 calendar days of the date notice of 
the final decision is mailed; or 
(ii) The City Manager or a member of the City Council requests a review of the decision within 
14 calendar days of the date notice of the final decision is mailed. 
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Finding: 
A final decision and any appeal will follow the requirements of this section. These standards will be met. 

Chapter 33: Applications and Approval Criteria 
[…] 
 
Section 33.020 Architectural Review 
[…] 
(5) Approval Criteria. 

(c) Large Commercial, Industrial, and Multifamily Development. Applications for Large 
Commercial, Industrial, and Multifamily Development must comply with the applicable standards 
and objectives in TDC Chapter 73A through 73G. 

 
Finding: 
The subject application, which is for multi-family development, and must comply with the standards and 
objectives in TDC 73A through 73G. These standards are met with findings and conditions for the subject 
application. 

(9) Permit Expiration.  
Architectural Review decisions (including Minor Architectural Review decisions) expire two (2) years 
from the effective date unless the applicant has received a building, or grading permit submitted in 
conjunction with a building permit application, substantial construction has occurred pursuant to the 
building permit, and an inspection has been performed by a member of the Building Division. 
(10) Extension of Permit Expiration. 

(a) An Architectural Review approval may be extended if the applicant, or successor interest, 
submits a written request for an extension of time within two (2) years of the effective date. 
[…] 
(c) Upon receipt of a request for an extension of time, the City will process the extension request 
as follows: 

(i) If the City Manager approved the Architectural Review, then the City Manager will decide 
the extension request under the Type II procedures in TDC 32.220. 
(ii) If the Architectural Review Board (ARB) approved the Architectural Review, then the ARB 
will decide the extension request under the Type III quasi-judicial procedures in TDC 32.230. 

(d) The City must provide notice of the extension request to past recipients of the Architectural 
Review notice of decision and the applicant must post a sign pursuant to TDC 32.150. 
(e) The City Manager or Architectural Review Board, as applicable, may grant the extension of 
time upon finding the following: 

(i) The applicant submitted a written extension request prior to the expiration date; 
(ii) There have been no significant changes in any conditions, ordinances, regulations or 
standards of the City or applicable agencies that affect the previously approved project so as 
to warrant its resubmittal for Architectural Review; 
(iii) If the previously approved application included a special study, the applicant provided a 
status report includes a letter from a recognized professional that states that conditions have 
not changed after the original approval and that no new study is warranted; and 
(iv) If the site has been neglected so as to allow the site to become blighted, the deciding 
party must factor this into its decision. 

(f) The City Manager or Architectural Review Board, as applicable, may grant or deny the 
extension request. The decision must be in writing and must be made within sixty (60) days of 
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receipt of the request for extension. If the decision is to grant the extension, the extension can be 
no more than a single one-year extension. 
(g) Upon making the decision, the City must provide notice of the extension decision as provided 
in TDC 32.220 for Type II decisions made by the City Manager and TDC 32.230 for Type III decisions 
made by the Architectural Review Board.  

 
Finding: 
The proposed application is approved subject to compliance with the above criteria. With recommended 
Condition of Approval A1, these standards are met. 

Section 33.110 Tree Removal Permit/Review 
(1) Purpose. To regulate the removal of trees within the City limits other than trees within the public 
right-of-way which are subject to TDC Chapter 74. 
(2) Applicability. No person may remove a tree on private property within the City limits, unless the 
City grants a tree removal permit, consistent with the provisions of this Section. 
[…] 
(3) Procedure Type. Tree Removal Permit applications are subject to Type II Review in accordance 
with TDC Chapter 32. Tree Removal Permit applications submitted with an Architectural Review, 
Subdivision, or Partition application will be processed in conjunction with the Architectural Review, 
Subdivision, or Partition decision.  
 
Finding: 
In conjunction with the Architectural Review, the applicant has submitted a Tree Removal Permit 
application. The criteria in TDC 33.110, addressed below, are the basis for approval or denial for tree 
removal as part of this Architectural Review. These standards are met. 

Section 33.110 Tree Removal Permit/Review Approval Criteria 
(5) Approval Criteria. 

(a) An applicant must satisfactorily demonstrate that at least one of the following criteria are met: 
(i) The tree is diseased and: 

(A) The disease threatens the structural integrity of the tree; or 
(B) The disease permanently and severely diminishes the esthetic value of the tree; or 
(C) The continued retention of the tree could result in other trees being infected with a 
disease that threatens either their structural integrity or esthetic value. 

(ii) The tree represents a hazard which may include but not be limited to: 
(A) The tree is in danger of falling; or 
(B) Substantial portions of the tree are in danger of falling. 

(iii) It is necessary to remove the tree to construct proposed improvements based on 
Architectural Review approval, building permit, or approval of a Subdivision or Partition 
Review. 

(b) If none of the conditions in TDC 33.110(5)(a) are met, the certified arborist must evaluate the 
condition of each tree. 

(i) Evergreen Trees. An evergreen tree which meets any of the following criteria as determined 
by a certified arborist will not be required to be retained: 

(A) Trunk Condition - extensive decay and hollow; or 
(B) Crown Development - unbalanced and lacking a full crown; 

(ii) Deciduous Trees. A deciduous tree which meets any of the following criteria as determined 
by a certified arborist will not be required to be retained: 
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(A) Trunk Condition - extensive decay and hollow;  
(B) Crown Development - unbalanced and lacking a full crown; or 
(C) Structure - Two or more dead limbs. 

 
Finding: 
The applicant’s Arborists’ Tree Assessment Report surveyed a total of 88 trees within site development 
area (Exhibits A2 and A3). Two of the trees planned to be removed had a diameter less than 8 inches. A 
total of 35 of 49 regulated tress would be removed in order to construct the project. The other 14 
regulated trees planned for removal are all deciduous trees with poor crown development or poor 
structure including 13 invasive species and one 29-inch diameter silver maple.  The report recommends 
the preservation of 37 on-site tree that are over 8” in diameter. There will be a total of 49 trees removed. 
Of the on-site trees proposed for removal, the majority are to be removed to construct the proposed 
improvements in accordance with criterion 33.110(5)(a)(iii). There are also eight trees that are either 
dead or in poor condition, meeting the criterion of 33.110(5)(a)(i). 

The Arborists’ Tree Assessment Report lists the following tree protection specifications. 

1. Preconstruction Conference. The project arborist shall be on site to discuss methods of tree removal 
and tree protection prior to any construction. 
2. Protection Fencing. All trees to be retained shall be protected by 5‐foot‐tall metal fencing secured to 
steel posts placed no further than 8‐feet apart and shall be installed as depicted on the tree preservation 
plan. Trees located farther than 30‐feet from construction activity do not require tree protection fencing. 
3. Tree Protection Zone Maintenance. The protection fencing shall not be moved, removed, or entered 
by equipment except under direction of the project arborist. The contractor shall not store materials or 
equipment within the TPZ. 
4. Erosion Control. Beneath the dripline of protected trees, erosion control fencing shall not be trenched 
in per manufacturer’s specifications to avoid root impacts. Instead, alternative means of erosion control 
are required, such as wrapping the base of silt fencing around a straw wattle and staking the wattle into 
the ground or using compost socks or straw wattles staked into the ground in lieu of silt fencing. 
5. Crown Pruning. The project arborist can help identify where crown pruning is necessary to provide 
construction clearance and remove dead and defective branches for safety once trees planned for 
removal have been removed and the site is staked and prepared for construction. Pruning shall be 
performed by a Qualified Tree Service and conducted in accordance with ANSI A300 pruning standards 
and ISA Best Management Practices for pruning. 

With recommended Condition of Approval A10.a., which requires the applicant to provide a tree 
preservation plan that corresponds to the submitted Tree Assessment Report, and recommended 
Condition of Approval A11 related to tree protection, these standards are met. 

CHAPTER 42 – Medium High Density Residential (RMH) Zone 

[…] 

Section 42.200. - Use Categories. 

(1) Use Categories. Table 42-1 lists use categories Permitted Outright (P) or Conditionally Permitted 
(C) in the RMH zone. Use categories may also be designated as Limited (L) and subject to the 
limitations listed in Table 42-1 and restrictions identified in TDC 42.210. Limitations may restrict the 
specific type of use, location, size, or other characteristics of the use category. Use categories which 
are not listed are prohibited within the zone, except for uses which are found by the City Manager or 
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appointee to be of a similar character and to meet the purpose of this zone, as provided in TDC 
31.070. 
(2) Overlay Zones. Additional uses may be allowed in a particular overlay zone. See the overlay zone 
Chapters for additional uses. 

Table 42-1 
Use Categories in the RMH Zone 

USE CATEGORY STATUS LIMITATIONS AND CODE REFERENCES 

RESIDENTIAL USE CATEGORIES 

Household Living P/C  Permitted housing types subject to TDC 43.220. 

[…] 

[…] 

Use Category from TDC 39.200: 

(1) Characteristics. Household Living is the residential occupancy of an owner-occupied or rented 
dwelling unit by a family or household. Dwelling units must be self-contained, with cooking, sleeping 
and bathroom facilities. Occupancy is long-term, 30 days or more, and non-transient. 

[…] 

Finding: 
The proposal would construct 45 self-contained multi-family dwelling units for long-term rental. Refer to 
housing type discussion below. This standard is met. 

Section 42.220. - Housing Types. 

Table 42-2 lists Housing Types permitted in the RMH zone. Housing types may be Permitted Outright 
(P), Conditionally Permitted (C), or Not Permitted (N) in the RMH zone. 

Table 42-2 

Housing Types in the RMH Zone 

HOUSING TYPE STATUS LIMITATIONS AND CODE REFERENCES 

[…] 

Multi-Family Structure P See TDC definition in 31.060. 

[…] 

 
Definition from TDC 31.060: 

Multi-Family Structure. A structure containing five or more dwelling units on one lot. The land 
underneath the structure is not divided into separate lots. Multi-Family Structure includes, but is not 
limited to structures commonly called apartments, condominiums, and garden apartments. 

 

https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH31GEPR_INGE_TDC_31.060DE
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Finding: 
The applicant proposes to demolish 2 existing buildings and construct 12 new buildings consisting 45 
townhouses. There will be four 3-unit buildings, seven 4-unit buildings and one 5-unit building. There are 
currently 211 dwelling units spread throughout 26 buildings. The proposed development would increase 
the total number of dwelling units to 240 within 36 buildings.  

Section 42.300 – Development Standards.  
Development standards in the RMH zone are listed in Table 42-3. Additional standards may apply to 
some uses and situations, see TDC 42.310. 

Table 42-3 
Development Standards in the RH Zone 

 Requirement Minimum Proposed 

MAXIMUM DENSITY 

Household Living Uses 
Maximum: 15 units per acre 
Minimum: 11 units per acre 

14.4 dwelling units per acre 

MINIMUM SETBACKS 

Front (SW Sagert St. and SW Martinazzi 
Ave.) 

35 feet 61.2 feet 

Side  12 feet 20 feet 

Rear  12 feet 20 feet 

Between Buildings 10 feet 15 feet 

Parking and Circulation Areas 10 feet 20 feet 

MAXIMUM STRUCTURE HEIGHT 

All uses 35 feet 35 feet 

MAXIMUM LOT COVERAGE 

All Other Permitted Uses 40% 12% 

Note: Calculations were based on data illustrated on the Applicant’s site plan sheets in Exhibit A2. 
 

[…] 

Finding: 
Density, setbacks, parking and circulation areas, and building height are reflected in Exhibits A1 and A2. 
The applicant is proposing 3-story attached townhomes. The site plan, Sheet C600 of Exhibit A2, 
illustrates a portion of the patio and fence of building “K2” being located within the setback, which is 
permitted. No portion of the “K2” building is located within the required setback. As shown in the table 
above, these standards are met.  

Section 42.310. - Projections into Required Yards. 

The following architectural features may project into a required front or rear yard setback area not 
more than three feet, and into a required side yard not more than two feet: cornices, eaves, canopies, 
decks, sun-shades, gutters, chimneys, flues, belt courses, leaders, sills, pilasters, lintels, ornamental 
features, and other similar architectural features. 

Finding: 
No projections into required setbacks are proposed. This provision has not been utilized. 

Section 42.320. - Density Bonus or Setback Reduction for Developments Adjacent to Greenways and 
Natural Areas.  
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[…] 

Finding: 
The proposal is not located adjacent to identified greenways or natural areas. This provision is not 
applicable. 

Chapter 73A: Site Design 
 

TDC 73A.010. - Site and Building Design Standards Purpose and Objectives.  

(1) Purpose. The purpose of the site and building design objectives and standards found in 
TDC 73A through TDC 73G is to promote functional, safe, innovative, and attractive sites and buildings 
that are compatible with the surrounding environment, including, but not limited to: 

(a) The building form, articulation of walls, roof design, materials, and placement of elements 
such as windows, doors, and identification features; and 
(b) The placement, design, and relationship of proposed site elements such as buildings, vehicular 
parking, circulation areas, bikeways and bike parking, accessways, walkways, buffer areas, and 
landscaping. 

(2) Objectives. The objectives of site and building design standards in TDC 73A through TDC 73G are 
to: 

(a) Enhance Tualatin through the creation of attractively designed development and streetscapes; 
(b) Encourage originality, flexibility, and innovation in building design; 
(c) Create opportunities for, or areas of, visual and aesthetic interest for occupants and visitors to 
the site; 
(d) Provide a composition of building elements which responds to function, land form, identity 
and image, accessibility, orientation and climatic factors; 
(e) Conserve, protect, and restore fish and wildlife habitat areas, and maintain or create visual and 
physical corridors to adjacent fish and wildlife habitat areas; 
(f) Enhance energy efficiency through the use of landscape and architectural elements; and 
(g) Minimize disruption of natural site features such as topography, trees, and water features. 
 
Finding: 
The Architectural Review Board may review the both building and site development designs for 
compliance with TDC 73A.010 (1) and (2). Additional Conditions of Approval may result after the ARB 
reviews the project for compliance with these Objectives. 

 

Section 73A.200 – Multi-Family Design Standards. 
The following standards are the minimum standards for all other residential development in all zones 
that does not meet the definition of single-family dwelling, duplex, townhouse, triplex, quadplex, or 
cottage cluster or is 5 or more dwelling units. These standards do not apply to development in the 
Central Design District and Mixed Use Commercial (MUC) zone, which have separate standards and 
may be less than the minimums provided below. 

(1) Private Outdoor Areas. Multi-family uses must provide private outdoor area features as follows: 
(a) A separate outdoor area of not less than 80 square feet must be attached to each ground level 
dwelling unit; and 
(b) The private outdoor area must be separated from common outdoor areas with walls, fences or 
shrubs. 

https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73ASIDEST
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73GMAWAST
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73ASIDEST
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73GMAWAST
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Finding: 
Private outdoor areas are proposed for all proposed units, as shown in Exhibit A2. Each of the two-
bedroom townhome units have a ground-floor private open area of 157 square feet that includes the 
required 24 square foot entry area required by subsection (3), below. Each of the three-bedroom 
townhome units have a ground floor private open area of 103 square feet, including the required 24 
square foot entry area required by subsection (3), below. With recommended Condition of Approval 
A10.b., these standards are met. 

(2) Balconies, Terraces, and Loggias. Multi-family uses must provide balconies, terraces, and loggias 
features as follows: 

(a) A separate outdoor area of not less than 48 square feet in the form of balconies, terraces, or 
loggias must be provided for each unit located above the ground level. 

 
Finding: 
There will be a total of 45 new townhome units with ground level access and a second story balcony. The 
two-bedroom units will have 64 square feet and the three-bedroom units will have 75 square feet of 
second-story balcony area (Exhibits A1 and A2). With recommended Condition of Approval A10.c., these 
standards are met. 

(3) Entry Areas. Multi-family uses must provide entry area features as follows: 
(a) A private main entry area must be provided as a private extension of each dwelling unit; 
(b) The entry area must be separated from on-site parking areas and public streets with landscaping, 
change of grade, low fences, or walls; 
(c) The entry area must be a minimum of 24 square feet in area for each dwelling unit; and 
(d) The entry area may be combined to serve more than one unit as determined by the City. 

 
Finding: 
The applicant’s narrative points to plan sheets A12 and A13 (see Exhibit A1 and A2) to illustrate the 
proposed floor plans for the two- and three-bedroom units. Although entry areas are illustrated on these 
drawings there are no specific dimensions provided. With recommended Condition of Approval A10.d., 
these standards will be met. 

 (4) Shared Outdoor Areas. Multi-family uses must provide shared outdoor area features as follows: 
(a) Must provide year round shared outdoor areas for both active and passive recreation; 
(b) The shared outdoor area must be a minimum of: 

(i) Three hundred square feet per dwelling unit; or 
[…] 

(c) Gazebos and other covered spaces are encouraged to satisfy this requirement; 
(d) The shared outdoor area must be separated from all entryway and parking areas with a 
landscaped transition area measuring a minimum of ten feet wide; 
(e) The shared outdoor area must have controlled access from off-site as well as from on-site 
parking and entrance areas with a minimum 4-foot high fence, wall, or landscaping; and 
(f) The shared outdoor area standard does not apply to any development with less than 12 dwelling 
units. 

 
Finding: 
The existing and proposed development will have a combined total of 240 total units, which requires 
72,000 square feet of Shared Outdoor Area. As proposed, the project will provide a total of 83,776 
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square feet of Shared Outdoor Area (Exhibits A1 and A2). Design details of the Shared Outdoor Areas 
were not provided. With recommended Condition of Approval A10.e., these standards are met. 

(5) Children's Play Areas. Multi-family uses must provide children's play area features as follows: 
(a) The children's play area must be a minimum of 150 square feet per dwelling unit; 
(b) The children's play area must provide a separation from all entryway and parking areas with a 
landscaped transition area measuring a minimum of ten feet wide; 
(c) The children's play area must have controlled access to shared outdoor areas from off-site as 
well as from on-site parking and entrance areas with a minimum 4-foot high fence, wall, or 
landscaping; and 
(d) The children's play area must provide a usable floor surface (material such as lawn, decks, wood 
chips, sand and hard surface materials qualify); and 
[…] 

 
Finding: 
Once constructed there will be a total of 240 dwelling units, which requires 36,000 square feet of 
Children’s Play Area. The applicants site plan (Exhibit A2) illustrates that a total of 36,000 square feet 
square feet of Children’s Play Area will be provided in 5 separate locations spread throughout the site. An 
existing basketball court and another unidentified paved area is proposed for removal. An existing 
swimming pool would remain.  The actual designs of the Children’s Play Areas were not provided. 
Children’s Play Areas are located interior to the site and are separated from vehicular circulation areas 
by building structures or by landscaped areas. With recommended Condition of Approval A10.f., these 
standards are met. 

(6) Storage. Multi-family uses must provide storage features as follows: 
(a) Enclosed storage areas are required for each unit. 

(i) Garages do not satisfy the storage requirements. An enclosed storage area may be located 
within the garage of the individual unit. Enclosed storage areas may also be located within 
commonly accessible shared garage. 

(b) Each storage area must be a minimum of six feet in height and have a minimum floor area of: 
(i) 24 square feet for studio and one bedroom units; 
(ii) 36 square feet for two bedroom units; and 
(iii) 48 square feet for greater than two bedroom units. 
 

Finding: 
As described in Exhibit A1 and shown in Exhibit A2, storage areas for each of the proposed 45 units 
including 40 square feet for the 2-bedroom units and 49 square feet for the 3-bedroom units. Design 
details of the storage areas were not provided. With recommended Condition of Approval A10.g., these 
standards are met. 

(7) Walkways. Multi-family uses must provide walkways as follows: 
[…] 

(b) All other multi-family development must have walkways of a minimum of six feet in width; 
(c) Walkways must be constructed of asphalt, concrete, pervious concrete, pavers, or grasscrete. 
Gravel or bark chips are not acceptable; and 
(d) The walkways must meet ADA standards applicable at time of construction or alteration. 

 
Finding: 
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As shown in Exhibit A2, walkways are located throughout the site and are a minimum of 6-feet wide, 
constructed of concrete and ADA compliant. With recommended Condition of Approval A10.h., these 
standards are met. 

(8)Accessways. 
(a) When Required. Accessways are required to be constructed when a multi-family development 
is adjacent to any of the following: 

[…] 
(iv) Collector or arterial streets where transit stops or bike lanes are provided or designated. 

(b) Design Standard. Accessways must meet the following design standards: 
(i) Accessways must be a minimum of eight feet in width; 
(ii) Public accessways must be constructed in accordance with the Public Works Construction 
Code; 
(iii) Private accessways must be constructed of asphalt, concrete, pavers or grasscrete. Gravel 
or bark chips are not acceptable; 
(iv) Accessways must meet ADA standards applicable at time of construction or alteration; 
(v) Accessways must be provided as a connection between the development's walkway and 
bikeway circulation system; 
(vi) Accessways must not be gated to prevent pedestrian or bike access; 
(vii) Outdoor Recreation Access Routes must be provided between the development's 
walkway and bikeway circulation system and parks, bikeways, and greenways where a bike or 
pedestrian path is designated; and 
(viii) Must be constructed, owned and maintained by the property owner. 

(c) Exceptions. The Accessway standard does not apply to the following: 
[…] 
 

Finding: 
There are existing bike lanes located along SW Martinazzi Avenue and SW Sagert Street frontages.  SW 
Avery Street is classified as a Local Street, SW Sagert Street is a Minor Arterial and SW Martinazzi Avenue 
is a Minor Collector (Exhibit K). The SW Avery Street right-of-way east of the SW Martinazzi Avenue 
Intersection does not have an existing bike lane. Accessways are defined as “…non-vehicular, paved 
pathway designed for pedestrian and bicycle use and providing convenient linkages between a 
development and adjacent residential and commercial properties and areas intended for public use, 
which includes, but is not limited to, schools, parks, and adjacent collector and arterial streets where 
transit stops or bike lanes are provided or designated. An accessway is not a sidewalk.” The narrative 
states that the existing development has established accessways that will continue to be utilized (Exhibit 
A1). All accessways must meet current TDC requirements including the design standards under TDC 
73A.200.(8)(b) and ADA requirements. Comprehensive Plan Map 8.5 Tualatin Transit Plan and TriMet 
route maps illustrate the portion of SW Sagert Street that abuts the subject property being on the 
existing Fixed Route Bus Transit Service for Bus 76. SW Sagert Street along the frontage of the subject 
property is illustrated as a Potential Future Route Shuttle Service as Demand Grows. Bus 96 has a fixed 
route on SW Martinazzi Avenue. The applicant is not requesting an exceptions. With recommended 
Condition of Approval A10.i., these standards are met. 

(9) Carports and Garages. Multi-family uses must provide Carports and Garage features as follows: 
(a) The form, materials, color, and construction must be compatible with the complex they serve. 

 
Finding: 
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The applicant’s overall site plan, Sheet C600 in Exhibit A2, illustrates 8 new carports located throughout 
the property. Sheet A11 of Exhibit A2 illustrates the proposed carport design. Colors for the proposed 
carports were noted as “to be determined”. With Condition of Approval A10.j., these standards are met.  
 
 (10) Safety and Security. Multi-family units must provide safety and security features as follows: 

(a) Private outdoor areas must be separated from shared outdoor areas and children's play areas 
with a minimum 4-foot high fence, wall, or landscaping; 
(b) An outdoor lighting system that does not produce direct glare on adjacent properties and 
without shining into residential units, public rights-of-way, or fish and wildlife habitat areas; and 
(c) Building identification must be provided consistent with the Oregon Fire Code. 

 
Finding: 
Exhibits A1 (Narrative) and A2 (Plan Set), describe and illustrate a 4 foot high fence that will be utilized 
for the ground floors of each of the proposed townhouse units. A scaled elevation drawing illustrating 
the fence height was not provided. The applicant has provided an outdoor lighting plan that appears to 
meet lighting requirements within the development area. The applicant has also stated that the Oregon 
Fire Code will be met for building identification. With recommended Condition of Approval A14, these 
standards are met. 

(11) Service, Delivery and Screening. Multi-family uses must provide service, delivery, and screening 
features as follows: 

(a) Provisions for postal delivery must be made consistent with US Postal Service regulations 
conveniently located and efficiently designed for residents; 
(b) Pedestrian access from unit entries to postal delivery areas, shared activity areas, and parking 
areas must be provided via accessways; and 
(c) Above grade and on-grade electrical and mechanical equipment such as transformers, heat 
pumps and air conditioners must be screened with sight obscuring fences, walls or landscaping. 

 
Finding: 
A1 (narrative) states that the location of postal delivery will be coordinated with the US Post Office. 
Additional information pertaining to the onsite postal delivery location was not provided. Details 
regarding electrical and mechanical screening will be needed to assess adequacy of screening. With 
recommended Condition of Approval A10.k., these standards will be met. 

Chapter 73B: Landscaping Standards 
Section 73B.020 – Landscape Area Standards Minimum Areas by Use and Zone.  
 

Zone 
Minimum Area 
Requirement* 

Minimum Area Requirement 
with dedication for a fish and 
wildlife habitat* 

(1) RL, RML, RMH, RH and RH/HR zones—Permitted Uses None None 

[…]   

 

Finding: 
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While there is no minimum landscape requirement for the RMH zone, there are minimum landscaping 
requirements for multifamily housing developments that are addressed below. As stated on Sheet A1 in 
Exhibit A2, approximately 245,007 square feet (33%) of landscaping is included within the entire site. 
This standard is not applicable. 

Section 73B.030 – Additional Minimum Landscaping Requirements for Multi-Family Residential Uses. 
(1) General. In addition to requirements in TDC 73B.020, Multi-Family Residential Uses must comply 
with the following additional standards. 

(a) All areas not occupied by buildings, parking spaces, driveways, drive aisles, pedestrian areas, 
or undisturbed natural areas must be landscaped. 

(i) This standard does not apply to areas subject to the Hedges Creek Wetlands Mitigation 
Agreement. 

Finding: 
Landscaping appears to be provided in all areas not otherwise occupied by buildings, vehicle areas, or 
pedestrian amenity areas. The site is not located adjacent to the Hedges Creek Wetland. With 
recommended Condition of Approval A15, this standard is met. 

Section 73B.080 – Minimum Landscaping Standards for All Zones. 
The following are minimum standards for landscaping for all zones. 

(1) Required 
Landscape Areas 
  

 Must be designed, constructed, installed, and maintained so that within three 
years the ground must be covered by living grass or other plant materials. 

 The foliage crown of trees cannot be used to meet this requirement. 

 A maximum of 10% of the landscaped area may be covered with un-vegetated 
areas of bark chips, rock or stone. 

 Must be installed in accordance with the provisions of the American National 
Standards Institute ANSI A300 (Part 1) (Latest Edition). 

 Must be controlled by pruning, trimming, or otherwise so that: 

 It will not interfere with designated pedestrian or vehicular access; and 

 It will not constitute a traffic hazard because of reduced visibility. 

 

Finding: 
The density of plantings as shown on the Landscape Plans (Exhibit A2) is sufficient to provide full 
coverage of landscaping within three years. These standards are met. 

(2) Fences 
Landscape plans that include fences must integrate any fencing into the plan to guide 
wild animals toward animal crossings under, over, or around transportation corridors. 

 
Finding: 
There are no established wildlife crossings in the vicinity and no Metro riparian and upland wildlife areas 
mapped within the confines of the property.  This standard is not applicable. 

(3) Tree 
Preservation 

 Trees and other plant materials to be retained must be identified on the landscape 
plan and grading plan. 

During construction: 
o Must provide above and below ground protection for existing trees and plant 

materials identified to remain; 
o Trees and plant materials identified for preservation must be protected by 

chain link or other sturdy fencing placed around the tree at the drip line; 
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o If it is necessary to fence within the drip line, such fencing must be specified 
by a qualified arborist; 

o Top soil storage and construction material storage must not be located within 
the drip line of trees designated to be preserved; 

o Where site conditions make necessary a grading, building, paving, trenching, 
boring, digging, or other similar encroachment upon a preserved tree's drip-
line area, such grading, paving, trenching, boring, digging, or similar 
encroachment must only be permitted under the direction of a qualified 
arborist. Such direction must assure that the health needs of trees within the 
preserved area can be met; and 

o Tree root ends must not remain exposed. 

 Landscaping under preserved trees must be compatible with the retention and 
health of the preserved tree. 

 When it is necessary for a preserved tree to be removed in accordance with TDC 
33.110 (Tree Removal Permit) the landscaped area surrounding the tree or trees 
must be maintained and replanted with trees that relate to the present landscape 
plan, or if there is no landscape plan, then trees that are complementary with 
existing, landscape materials. Native trees are encouraged 

 100% of the area preserved under any tree or group of trees (Except for 
impervious surface areas) retained in the landscape plan must apply directly to the 
percentage of landscaping required for a development 

 
Finding: 
The Arborist Report (Exhibit A3) surveyed a total of 88 trees on-site development site area. Two the trees 
planned to be removed had a diameter less than 8 inches. A total of 35 of 49 regulated trees would be 
removed in order to construct the project. The other 14 regulated trees planned for removal are all 
deciduous trees with poor crown development or poor structure including 13 invasive species and one 
29-inch diameter silver maple.  The report recommends the preservation of 37 on-site tree that are over 
8” diameter. There will be a total of 51 trees removed. Of the on-site trees proposed for removal, the 
majority are to be removed in order to construct the proposed improvements in accordance with 
criterion 33.110(5)(a)(iii). There are also eight trees that are either dead or in poor condition, meeting 
the criterion of 33.110(5)(a)(i).The Arborist Report also provided recommendation pertaining protections 
for trees during construction. Sheet C110, C200 and C300 of Exhibit A2 illustrated tree protection fencing 
will be utilized. With recommended Conditions of Approval A10.l. and A11, these standards are met. 

(4) Grading 
  

 After completion of site grading, top-soil is to be restored to exposed cut and 
fill areas to provide a suitable base for seeding and planting. 

 All planting areas must be graded to provide positive drainage. 

 Soil, water, plant materials, mulch, or other materials must not be allowed to 
wash across roadways or walkways. 

 Impervious surface drainage must be directed away from pedestrian 
walkways, dwelling units, buildings, outdoor private and shared areas and 
landscape areas except where the landscape area is a water quality facility. 

 

Finding: 
The applicant is required to obtain an erosion control and grading permit with the City. With 
recommended Condition of Approval A2, this standard is met. 

(5) Irrigation  Landscaped areas must be irrigated with an automatic underground or drip 
irrigation system 
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 Exceptions: Irrigation requirement does not apply to duplexes and 
townhouses. 

 

Finding: 
According to the applicant’s narrative (Exhibit A1) all landscaped areas will be irrigated. Details of the 
irrigation system were not provided. With Condition of Approval A10.m., this standards will be met. 

(6) Re-vegetation in 
Un-landscaped 
Areas 

 Vegetation must be replanted in all areas where vegetation has been 
removed or damaged in areas not affected by the landscaping requirements 
and that are not to be occupied by structures or other improvements,. 

 Plant materials must be watered at intervals sufficient to ensure survival and 
growth for a minimum of two growing seasons. 

 The use of native plant materials is encouraged to reduce irrigation and 
maintenance demands. 

 Disturbed soils should be amended to an original or higher level of porosity to 
regain infiltration and stormwater storage capacity. 

 
Finding: 
The applicant proposes to landscape all areas not otherwise proposed for development. Drought tolerant 
plants, as well as some natives, have been selected to reduce irrigation and maintenance needs. With 
recommended Condition of Approval A16, this standard is met. 

Section 73B.080 – Minimum Standards Trees and Plants. 
The following minimum standards apply to the types of landscaping required to be installed for all 
zones. 

(1) Deciduous 
Shade Trees 

 One and on-half inch caliper measured six inches above ground; 

 Balled and burlapped; bare root trees will be acceptable to plant during their 
dormant season; 

 Reach a mature height of 30 feet or more; 

 Cast moderate to dense shade in summer; 

 Live over 60 years; 

 Do well in urban environments, tolerant of pollution and heat, and resistant 
to drought; 

 Require little maintenance and mechanically strong; 

 Insect- and disease-resistant; 

 Require little pruning; and 

 Barren of fruit production. 

 

(2) Deciduous 
Ornamental Trees 

 One and on-half inch caliper measured six inches above ground; 

 balled and burlapped; bare root trees will be acceptable to plant during their 
dormant season; and 

 Healthy, disease-free, damage-free, well-branched stock, characteristic of the 
species 

 

(3) Coniferous Trees 

 5 feet in height above ground; 

 balled and burlapped; bare root trees will be acceptable to plant during their 
dormant season; and 

 Healthy, disease-free, damage-free, well-branched stock, characteristic of the 
species. 

 



Alden Apartments – Architectural Review 
November 30, 2022 
Page 28 of 54 

 
 

(4) Evergreen and 
Deciduous Shrubs 

 One to five gallon size; 

 Healthy, disease-free, damage-free, well-branched stock, characteristic of the 
species; and 

 Side of shrub with best foliage must be oriented to public view. 

 

(5) Groundcovers 

 Fully rooted; 

 Well branched or leafed; 

 Healthy, disease-free, damage-free, well-branched stock, characteristic of the 
species; and 

 English ivy (Hedera helix) is prohibited. 

 

(6) Lawns 

 Consist of grasses, including sod, or seeds of acceptable mix within the local 
landscape industry; 

 100 percent coverage and weed free; and 

 Healthy, disease-free, damage-free, characteristic of the species. 

 

 
Finding: 
Per the Plant Schedule provided on the Landscape Plan included in Exhibit A2, the standards for 
groundcover, shrubs, and trees to be planted are met. 

Chapter 73C: Parking Standards 
TDC 73C.010. - Off-Street Parking and Loading Applicability and General Requirements. 
[…] 
(2) General Requirements. Off-street parking spaces, off-street vanpool and carpool parking spaces, 
off-street bicycle parking, and off-street loading berths must be as provided as set forth in TDC 
73C.100, unless greater requirements are otherwise established by the conditional use permit or the 
Architectural Review process. 

(a) The following apply to property and/or use with respect to the provisions of TDC 73C.100: 
(i) The requirements apply to both the existing structure and use, and enlarging a structure or 
use; 
(ii) The floor area is measured by gross floor area of the building primary to the function of the 
particular use of the property other than space devoted to off-street parking or loading; 
[…] 
(iv) Calculations to determine the number of required parking spaces and loading berths must 
be rounded to the nearest whole number; 
(v) If the use of a property changes, thereby increasing off-street parking or loading 
requirements, the increased parking/loading area must be provided prior to commencement 
of the new use; 
[…] 
(viii) Off-street parking spaces for dwellings must be located on the same lot with the 
dwelling. Other required parking spaces may be located on a separate parcel, provided the 
parcel is not greater than five hundred (500) feet from the entrance to the building to be 
served, measured along the shortest pedestrian route to the building. The applicant must 
prove that the parking located on another parcel is functionally located and that there is safe 
vehicular and pedestrian access to and from the site. The parcel upon which parking facilities 
are located must be in the same ownership as the structure; 
(ix) Required parking spaces must be available for the parking of operable passenger 
automobiles of residents, customers, patrons and employees and must not be used for 
storage of vehicles or materials or for the parking of trucks used in conducting the business; 
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(x) Institution of on-street parking, where none is previously provided, must not be done 
solely for the purpose of relieving crowded parking lots in commercial or industrial zones; and 
[…] 

 
Finding: 
The parking requirements were reviewed under TDC 73C.100, which found a minimum of 361 spaces 
with the applicant proposing 442 spaces. All parking spaces are located within the subject property. 
These standards are met. 
 
Section 73C.020 – Parking Lot Design Standards.  
A parking lot, whether an accessory or principal use, intended for the parking of automobiles or 
trucks, must comply with the following: 
(1) Off-street parking lot design must comply with the dimensional standards set forth in Figure 73-1; 
[…] 
(2) Parking lot drive aisles must be constructed of asphalt, concrete, or pervious concrete; 
(3) Parking stalls must be constructed of asphalt, concrete, previous concrete, or a pervious surface 
such as pavers or grasscrete, but not gravel or woody material. Pervious surfaces, are encouraged for 
parking stalls in or abutting the Natural Resource Protection Overlay District, Other Natural Areas, or 
in a Clean Water Services Vegetated Corridor; 
(4) Parking lots must be maintained adequately for all-weather use and drained to avoid water flow 
across sidewalks; 
(5) Parking bumpers or wheel stops or curbing must be provided to prevent cars from encroaching on 
adjacent landscaped areas, or adjacent pedestrian walkways. 
(6) Disability parking spaces and accessibility must meet ADA standards applicable at time of 
construction or alteration; 
(7) Parking stalls for sub-compact vehicles must not exceed 35 percent of the total parking stalls 
required by TDC 73C.100. Stalls in excess of the number required by TDC 73C.100 can be sub-compact 
stalls; 
(8) Groups of more than 4 parking spaces must be so located and served by driveways that their use 
will require no backing movements or other maneuvering within a street right-of-way other than an 
alley; 
(9) Drives to off-street parking areas must be designed and constructed to facilitate the flow of traffic, 
provide maximum safety of traffic access and egress, and maximum safety of pedestrians and 
vehicular traffic on the site; 
(10) On-site drive aisles without parking spaces, which provide access to parking areas with regular 
spaces or with a mix of regular and sub-compact spaces, must have a minimum width of 22 feet for 
two-way traffic and 12 feet for one-way traffic; When 90 degree stalls are located on both sides of a 
drive aisle, a minimum of 24 feet of aisle is required. On-site drive aisles without parking spaces, 
which provide access to parking areas with only sub-compact spaces, must have a minimum width of 
20 feet for two-way traffic and 12 feet for one-way traffic; 
 
Finding: 
Dimensional and design information pertaining to parking stalls and parking lot driving aisle width were 
not provided. There are 8 new carports being proposed with a total of 132 stalls. Exhibit A1 (narrative) 
states that each of the units will have two parking spaces within an attached garage. With Condition of 
Approval A17, these standards are met. 
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(11) Artificial lighting, must be deflected to not shine or create glare in a residential zones, street 
right-of-way, a Natural Resource Protection Overlay District, Other Natural Areas, or a Clean Water 
Services Vegetated Corridor; 
(12) Parking lot landscaping must be provided pursuant to the requirements of TDC 73C.200; and 
(13) Except for parking to serve residential uses, parking areas adjacent to or within residential zones 
or adjacent to residential uses must be designed to minimize disturbance of residents. 
 
Finding: 
The applicant provided a lighting diagram for just the proposed development site, sheet E01 and E02 of 
Exhibit A2 lists the proposed light fixtures. The applicant indicated on Sheet E02 that the lighting 
requirements of TDC 63.055 will be met, however this section is applicable to Industrial zoned property. 
TDC 73A.200 (10) (b) requires lighting systems that do not produce direct glare on adjacent properties and 
without shining into residential units, public rights-of-way, or fish and wildlife habitat areas. Compliance 
with TDC 73C.210 is discussed in detail below. The applicant is not proposing on-street parking related to 
the proposed development. With Condition of Approval A10.n., these standards will be met. 
 
Section 73C.050 – Bicycle Parking Requirements and Standards. 
(1) Requirements. Bicycle parking facilities must include: 

(a) Long-term parking that consists of covered, secure stationary racks, lockable enclosures, or 
rooms in which the bicycle is stored; 

(i) Long-term bicycle parking facilities may be provided inside a building in suitable secure 
and accessible locations. 

(b) Short-term parking provided by secure stationary racks (covered or not covered), which 
accommodate a bicyclist's lock securing the frame and both wheels. 

(2) Standards. Bicycle parking must comply with the following: 
(a) Each bicycle parking space must be at least six feet long and two feet wide, with overhead 
clearance in covered areas must be at least seven feet; 
(b) A five (5) foot-wide bicycle maneuvering area must be provided beside or between each row 
of bicycle parking. It must be constructed of concrete, asphalt, or a pervious hard surface such 
as pavers or grasscrete, and be maintained; 
(c) Access to bicycle parking must be provided by an area at least three feet in width. It must be 
constructed of concrete, asphalt, or a pervious hard surface such as pavers or grasscrete, and be 
maintained; 
(d) Bicycle parking areas and facilities must be identified with appropriate signing as specified in 
the Manual on Uniform Traffic Control Devices (MUTCD) (latest edition). At a minimum, bicycle 
parking signs must be located at the main entrance and at the location of the bicycle parking 
facilities; 
(e) Bicycle parking must be located in convenient, secure, and well-lighted locations approved 
through the Architectural Review process. Lighting, which may be provided, must be deflected 
to not shine or create glare into street rights-of-way or fish and wildlife habitat areas; 
(f) Required bicycle parking spaces must be provided at no cost to the bicyclist, or with only a 
nominal charge for key deposits, etc. This does not preclude the operation of private for-profit 
bicycle parking businesses; 
[…] 
(h) The City Manager or the Architectural Review Board may approve a form of bicycle parking 
not specified in these provisions but that meets the needs of long-term and/or short-term 
parking pursuant to Architectural Review. 

Finding: 
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As described in the Narrative (Exhibit A1), the applicant proposes to provide bicycle parking within 
attached garages for each proposed unit. Per TDC 73.100 there are no separate bicycle facilities required 
for the proposed townhouses. Because bicycle parking will be provided within each unit’s garage, these 
standards do not apply. 

Section 73C.100 – Off-Street Parking Minimum/Maximum Requirements. 
 

USE 
MINIMUM 
MOTOR VEHICLE 
PARKING 

MAXIMUM 
MOTOR VEHICLE 
PARKING 

BICYCLE PARKING 

PERCENTAGE OF 
BICYCLE 
PARKING TO BE 
COVERED 

(a) Residential Uses     

(viii) Multi-family 
dwellings in complexes 
with private internal 
driveways 

1.0 space/studio, 
1.25 space/1 
bedroom, 
1.50 space/2 
bedroom, 
1.75 space/3= 
bedroom 

none Developments 
with five or more 
units; none 
required if a 
garage is provided 
as an integral 
element of a unit; 
otherwise 1.00 
space per unit 

100 

 
Finding: 
The applicant is proposing 45 new townhouse units that will contain two motor vehicle parking spaces 
within each units attached garage. The applicant’s narrative (Exhibit A1) states for the entire Alden 
Apartment property there will be a total of 65 three-bedroom units requiring a total of 114 off-street 
parking spaces. There will be 111 two-bedroom units requiring a total of 167 off-street parking spaces. 
There are 64 one-bedroom units requiring a total of 96 off-street parking spaces. Based on the total 
number of bedrooms in each unit, a total of 361 off-street parking spaces are required and the applicant 
is proposing 442 parking spaces. Off-street parking space dimensional information was not provided. 
With Condition of Approval A10.o, these standards will be met. 

Table 1: Minimum and Proposed Parking by Use 

Use Total Units 
Vehicle Parking 
Min. 

Proposed Bike Parking Min.* Proposed** 

Multi-family 240 361 442 195 45 

* Required for existing units that will remain after construction of new units. 

** Applicant has indicated each of the 45 proposed units will have two parking spaces within each attached 
garage. 

 
The applicant is proposing 45 new townhome units that will contain two motor vehicle parking spaces 
within each units attached garage. The application material states there are 65 three-bedroom units 
requiring a total of 114 off-street parking spaces. There are 111 two-bedroom units requiring a total of 
167 off-street parking spaces. There are 64 one-bedroom units requiring a total of 96 off-street parking 
spaces. A total of 361 off-street parking spaces are required and the applicant is proposing 442 off-street 
parking spaces. The applicant has proposed to locate bicycle parking in the garages of the new units. It’s 
unclear if the existing units are provided with at least one bicycle parking space. With recommended 
Condition of Approval A18 and A10.p., which will require additional bike parking details, these standards 
are met. 
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(2) In addition to the general parking requirements in subsection (1), the following are the minimum 
number of off-street vanpool and carpool parking for commercial, institutional, and industrial uses. 
[…] 
 
Finding: 
The proposal is for a residential use development. This standard does not apply.  

Section 73C.120 – Off-Street Loading Facilities Minimum Requirements. 
(1) The minimum number of off-street loading berths for commercial, industrial, and institutional uses 
is as follows: 
[…] 
 
Finding: 
The proposal is for a residential use development. This standard does not apply. 

Section 73C.130 – Parking Lot Driveway and Walkway Minimum Requirements. Parking lot driveways 
and walkways must comply with the following requirements: 
(1) Residential Use. Minimum requirements for residential uses: 
[…] 

(c) Ingress and egress for multi-family residential uses must not be less than the following: 

 […] 
 
Finding: 
The parking lot driveways, one on SW Sagert Street and a second on SW Martinazzi Avenue, are existing 
and are not part of the current application. The driveways have existing abutting walkways that appears 
to be approximately 5 feet in width. Additional findings are provided in Chapter 75. With Condition of 
Approval A10.q., these standards will be met. 

(6) Maximum Driveway Widths and Other Requirements. 
[…] 
(d) There must be a minimum distance of 40 feet between any two adjacent driveways on a 
single property unless a lesser distance is approved by the City Manager. 
(e) Must comply with the distance requirements for access as provided in TDC 75. 
(f) Must comply with vision clearance requirements in TDC 75. 

 

Finding: 
The driveways are existing and no modifications are being proposed. These standards are not applicable. 

Section 73C.210. - Multi-Family Parking Lot Landscaping Requirements. Multi-family residential uses 
(as defined in TDC 31.060) must comply with the following landscaping requirements for parking lots 
in all zones: 
(1) General. Locate landscaping or approved substitute materials in all areas not necessary for 
vehicular parking and maneuvering. 

Dwelling Units 
Minimum Number 
Required 

Minimum Width Walkways, Etc. 

50-499 1 
or 
2 

32 feet 
 
24 feet 

6-foot walkway, 1 side only; 
curbs required 
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Finding: 
The applicant is not proposing an expansion or alteration of the existing parking lot landscaping.  This 
standard is met. 

(2) Clear Zone. Clear zone must be provided for the driver at ends of on-site drive aisles and at 
driveway entrances, vertically between a maximum of 30 inches and a minimum of eight feet as 
measured from the ground level. 
[…] 
 
Finding: 
The landscaping in the area of the driveways is existing and no changes are proposed. Clear vision 
triangles were not placed landscaping plans (Sheets L101 and L102 of Exhibit A2).  With recommended 
Condition of Approval A10.r. and A19 related to maintenance, this standard is met. 

(3) Setback. Minimum 10-foot landscape setback must be provided between the property lines and 
parking areas and must comply with the following: 

(a) Must be planted with deciduous trees an average of not more than 30 feet on center and 
shrubs at least 30 inches in height which provide screening of vehicular headlights; and 
(b) Native trees and shrubs are encouraged. 

 
Finding: 
The applicant is not proposing an expansion or alteration of the existing parking lot or parking lot 
landscaping.  This standard is met.  
 
(4) Perimeter. Minimum five feet in width in all off-street parking and vehicular circulation areas, 
including loading areas and must comply with the following: 

(a) Deciduous trees located not more than 30 feet apart on average as measured on center; 
(b) Shrubs or ground cover, planted so as to achieve 90 percent coverage within three years; 
(c) Plantings which reach a mature height of 30 inches in three years which provide screening 
of vehicular headlights year round; 
(d) Native trees and shrubs are encouraged; and 
(e) Exceptions: […] 

 
Finding: 
The applicant is not proposing an expansion or alteration of the existing parking lot or parking lot 
landscaping.  This standard is met. 
 
(5) Transition. Minimum 10-foot landscaped transition area between parking and vehicle circulation 
areas and buildings and shared outdoor areas and must comply with the following: 

(a) Deciduous shade trees located at not less than 30 feet on center must be located in this 
transition area; 
(b) Groundcover plants mixed with low shrubs must completely cover the remainder of this 
area within three years; 
(c) Native trees and shrubs are encouraged; and 
(d) Exceptions: […] 

 
Finding: 
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The applicant is not proposing an expansion or alteration of the existing parking lot or parking lot 
landscaping.  This standard is met.  
 
(6) Landscape Island. Minimum 25 square feet per parking stall must be improved with landscape 
island areas and must comply with the following: 

(a) May be lower than the surrounding parking surface to allow them to receive stormwater 
run-off and function as water quality facilities as well as parking lot landscaping; 
(b) Must be protected from vehicles by curbs, but the curbs may have spaces to allow 
drainage into the islands; 
(c) Landscape separation required for every eight continuous spaces in a row; 
(d) Must be planted with one deciduous shade trees for every four parking spaces. Required 
trees must be evenly dispersed throughout the parking lot; 
(e) Must be planted with groundcover or shrubs; 
(f) Native plant materials are encouraged; 
(g) Landscape island areas with trees must be a minimum of five feet in width (from inside of 
curb to curb); 
(h) Required plant material in landscape islands must achieve 90 percent coverage within 
three years; and 
(i) Exceptions: […] 

 
Finding: 
The applicant is not proposing an expansion or alteration of the existing parking lot or parking lot 
landscaping.  This standard is met.  

Chapter 73D: Waste and Recyclables Management Standards 
Section 73D.010 – Applicability and Objectives. 
(1) Applicability. The requirements of this Chapter apply to all new or expanded: 

(a) Common wall residential developments containing five or more units; 
[…] 

 
Section 73D.020 - Design Methods. 
An applicant required to provide mixed solid waste and source separated recyclables storage areas 
must comply with one of following methods: 
(1) The minimum standards method in TDC 73D.030; 
(2) The waste assessment method in TDC 73D.040; 
(3) The comprehensive recycling plan method in TDC 73D.050; or 
(4) The franchised hauler review method in TDC 73D.060. 
 
 
Finding: 
The applicant’s narrative proposes to use the Minimum Standards Method (TDC 73D.030), which is most 
appropriate when a use is not known. The use of the project is known and will follow a waste and 
recycling program that is similar to single-family residential pickup.  The process as described in the 
Republic Services service provider letter, Exhibit A6, states each unit will have separate waste and recycle 
containers that will be placed at the end of each unit’s driveway for automated side-loaded pickup. With 
there being one 5-unit building, seven 4-unit buildings and four 3-unit buildings, there is no specific 
method in the TDC that matches to proposed waste and recycling program described by Republic 
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Services. There will be no centralized waste collection for the proposed units. As discussed below, these 
standards are met. 

Section 73D.030 – Minimum Standards Method. 
This method specifies a minimum storage area requirement based on the size and general use 
category of the new or expanded development. This method is most appropriate when specific use of 
a new or expanded development is not known. It provides specific dimensional standards for the 
minimum size of storage areas by general use category. 
(1) The size and location of the storage area(s) must be indicated on the site plan. Requirements are 
based on an assumed storage area height of four feet for mixed solid waste and source separated 
recyclables. Vertical storage higher than four feet, but no higher than 7 feet may be used to 
accommodate the same volume of storage in a reduced floor space (potential reduction of 43 percent 
of specific requirements). Where vertical or stacked storage is proposed, submitted plans must 
include drawings to illustrate the layout of the storage area and dimensions for containers. 
(2) The storage area requirement is based on uses. If a building has more than one use and that use 
occupies 20 percent or less of the gross leasable area (GLA) of the building, the GLA occupied by that 
use must be counted toward the floor area of the predominant use(s). If a building has more than one 
use and that use occupies more than 20 percent of the GLA of the building, then the storage area 
requirement for the whole building must be the sum of the area of each use. Minimum storage area 
requirements by use is as follows: 

(a) Common wall residential five to ten units must provide 50 square feet. 
(b) Common wall residential greater than ten units must provide 50 square feet plus an 
(additional five square feet per unit above ten. 
 […] 

 
Finding: 
The applicant proposes trash to be picked up via separate trash and recycle cart receptacles. Waste and 
recyclable pickup will require occupants of each proposed dwelling unit to place the containers at the end 
of each dwelling unit’s driveway in a location accessible for automated side-load service. Republic Service 
has the franchise agreement to provide waste and recycling services. Republic Services indicated that the 
proposed method for waste and recycling pick up is acceptable. The proposal includes 45 new residential 
units and there is no TDC described method that matches the Republic Services approved method. There 
is one 5-unit building proposed with the others being 3- and 4-unit buildings. Per 73D.020 (b), If all the 
new units were in one building with a centralized waste and recycling pick up area then a total of 275 
square feet would be required. Per TDC 73D.020(a), the one 5-unit building would require 50 square feet 
with 90 square feet being proposed. The applicant’s narrative (Exhibit A1) states that 18 square feet is 
proposed for each unit which would total 810 square feet and exceed the minimum required area for the 
minimum standard method.  With recommended Condition of Approval A20, these standards are met. 

Section 73D.070 – Location, Design and Access Standards. 
The following location, design, and access standards are applicable to all storage areas: 
(1) Location Standards. 

(a) The storage area for source separated recyclables may be collocated with the storage area 
for mixed solid waste. 
(b) Storage area space requirements can be satisfied with a single location or multiple locations, 
and can combine both interior and exterior locations. 
(c) Exterior storage areas must: 

(i) Be located in central and visible locations on the site to enhance security for users; 
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(ii) Be located in a parking area; and 
(iii) Not be located within a required front yard setback or in a yard adjacent to a public or 
private street. 

(2) Design Standards. 
(a) The dimensions of the storage area must accommodate containers consistent with current 
methods of local collection at time of construction or alteration. 
(b) Indoor and outdoor storage areas must comply with Oregon Building and Fire Code 
requirements. 
(c) Exterior storage areas must be enclosed by a sight obscuring fence or wall at least 6 feet in 
height. 
(d) Evergreen plants must be placed around the enclosure walls, excluding the gate or entrance 
openings for common wall, commercial, and institutional developments. 
(e) Gate openings for haulers must be a minimum of 10 feet wide and must be capable of being 
secured in a closed and open position. 
(f) Horizontal clearance must be a minimum of 10 feet and a vertical clearance of 8 feet is 
required if the storage area is covered. 
(g) A separate pedestrian access must also be provided in common wall, commercial, and 
institutional developments. 
(h) Exterior storage areas must have either a concrete or asphalt floor surface. 
(i) Storage areas and containers must be clearly labeled to indicate the type of material 
accepted. 

 
Finding: 
Republic Services has approved a method of waste and recycling storage and pick up which is the same 
as single-family storage and pickup. All trash and recycle cart receptacles must be placed on a level 
surface at the end of each unit’s driveway, in a location that is accessible for automated side-load 
service, with a minimum spacing of 2 feet apart for each container and at least 4 feet from any fixed 
objects including parked vehicles, and with no overhead obstructions. The 41 units accessed by SW 
Martinazzi Avenue will be accessed by a new 20 foot wide access driveway between the proposed units 
with a turn radius of 28 feet and beveled curbing on both inside corners of the roadway to allow for truck 
maneuvering. The remaining 4 units will be accessed by SW Sagert Street with storage and pickup using 
the existing paved surface. With recommended Condition of Approval A20, these standards are met.  

(3) Access Standards. 
(a) Storage areas must be accessible to users at convenient times of the day, and to hauler 
personnel on the day and approximate time they are scheduled to provide hauler service. 
(b) Storage areas must be designed to be easily accessible to hauler trucks and equipment, 
considering paving, grade, gate clearance and vehicle access. 
(c) Storage areas must be accessible to hauler trucks without requiring backing out of a 
driveway onto a public street. If only a single access point is available to the storage area, 
adequate turning radius must be provided to allow hauler trucks to safely exit the site in a 
forward motion. 
(d) Storage areas must located so that pedestrian and vehicular traffic movement are not 
obstructed on site or on public streets adjacent to the site. 
(e) The following is an exception to the access standard: 
(i) Access may be limited for security reasons. 

 
Finding: 
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As shown in the applicant’s submittal, Republic Services, the applicable waste hauler, has indicated that 
the dimensions and accessibility of the collection containers are acceptable (Exhibit A6). These standards 
are met. 

Chapter 74: Public Improvement Requirements  
[…] 

TDC 74.120 Public Improvements. 

(1) Except as specially provided, all public improvements must be installed at the expense of the 
applicant. All public improvements installed by the applicant must be constructed and guaranteed as 
to workmanship and material as required by the Public Works Construction Code prior to acceptance 
by the City. Work must not be undertaken on any public improvement until after the construction 
plans have been approved by the City Manager and a Public Works Permit issued and the required 
fees paid. 
 
Finding: 
All public improvements will be installed by the applicant at their expense after approval of plans and 
issued Erosion Control, Water Quality, and Public Works Permits. With recommended Conditions of 
Approval A9 and A12, this standard is met. 

TDC 74.130 Private Improvements. 

All private improvements must be installed at the expense of the applicant. The property owner must 
retain maintenance responsibilities over all private improvements. 
 
Finding: 
All private improvements will be installed by the applicant at their expense and will require prior 
approval of plans and building permits. With recommended Conditions of Approval A9 and A12, this 
standard is met. 

TDC 74.140 Construction Timing. 

(1) All the public improvements required under this chapter must be completed and accepted by the 
City prior to the issuance of a Certificate of Occupancy. 
(2) All private improvements required under this Chapter must be approved by the City prior to the 
issuance of a Certificate of Occupancy. 
 
Finding: 
All public and private improvements proposed and modified by conditions of approval will be completed 
and accepted by the City prior to receiving a Certificate of Occupancy. With recommended Conditions of 
Approval A9 and A12, this standard is met. 

[…] 

TDC 74.210 Minimum Street Right-of-Way Widths. 

The width of streets in feet shall not be less than the width required to accommodate a street 
improvement needed to mitigate the impact of a proposed development. In cases where a street is 
required to be improved according to the standards of the TDC, the width of the right-of-way shall not 
be less than the minimums indicated in TDC Chapter 74, Public Improvement Requirements, Figures 
74-2A through 74-2G. 
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(2) For development applications other than subdivisions and partitions, wherever existing or future 
streets adjacent to property proposed for development are of inadequate right-of-way width, the 
additional right-of-way necessary to comply with TDC Chapter 74, Public Improvement Requirements, 
Figures 74-2A through 74-2G of the Tualatin Community Plan must be dedicated to the City for use by 
the public prior to issuance of any building permit for the proposed development. This right-of-way 
dedication must be for the full width of the property abutting the roadway and, if required by the City 
Manager, additional dedications must be provided for slope and utility easements if deemed 
necessary.  
 
Finding: 
The proposal is adjacent to SW Avery Street, SW Martinazzi Avenue, and SW Sagert Street. Required 
dedication of right-of-way and construction of public street surface infrastructure will benefit this 
development’s expected addition of bicycle, pedestrian, and vehicular trips utilizing streets and 
sidewalks. This includes dedication to enable construction of a sidewalk with planter strip on SW Avery 
Street, a parking strip on SW Martinazzi Avenue, and widening SW Sagert Street to enable a center-turn 
lane serving the subject property’s driveway and sidewalk to the east. Final plans will include a minimum 
of half-street right-of-way dedications to preferred cross-sections along with improvements within SW 
Avery Street, SW Martinazzi Avenue, and SW Sagert Street meeting the requirements of the City of 
Tualatin. With recommended Conditions of Approval A3 and A8, this standard is met. 

TDC 74.320. - Slope Easements.  

(1) The applicant must obtain and convey to the City any slope easements determined by the City 
Manager to be necessary adjacent to the proposed development site to support the street 
improvements in the public right-of-way or accessway or utility improvements required to be 
constructed by the applicant. 
[…] 
(3) For all other development applications, a slope easement dedication must be submitted to the City 
Manager; building permits must not be issued for the development prior to acceptance of the 
easement by the City. 
 
 
Finding: 
Any required slope easements necessary to support SW Avery Street, SW Martinazzi Avenue, and SW 
Sagert Street will be granted to the City. With recommended Conditions of Approval A3 and A8, this 
standard is met. 

TDC 74.330. - Utility Easements. 

(1) Utility easements for water, sanitary sewer and storm drainage facilities, telephone, television 
cable, gas, electric lines and other public utilities must be granted to the City. 
[…] 
(4)For development applications other than subdivisions and partitions, and for both on-site and off-
site easement areas, a utility easement must be granted to the City; building permits must not be 
issued for the development prior to acceptance of the easement by the City. The City may elect to 
exercise eminent domain and condemn necessary off-site public utility easements at the applicant's 
request and expense. The City Council must determine when condemnation proceedings are to be 
used. 
(5) The width of the public utility easement must meet the requirements of the Public Works 
Construction Code. All subdivisions and partitions must have a 6-foot public utility easement adjacent 
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to the street and a 5-foot public utility easement adjacent to all side and rear lot lines. Other 
easements may be required as determined by the City Manager. 
 
Finding: 
Any required public utility easement will be granted to the City. The public utility easement width will be 
8-feet-wide adjacent to the final dedicated right-of-way of SW Avery Street, SW Martinazzi Avenue, and 
SW Sagert Street. Additional width of public utility easement will include accommodation of water 
system meters and vaults to meet the Public Works Construction Code. With recommended Conditions of 
Approval A3 and A8, these standards are met. 

[…] 

TDC 74.420 Street Improvements. 

When an applicant proposes to develop land adjacent to an existing or proposed street, including land 
which has been excluded under TDC 74.220, the applicant should be responsible for the 
improvements to the adjacent existing or proposed street that will bring the improvement of the 
street into conformance with the Transportation Plan (TDC Chapter 11), TDC 74.425 (Street Design 
Standards), and the City' s Public Works Construction Code, subject to the following provisions:  
(1) For any development proposed within the City, roadway facilities within the right-of-way 
described in TDC 74.210 must be improved to standards as set out in the Public Works Construction 
Code.  
(2) The required improvements may include the rebuilding or the reconstruction of any existing 
facilities located within the right-of-way adjacent to the proposed development to bring the facilities 
into compliance with the Public Works Construction Code.  
(3) The required improvements may include the construction or rebuilding of off-site improvements 
which are identified to mitigate the impact of the development.  
(4) Where development abuts an existing street, the improvement required must apply only to that 
portion of the street right-of-way located between the property line of the parcel proposed for 
development and the centerline of the right-of-way, plus any additional pavement beyond the 
centerline deemed necessary by the City Manager to ensure a smooth transition between a new 
improvement and the existing roadway (half-street improvement). Additional right-of-way and street 
improvements and off-site right-of-way and street improvements may be required by the City to 
mitigate the impact of the development. The new pavement must connect to the existing pavement 
at the ends of the section being improved by tapering in accordance with the Public Works 
Construction Code.  
(5) If additional improvements are required as part of the Access Management Plan of the City, TDC 
Chapter 75, the improvements must be required in the same manner as the half-street improvement 
requirements. 
(6) All required street improvements must include curbs, sidewalks with appropriate buffering, storm 
drainage, street lights, street signs, street trees, and, where designated, bikeways and transit 
facilities. 
[…]  
(8) For development applications other than subdivisions and partitions, all street improvements 
required by this section must be completed and accepted by the City prior to the issuance of a 
Certificate of Occupancy. 
[…] 
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(10) Streets within, or partially within, a proposed development site must be graded for the entire 
right-of-way width and constructed and surfaced in accordance with the Public Works Construction 
Code. 
(11) Existing streets which abut the proposed development site must be graded, constructed, 
reconstructed, surfaced or repaired as necessary in accordance with the Public Works Construction 
Code and TDC Chapter 11, Transportation Plan, and TDC 74.425 (Street Design Standards).  
(12) Sidewalks with appropriate buffering must be constructed along both sides of each internal street 
and at a minimum along the development side of each external street in accordance with the Public 
Works Construction Code. 
(13) The applicant must comply with the requirements of the Oregon Department of Transportation 
(ODOT), Tri-Met, Washington County and Clackamas County when a proposed development site is 
adjacent to a roadway under any of their jurisdictions, in addition to the requirements of this chapter.  
(14) The applicant must construct any required street improvements adjacent to parcels excluded 
from development, as set forth in TDC 74.220 of this chapter.  
[…] 
(17) Intersections should be improved to operate at a level of service of at least D and E for signalized 
and unsignalized intersections, respectively.  
[…] 
 
Finding: 
A Trip Generation Letter from Kittelson & Associates was submitted with plans focused on onsite 
redevelopment. City staff have reviewed the proposal against the above requirements. Required 
dedication of right-of-way and construction of public street surface infrastructure will benefit this 
development’s expected addition of bicycle, pedestrian, and vehicular trips utilizing streets and 
sidewalks. This includes dedication to enable construction of a sidewalk with planter strip on SW Avery 
Street, a parking strip on SW Martinazzi Avenue, and widening SW Sagert Street to enable a center-turn 
lane serving the subject property’s driveway and sidewalk to the east. With recommended Conditions of 
Approval A3, A8, A9 and A12, these standards are met. 

TDC 74.425 Street Design Standards. 

(1) Street design standards are based on the functional and operational characteristics of streets such 
as travel volume, capacity, operating speed, and safety. They are necessary to ensure that the system 
of streets, as it develops, will be capable of safely and efficiently serving the traveling public while 
also accommodating the orderly development of adjacent lands. 
(2) The proposed street design standards are shown in Figures 72A through 72G. The typical roadway 
cross sections comprise the following elements: right-of-way, number of travel lanes, bicycle and 
pedestrian facilities, and other amenities such as landscape strips. These figures are intended for 
planning purposes for new road construction, as well as for those locations where it is physically and 
economically feasible to improve existing streets. 
[…] 
(4) All streets must be designed and constructed according to the preferred standard. The City 
Manager may reduce the requirements of the preferred standard based on specific site conditions, 
but in no event will the requirement be less than the minimum standard. The City Manager must take 
into consideration the following factors when deciding whether the site conditions warrant a 
reduction of the preferred standard: 

(a) Arterials: 
(i) Whether adequate right-of-way exists; 
(ii) Impacts to properties adjacent to right-of-way; 
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(iii) Current and future vehicle traffic at the location; and 
(iv) Amount of heavy vehicles (buses and trucks). 

(b) Collectors: 
(i) Whether adequate right-of-way exists; 
(ii) Impacts to properties adjacent to right-of-way; 
(iii) Amount of heavy vehicles (buses and trucks); and 
(iv) Proximity to property zoned manufacturing or industrial. 

[...] 
 
Finding: 
The proposal is adjacent to SW Avery Street, SW Martinazzi Avenue, and SW Sagert Street. These are 
designated on Tualatin Comprehensive Plan Map 8-1: Tualatin Functional Classification Plan and Traffic 
Signal Plan as a Local, Minor Collector, and Minor Arterial classifications, respectively. A Transportation 
Impact Analysis from Kittelson & Associates did not recommend additional improvements greater than 
the preferred cross-sections. With recommended Conditions of Approval A3 and A8, these standards are 
met. 

TDC 74.440 Streets, Traffic Study Required. 

(1) The City Manager may require a traffic study to be provided by the applicant and furnished to the 
City as part of the development approval process as provided by this Code, when the City Manager 
determines that such a study is necessary in connection with a proposed development project in order 
to: 

(a) Assure that the existing or proposed transportation facilities in the vicinity of the proposed 
development are capable of accommodating the amount of traffic that is expected to be 
generated by the proposed development, and/or 
(b) Assure that the internal traffic circulation of the proposed development will not result in 
conflicts between on-site parking movements and/or on-site loading movements and/or on-site 
traffic movements, or impact traffic on the adjacent streets.  

(2) The required traffic study must be completed prior to the approval of the development 
application. 
(3) The traffic study must include, at a minimum: 

(a) an analysis of the existing situation, including the level of service on adjacent and impacted 
facilities. 
(b) an analysis of any existing safety deficiencies. 
(c) proposed trip generation and distribution for the proposed development. 
(d) projected levels of service on adjacent and impacted facilities. 
(e) recommendation of necessary improvements to ensure an acceptable level of service for 
roadways and a level of service of at least D and E for signalized and unsignalized intersections 
respectively, after the future traffic impacts are considered. 
(f) The City Manager will determine which facilities are impacted and need to be included in the 
study. 
(g) The study must be conducted by a registered engineer. 

(4) The applicant must implement all or a portion of the improvements called for in the traffic study as 
determined by the City Manager.  
 
Finding: 
A Trip Generation Letter from Kittelson & Associates did not recommend any improvements. Their 
summary included: 
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ColRich (property owner) is proposing to redevelop a portion of the Alden Apartments located in the 
southeast corner of the SW Martinazzi Avenue/SW Sagert Street intersection in Tualatin. The 
development plan proposes to remove 15 apartment units and construct 45 townhome units and 
associated amenities. Access to the townhomes will be provided by the existing driveways to the 
Alden Apartments on SW Sagert Street and SW Martinazzi Avenue. No new driveways are proposed 
nor modifications to off-site intersections. 

This letter provides trip generation and trip distribution/assignment estimates for the proposed 
redevelopment in accordance with Tualatin Development Code Section 74.440. As documented 
herein, the proposed redevelopment is estimated to generate fewer than 500 daily trips and fewer 
than 60 morning and evening peak hour trips. In addition, the proposed redevelopment is expected to 
generate fewer than 20 large truck trips per day. Therefore, a full transportation impact analysis is 
not expected to be required per Tualatin Development Code Section 74.440 and the following trip 
generation and trip distribution estimates are expected to satisfy the requirements of the Tualatin 
Development Code. 

City staff have reviewed the subject analysis and have determined that it meets the requirements above. 
This standard is met. 

[…] 

TDC 74.485. - Street Trees. 

[…] 
(2) In nonresidential subdivisions and partitions street trees must be planted by the owners of the 
individual lots as development occurs. 
(3) The Street Tree Ordinance specifies the species of tree which is to be planted and the spacing 
between trees. 

Finding: 
The applicant will plant street trees as shown within approved permit plans. With recommended 
Conditions of Approval A3, A9, and A12, this standard is met. 

TDC 74.610 Water Service. 

(1) Water lines must be installed to serve each property in accordance with the Public Works 
Construction Code. Water line construction plans must be submitted to the City Manager for review 
and approval prior to construction. 
[…] 
(3) As set forth is TDC Chapter 12, Water Service, the City has three water service levels. All 
development applicants must be required to connect the proposed development site to the service 
level in which the development site is located. If the development site is located on a boundary line 
between two service levels the applicant must be required to connect to the service level with the 
higher reservoir elevation. The applicant may also be required to install or provide pressure reducing 
valves to supply appropriate water pressure to the properties in the proposed development site. 
 
Finding: 
Existing services will be improved as needed to meet current code. Separate laterals will serve domestic 
and fire services. A gate valve will be located near the main for each water lateral. Water meters and fire 
vaults will be located adjacent to right-of-way. A public utility easement will surround the water meter 
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and fire vault by five feet. With recommended Conditions of Approval A4, A8, A9 and A12, these 
standards are met. 

TDC 74.620 Sanitary Sewer Service. 

(1) Sanitary sewer lines must be installed to serve each property in accordance with the Public Works 
Construction Code. Sanitary sewer construction plans and calculations must be submitted to the City 
Manager for review and approval prior to construction. 
 
Finding: 
Existing services will be improved as needed to meet current code including a cleanout will be installed 
adjacent to right-of-way. With recommended Conditions of Approval A5, A9, and A12, this standard is 
met. 
 
TDC 74.630 Storm Drainage System. 

(1) Storm drainage lines must be installed to serve each property in accordance with City standards 
and Clean Water Services standards. Storm drainage construction plans and calculations must be 
submitted to the City Manager for review and approval prior to construction. 
(2) The storm drainage calculations must confirm that adequate capacity exists to serve the site. The 
discharge from the development must be analyzed in accordance with the City's Storm and Surface 
Water Regulations and Clean Water Services standards. 
[…] 
 

TDC 74.640 Grading. 

(1) Development sites must be graded to minimize the impact of storm water runoff onto adjacent 
properties and to allow adjacent properties to drain as they did before the new development. 
(2) A development applicant must submit a grading plan showing that all lots in all portions of the 
development will be served by gravity drainage from the building crawl spaces; and that this 
development will not affect the drainage on adjacent properties. The City Manager may require the 
applicant to remove all excess material from the development site. 
 
TDC 74.650 Water Quality, Storm Water Detention and Erosion Control. 

The applicant must comply with the water quality, storm water detention and erosion control 
requirements in the Surface Water Management Ordinance. If required: 
[…] 
(2)On all other development applications, prior to issuance of any building permit, the applicant must 
arrange to construct a permanent on-site water quality facility and storm water detention facility and 
submit a design and calculations indicating that the requirements of the Surface Water Management 
Ordinance will be met and obtain a Stormwater Connection Permit from Clean Water Services. 
(3)For on-site private and regional non-residential public facilities, the applicant must submit a 
stormwater facility agreement, which will include an operation and maintenance plan provided by the 
City, for the water quality facility for the City's review and approval. The applicant must submit an 
erosion control plan prior to issuance of a Public Works Permit. No construction or disturbing of the 
site must occur until the erosion control plan is approved by the City and the required measures are in 
place and approved by the City. 
 
Finding: 
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The Utility Plan illustrates capturing stormwater runoff from the sites developed areas with conveyance 
discharging to an existing vegetated channel. The channel conveys flow to storm drain infrastructure 
within the ODOT right-of-way which conveys flow easterly for approximately 0.5 miles and discharges to 
Saum Creek. The submitted Preliminary Stormwater Report prepared by 3J Consulting includes modifying 
existing and construction of new onsite stormwater facilities to provide treatment, hydromodification, 
and detention for all private impervious areas including an Underground Infiltration Facility. ODOT 
submitted a response dated November 14, 2022 requiring a design meeting the ODOT Hydraulics Manual 
specifications and to obtain an ODOT Miscellaneous Permit. Modified impervious areas within SW Avery 
Street, SW Martinazzi Avenue, and SW Sagert Street right-of-ways will be addressed by construction of 
public LIDA street swales as approved by the City Engineer. 

Final plans and stormwater calculations will demonstrate that the development has direct access by 
gravity to public stormwater systems with adequate infiltration and/or downstream capacity in 
accordance with City of Tualatin, Clean Water Services, DEQ, and ODOT Hydraulics Manual.  

The site disturbance is approximately 1.85 acres. Erosion and sediment control plans and permit 
applications conforming to the requirements of the City of Tualatin, CWS, and Oregon Department of 
Environmental Quality will be provided with the construction permit submittal documents. The applicant 
will obtain an erosion control permit from the City of Tualatin for disturbance greater than 500 square 
feet. In addition these plans must be sufficient to obtain a National Pollution Discharge Elimination 
System (NPDES) 1200-CN Stormwater Discharge Permit from Clean Water Services as an agent of Oregon 
Department of Environmental Quality if between 1 and 5 acres of disturbance or a National Pollution 
Discharge Elimination System (NPDES) 1200-C Construction Erosion Control permit from Oregon DEQ for 
over 5 acres. 

A Clean Water Services’ Service Provider Letter and Memorandum were received. After land use decision 
issuance the applicant will submit final plans complying with the Service Provider Letter conditions and 
CWS Memorandum that are sufficient to obtain a Stormwater Connection Permit Authorization Letter 
from Clean Water Services in accordance with TDC 74.650(2) and CWS D&CS 3.01.2(d). With 
recommended Conditions of Approval A6, A7, A9, and A12 these standards are met. 

[…] 

Chapter 75 Access Management 
[…] 

TDC 75.020. - Permit for New Driveway Approach 

(1) Applicability. A driveway approach permit must be obtained prior to constructing, relocating, 
reconstructing, enlarging, or altering any driveway approach. 
(2)  Exceptions. A driveway approach permit is not required for: 

(a) The construction, relocation, reconstruction, enlargement, or alteration of any driveway 
approach that requires a state highway access permit; or 
(b) The construction, relocation, reconstruction, enlargement or alteration of any driveway 
approach that is part of the construction of a publicly or privately engineered public improvement 
project. 

[…] 
(4) Submittal Requirements. In addition to the application materials required by TDC 32.140, the 
following application materials are also required: 
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(a) A site plan, of a size and form and in the number of copies meeting the standards established 
by the City Manager, containing the following information: 

(i) The location and dimensions of the proposed driveway approach; 
(ii) The relationship to nearest street intersection and adjacent driveway approaches; 
(iii) Topographic conditions; 
(iv) The location of all utilities; 
(v) The location of any existing or proposed buildings, structures, or vehicular use areas; 
(vi) The location of any trees and vegetation adjacent to the location of the proposed 
driveway approach that are required to be protected pursuant to TDC Chapter 73B or 73C; and 
(vii) The location of any street trees adjacent to the location of the proposed driveway 
approach. 

(b) Identification of the uses or activities served, or proposed to be served, by the driveway 
approach; and 
(c) Any other information, as determined by the City Manager, which may be required to 
adequately review and analyze the proposed driveway approach for conformance with the 
applicable criteria. 

(5) Criteria. A Driveway Approach Permit must be granted if: 
(a) The proposed driveway approach meets the standards of this Chapter and the Public Works 
Construction Code; 
(b) No site conditions prevent placing the driveway approach in the required location; 
(c) The number of driveway approaches onto an arterial are minimized; 
(d) The proposed driveway approach, where possible: 

(i) Is shared with an adjacent property; or 
(ii) Takes access from the lowest classification of street abutting the property; 

(e) The proposed driveway approach meets vision clearance standards; 
(f) The proposed driveway approach does not create traffic hazards and provides for safe turning 
movements and access; 
(g) The proposed driveway approach does not result in significant adverse impacts to the vicinity; 
(g) The proposed driveway approach minimizes impact to the functionality of adjacent streets and 
intersections; and 
(i)The proposed driveway approach balances the adverse impacts to residentially zoned property 
and the functionality of adjacent streets. 

(6) Effective Date. The effective date of a Driveway Approach Permit approval is the date the notice of 

decision is mailed. 

(7) Permit Expiration. A Driveway Approach Permit approval expires one year from the effective date, 

unless the driveway approach is constructed within the one-year period in accordance with the 

approval decision and City standards. 

[…] 

TDC 75.040. - Driveway Approach Requirements 

(1) The provision and maintenance of driveway approaches from private property to the public streets 
as stipulated in this Code are continuing requirements for the use of any structure or parcel of real 
property in the City of Tualatin. No building or other permit may be issued until scale plans are 
presented that show how the driveway approach requirement is to be fulfilled. If the owner or 
occupant of a lot or building changes the use to which the lot or building is put, thereby increasing 
driveway approach requirements, it is unlawful and a violation of this code to begin or maintain such 
altered use until the required increase in driveway approach is authorized by the City. 
[…] 
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(4) Requirements for Development on Less than the Entire Site. 
(a) To promote unified access and circulation systems, lots and parcels under the same ownership 
or consolidated for the purposes of development and comprised of more than one building site 
must be reviewed as one unit in relation to the access standards. The number of access points 
permitted must be the minimum number necessary to provide reasonable access to these 
properties, not the maximum available for that frontage. All necessary easements, agreements, 
and stipulations must be met. This must also apply to phased development plans. The owner and 
all lessees within the affected area must comply with the access requirements. 
(b) All access must be internalized using the shared circulation system of the principal commercial 
development or retail center. Driveways should be designed to avoid queuing across surrounding 
parking and driving aisles. 

(5) Lots that front on more than one street may be required to locate motor vehicle accesses on the 
street with the lower functional classification as determined by the City Manager. 
(6) Except as provided in TDC 53.100, all driveway approach must connect directly with public streets. 
(7) To afford safe pedestrian access and egress for properties within the City, a sidewalk must be 
constructed along all street frontage, prior to use or occupancy of the building or structure proposed 
for said property. The sidewalks required by this section must be constructed to City standards, except 
in the case of streets with inadequate right-of-way width or where the final street design and grade 
have not been established, in which case the sidewalks must be constructed to a design and in a 
manner approved by the City Manager. Sidewalks approved by the City Manager may include 
temporary sidewalks and sidewalks constructed on private property; provided, however, that such 
sidewalks must provide continuity with sidewalks of adjoining commercial developments existing or 
proposed. When a sidewalk is to adjoin a future street improvement, the sidewalk construction must 
include construction of the curb and gutter section to grades and alignment established by the City 
Manager. 
[…] 
(9) Minimum driveway approach width for uses are as provided in Table 75-1 (Driveway Approach 
Width):  

TABLE 75-1  
Driveway Approach Width 

Use  Minimum Driveway 
Approach Width  

Maximum Driveway 
Approach Width  

Multi-family 5-49 Units = 24 feet 
50-499 = 32 feet 
Over 500 = as required by the 
City Manager 

May provide two 16 foot one-way driveways 
instead of one 24-foot driveway 
May provide two 24-foot one-way driveways 
instead of one 32-foot driveway 

 
(10) Driveway Approach Separation. There must be a minimum distance of 40 feet between any two 
adjacent driveways on a single property unless a lesser distance is approved by the City Manager. 
(11) Distance between Driveways and Intersections. Except for single-family dwellings, duplexes, 
townhouses, triplexes, quadplexes, and cottage clusters, the minimum distance between driveways 
and intersections must be as provided below. Distances listed must be measured from the stop bar at 
the intersection. 

(a) At the intersection of collector or arterial streets, driveways must be located a minimum of 150 
feet from the intersection. 
[…] 

(12) Vision Clearance Area. 
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(a) Local Streets. A vision clearance area for all local street intersections, local street and driveway 
intersections, and local street or driveway and railroad intersections must be that triangular area 
formed by the right-of-way lines along such lots and a straight line joining the right-of-way lines at 
points which are ten feet from the intersection point of the right-of-way lines, as measured along 
such lines (see Figure 73-2 for illustration). 
(b) Collector Streets. A vision clearance area for all collector/arterial street intersections, 
collector/arterial street and local street intersections, and collector/arterial street and railroad 
intersections must be that triangular area formed by the right-of-way lines along such lots and a 
straight line joining the right-of-way lines at points which are 25 feet from the intersection point 
of the right-of-way lines, as measured along such lines. Where a driveway intersects with a 
collector/arterial street, the distance measured along the driveway line for the triangular area 
must be ten feet (see Figure 73-2 for illustration). 
(c) Vertical Height Restriction. Except for items associated with utilities or publicly owned 
structures such as poles and signs and existing street trees, no vehicular parking, hedge, planting, 
fence, wall structure, or temporary or permanent physical obstruction must be permitted 
between 30 inches and eight feet above the established height of the curb in the clear vision area 
(see Figure 73-2 for illustration). 

[…] 
TDC 75.120. - Collector Streets Access Standards. 
[…] 
(2) Minor Collectors. Residential, commercial and industrial driveways where the frontage is greater 
or equal to 70 feet are permitted. Minimum spacing at 100 feet. Uses with less than 50 feet of 
frontage shall use a common (joint) access where available. 
[…] 
TDC 75.140. - Existing Streets Access Standards. 
The following list describes in detail the freeways and arterials as defined in TDC 75.050 with respect 
to access. Recommendations are made for future changes in accesses and location of future accesses. 
These recommendations are examples of possible solutions and shall not be construed as limiting the 
City's authority to change or impose different conditions if additional studies result in different 
recommendations from those listed below. 
[…] 
(1) INTERSTATE 5 (I-5). I-5 is a State facility and access is controlled by the State. 
[…] 
(14) SAGERT STREET. 

(a) Martinazzi Avenue to 65th Avenue. No new driveways or streets shall be allowed,  
[…] 
 
Finding: 
No modification to existing and no new accesses are proposed. Modifications to the existing streets to 
match preferred cross-sections will meet vision clearance requirements. With recommended Conditions 
of Approval A3, A8, A9, and A12, these standards are met. 
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III. RECOMMENDATION 

Based on the application materials and analysis and findings presented above, staff finds that the 
applicable criteria have been met relative to AR 22-0001, and therefore recommend approval of this 
application with the following conditions of approval: 
 

GENERAL: 

A1. This Architectural Review approval shall expire after two years unless a building, or grading permit 
submitted in conjunction with a building permit application, has been issued and substantial 
construction pursuant thereto has taken place and an inspection performed by a member of the 
Building Division, or an extension is granted under TDC 33.020(10). 

 

PRIOR TO EROSION CONTROL, PUBLIC WORKS, AND WATER QUALITY PERMIT ISSUANCE: 

Submit to eTrakit for review and approval: 

A2. The applicant must apply for applicable Engineering Erosion Control, Water Quality, and Public 

Works permits: 

a. Apply using eTrakit. With the initial Engineering permit(s) application(s) include: 

i. One combined set of 24”x36” plans including all applicable Engineering permits 

attached to one Engineering permit. Include a note on other Engineering 

permits stating which application includes the set; and, 

ii. Payment for an Erosion Control permit fee per the fee schedule; and, 

iii. Engineering estimate and deposit for each Water Quality or Public Works permit 

per the fee schedule; and, 

b. Deliver two 24”x36” hard copies of the combined Engineering permit plan sets to: 

City of Tualatin 
Attn: Engineering Division c/o Principal Engineer 

10699 SW Herman Road 
Tualatin, OR 97062 

 
A3.         The applicant must submit Final Street Improvement Plans for SW Avery Street, SW Martinazzi 

Avenue, and SW Sagert Street adjacent to the lot in accordance with applicable sections of 

Tualatin Development Code (TDC) 74 and 75 and Public Works Construction Code (PWCC) that 

show: 

a. Dedication of half-street right-of-way from centerline totaling: 

i. 25 feet for SW Avery Street; and,  

ii. 38 feet for SW Martinazzi Avenue; and, 

iii. 37 feet for SW Sagert Street; and, 

b. Any additional dedication needed for SW Avery Street and SW Martinazzi Avenue and 

construction: 

i. On the north side of SW Avery Street to the Shaniko Greenway Trail: 

1. A 4-foot-wide planter strip; and, 

2. Street trees; and, 

3. Widened to accommodate any required LIDA street swales for public 

stormwater to meet current CWS requirements; and, 

https://www.tualatinoregon.gov/communitydevelopment/etrakit-one-stop-online-permits-and-land-use-cases
https://www.tualatinoregon.gov/communitydevelopment/etrakit-one-stop-online-permits-and-land-use-cases
https://www.tualatinoregon.gov/finance/fee-schedule
https://www.tualatinoregon.gov/finance/fee-schedule
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4. A 5-foot-wide public sidewalk; and, 

5. Street lighting improvements as necessary to meet Tualatin standards. 

ii. Ramps at the northeast corner of the intersection of SW Avery Street and SW 

Martinazzi Avenue; and, 

c. Ramp replacement at the intersection of SW Avery Street and SW Martinazzi: 

i. For the northeast and southeast corners crossing the east side of the 

intersection; and, 

ii. For the northwest and northeast corners crossing the north side of the 

intersection with curb extensions; and, 

d. Continental striping of all four crosswalks of the intersection of SW Avery Street and SW 

Martinazzi Avenue. 

e. SW Martinazzi Avenue on the east side including: 

i. Preferred half-street improvements including on-street parallel parking along 

Martinazzi. This section may be adjusted as necessary (as determined by the 

City Engineer) to preserve existing large mature trees; and, 

ii. Street lighting improvements as necessary to meet City Engineer standards 

including PGE’s Option A. 

iii. A planter strip with street trees: 

6. With a minimum 6-foot width where possible; and, 

7. Widened to preserve street and private trees or accommodate any 

required LIDA street swales for public stormwater to meet current CWS 

requirements; and, 

iv. A 6-foot-wide sidewalk meandered as needed for topography, tree 

preservation, and to match the planter strip; and, 

f. SW Sagert Street with: 

i. Preferred half-street improvements including a center turn lane extending 

from the existing center turn lane (near the western edge of the property) 

east serving the Alden driveway and tapering to meet the existing SW Sagert 

Street structure at ODOT’s bridge over I-5 at the eastern edge of the subject 

property. and, 

ii. Street lighting improvements as necessary to meet City Engineer standards 

including PGE’s Option A. 

iii. A planter strip with street trees adjacent to locations of adequate lengths new 

or replaced sidewalk as determined by the City Engineer: 

8. With a minimum 6-foot width where possible; and, 

9. Widened to preserve existing mature trees, match existing topography, 

or accommodate any required LIDA street swales for public stormwater 

to meet current CWS requirements; and, 

iv. A 6-foot-wide sidewalk extended as far east towards the bridge as possible; 

and, 

g. An 8-foot-wide public utility easement and any required slope easement, or existing 

equivalent approved by the City Engineer, adjacent to SW Avery Street, SW Martinazzi 

Avenue, and SW Sagert Street including: 

i. Five feet of public utility easement surrounding water meter, backflow 

protection, and fire vault; and, 
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ii. Any proposed private retaining walls must be outside of public utility and 

slope easements; and, 

iii. The City Engineer may allow existing right-of-way in excess of the Preferred 

half-street to equivalently reduce the required easement width; and,  

h. Bring into compliance of ADA standards: 

i. All public sidewalks adjacent to the lot; and, 

ii. Driveways serving the lot; and, 

iii. All ramps adjacent to the lot including receiving ramps at the northwest and 

southeast corner at the intersection of SW Avery Street and SW Martinazzi 

Avenue. 

A4.  The applicant must submit Final Water System Plans in accordance with Tualatin Development 

Code (TDC) 74.610, Tualatin Municipal Code (TMC) 3-3, and Public Works Construction Code 

(PWCC) that show: 

a. Separate laterals for domestic and fire services; and, 

b. A gate valve at the main for both domestic and fire service laterals; and 

c. Adjacent to public right-of-way: 

i. Reduced pressure backflow prevention for the domestic lateral; and, 

ii. Water meter(s) behind the curb within the planter strip, and 

iii. If within final plans, irrigation after a domestic meter and reduced pressure 

backflow device; and, 

iv. Fire vault(s) surrounded by a five foot public utility easement. 

A5. The applicant must submit Final Sanitary Sewer System Plans in accordance with Tualatin 

Development Code (TDC) 74.620, Tualatin Municipal Code (TMC) 3-2, and Public Works 

Construction Code (PWCC) that show location of the lines, grade, materials, and other details 

including cleanout at right-of-way. 

A6.     The applicant must submit:  

a. Proof from DEQ of approval of construction of the Underground Infiltration Facility or 

accommodation of associated stormwater infiltration volume within detention facilities 

approvable under City of Tualatin codes and Clean Water Services’ Design and 

Construction Standards; and, 

b. Final Stormwater System Calculations and Plans in accordance with Tualatin 

Development Code (TDC) 74.630 and 74.650, Tualatin Municipal Code (TMC) 3-5-200 

through 3-5-430, Public Works Construction Code (PWCC), and Clean Water Services’ 

(CWS) Design & Construction Standards (D&CS) Chapter 4 stamped by an Oregon 

registered, professional engineer in accordance with TMC 3-5-390(1) that: 

i. Provide a downstream analysis, including but not limited to erosion, and 

include solutions within final plans for ¼ mile downstream from the release 

from the private development through the public stormwater system, in 

accordance with TMC 3-5-210(4); and, 

ii. Accommodate up to a 25-year storm event within the City of Tualatin’s public 

stormwater system with a maximum capacity of 82% for Tualatin’s lines in 

accordance with TDC 74.640, CWS D&CS 5.05.2.d, and the City Engineer; and, 

iii. Evaluate the 100-year check storm for any release directly or indirectly to 

ODOT’s stormwater system in accordance with the ODOT Hydraulics Manual; 

and 
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iv. Address runoff from all new and modified private and public impervious 

areas; and, 

v. Prove gravity flow five feet from the outside of the established line of the 

building to the public stormwater system or as otherwise approved by the City 

Engineer, in accordance with CWS D&CS 1.03.39 and 5.09.3(a) (1) and (4); 

and, 

vi. Discharge to an approved public system; and, 

vii. Treat new and modified impervious areas in accordance with CWS D&CS 

4.08.1.d meeting phosphorous removal in accordance with TMC 3-5-350 per 

the design storm in accordance with TMC 3-5-360 and CWS D&CS 4.08.2; and, 

viii. Prove infiltration rates in accordance with CWS D&CS 4.08.03; and, 

ix. Detain as required for conveyance with the City of Tualatin’s stormwater 

system and up to the 50-year storm event for release to ODOTs stormwater 

system in accordance with the ODOT Hydraulics Manual, TMC 3-5-220, TMC 3-

5-230, and CWS D&CS 4.08; and, 

x. Accommodate hydromodification including post-development runoff rates 

not exceeding pre-development runoff rates for ½ the 2-year storm event and 

the 5-year and 10-year storm events for proposed new and modified 

impervious areas in accordance with CWS D&CS 4.03.5; and, 

xi. In accordance with TDC 74.650(2) and CWS D&CS 3.01.2(d), comply with: 

10. The submitted Clean Water Services’ Service Provider Letter CWS File 

Number dated July 19, 2022 conditions to obtain a Stormwater 

Connection Permit Authorization Letter, and, 

11. Requirements stated within the Clean Water Services’ Memorandum 

dated November 10, 2022; and, 

c. Financial assurance for construction performance in accordance with TMC 3-390(3), 

PWCC 102.14.00, and amount per CWS D&CS 2.07 Table 2-1; and, 

d. A copy of the recorded private stormwater maintenance agreement in accordance with 

TMD 3-5-390(4). The agreement must assure the owner as responsible for maintenance 

of the constructed portions of private stormwater systems within their lot. The 

identified system must include all conveyance, detention, hydromodification, and 

treatment. 

A7. The applicant must submit Final Erosion Control Plans in accordance with Tualatin Development 

Code (TDC) 74.640, Tualatin Municipal Code (TMC) 3-5-050 and 3-5-060, Public Works 

Construction Code (PWCC), and Clean Water Services’ (CWS) Design & Construction Standards 

(D&CS) Chapters 2 and 6 that: 

a. Minimize the impact of stormwater from the development to adjacent properties; and, 

b. Are sufficient to obtain a National Pollution Discharge Elimination System (NPDES) 1200-

CN Stormwater Discharge Permit from Clean Water Services as an agent of Oregon 

Department of Environmental Quality if disturbance is between 1 and 5 acres. 

 

PRIOR TO BUILDING PERMIT ISSUANCE: 
A8. The applicant must submit copies of recorded deeds of right-of-way dedication along with public 

utility and slope easements, as approved by the City Engineer, in accordance with Tualatin 
Development Code (TDC) 74.210 and 74.330 which show: 
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a. Right-of-way dedication including: 
i. A half-street from centerline for a total of: 

1. 25 feet for SW Avery Street; and, 
2. 38 feet for SW Martinazzi Avenue; and, 
3. 37 feet for SW Sagert Street; and, 

ii. Any additional at the intersection of SW Avery Street and SW Martinazzi Avenue 
to construct a 5-foot-wide public sidewalk and 4-foot-wide planter strip along with 
ramps at the northeast corner of the intersection; and, 

iii. Any additional to accommodate and any final public street improvements or 
stormwater LIDA facilities; and, 

b. 8-foot-wide public utility and any necessary slope easements, adjacent to SW Avery 
Street, SW Martinazzi Avenue, and SW Sagert Street including: 
i. A 10-foot-wide public utility easement centered on any water lateral extending 

onsite past the public utility easement adjacent to right-of-way; and, 
ii. Five feet of public utility easement surrounding water meters, backflow 

protection, and fire vaults; and 
iii. Reduced width of easements from standard due to existing right-of-way in excess 

of the Preferred half-street width as determined by the City Engineer; and, 
A9. The applicant must obtain: 

a. A National Pollution Discharge Elimination System (NPDES) 1200-CN Stormwater 
Discharge Permit from Clean Water Services as an agent of Oregon Department of 
Environmental Quality, and, 

b. ODOT Miscellaneous Permit 
c. Erosion Control, Public Works, and Water Quality Permits from the City of Tualatin. 

A10.  The applicant must submit a Final Site Plan Set (in PDF format) to the Planning Division that is 
in substantial conformance to the submitted site plans and includes: 

a. Tree Preservation Plan that corresponds to the Tree Assessment Report (submitted as 
Exhibit A3) that is drawn to scale that includes the location of all trees proposed for 
removal and preservation that are eight inches or more in diameter, all existing and 
proposed structures, all existing and proposed public and private improvements, and all 
existing public and private easements in accordance with TDC 33.110(4)(a). 

b. Private outdoor areas of 80 square feet or greater attached to each ground level unit, 
consistent with TDC 73A.200(1). 

c. Balcony areas of 48 square feet or greater provided for each above-ground unit, 
consistent with TDC 73A.200(2). 

d. Entry areas of 24 square feet or greater provided for each unit, or a minimum combined 
area of 1,392 square feet or greater for each multi-family building, consistent with TDC 
73A.200(3). 

e. Shared outdoor area of 72,000 square feet or greater with features consistent with TDC 
73A.200(4). 

f. Children’s play area of 36,000 square feet or greater with design features consistent 
with TDC 73A.200(5). 

g. Storage areas for each unit that are a minimum of: 36 square feet for two-bedroom 
units, and 48 square feet for three-bedroom or greater units, consistent with TDC 
73A.200(6). 
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f. Walkways that are a minimum of 6 feet in width; constructed of asphalt, concrete, 
pervious concrete, pavers, or grasscrete; and meet ADA standards at time of 
construction, consistent with TDC 73A.200(7). 

g. An accessway that is a minimum 8 feet in width; constructed of asphalt, concrete, 
pervious concrete, pavers, or grasscrete; meets ADA standards at time of construction; 
and connects the private on-site walkways to the public sidewalk or multiuse path on 
Boones Ferry Road, consistent with TDC 73A.200(7). The width may be reduced, as 
needed to accommodate right-of-way improvements and/or constraints, subject to 
approval by the City Engineer. 

h. The applicant shall provide detailed information including materials and colors proposed 
for the carports in compliance with TDC 73A.200(9). 

i. The applicant or property owner must submit scaled elevations illustrating that 
demonstrates compliance with TDC 73A.200(11). 

j. Trees identified for retention in Tree Assessment Report (Exhibit A3) must be identified 
on the grading plan, consistent with TDC 73B.080(3) and reflect the applicants Arborist 
report recommendations. Tree protection fencing and other preservation measures 
recommended by the Arborist should also be specified on the grading plan. 

k. The applicant shall provide and irrigation plan in compliance with 73B.080(5). 

l. The applicant must provide information that demonstrates compliance with site lighting 
requirements of TDC 73A.200(10)(b) and parking lot landscaping requirements of TDC 
73C.020(11). 

m. Parking space dimensional information conforming to TDC Appendix B Figure 73-1 must 
be provided.   

n. Where bicycle parking spaces are not located within a garage of a dwelling unit, the 
applicant must provide information that demonstrates compliance with 73.050 (2). 

o. The applicant shall provide additional information that demonstrates the abutting 
sidewalk to the existing driveways are at least 6-feet in width in compliance with TDC 
73C.130 (c). 

p. The applicant shall provide landscaping plans that illustrate clear vision requirements of 
TDC 73C.210 (2) are met. 

 

DURING CONSTRUCTION ACTIVITY: 

A11. The applicant must install the tree protection fencing consistent with the Tree Assessment 
Report submitted as Exhibit A3 and Section 73B.080(3). Please contact the Planning Division to 
schedule an inspection with a minimum of 48 hours’ notice. Where site conditions make grading 
or other similar encroachment upon a preserved tree's drip-line area, such grading or similar 
encroachment must only be permitted under the direction of a qualified arborist.  

 

PRIOR TO ISSUANCE OF CERTIFICATE OF OCCUPANCY AND/OR CERTIFICATE OF COMPLETION: 



Alden Apartments – Architectural Review 
November 30, 2022 
Page 54 of 54 

 
 

A12. The applicant must complete all the private stormwater and public improvements as shown on 
the approved permit plans. All improvements must also be accepted by the City in accordance 
with Tualatin Development Code (TDC) 74.120. 

A13. The applicant must submit paper and electronic as-builts of the Engineering permits along with 
maintenance bonds and any final fees for public and water quality improvements. 

A14. The applicant shall provide information that demonstrates compliance with TDC 73A.200 (10). 

A15. Areas impacted by grading and all areas not occupied by buildings, parking spaces, driveways, 
drive aisles, pedestrian areas, or undisturbed natural areas must be landscaped, pursuant to 
TDC 73B.030(1). 

A16. Areas impacted by grading and all areas not occupied by buildings, parking spaces, driveways, 
drive aisles, pedestrian areas, or undisturbed natural areas must be landscaped, pursuant to 
TDC 73B.030(1). 

A17. The applicant shall provide information that demonstrates compliance with parking lot design 
standards and construct any required improvements per TDC 73C.020. 

A18.  The applicant shall provide information that demonstrates the entire development meets the 
parking requirements 73C.100. 

A19. No vehicular parking, hedge, planting, fence, wall structure, or temporary/permanent physical 
obstruction is permitted between 30 inches and eight feet above the established height of the 
curb in the vision clearance area specified in TDC Figure 73-2 (Exhibit G). 

A20. The applicant shall follow the method of waste and recycling storage and pickup as described in 
the letter dated September 2, 2022 from Republic Services. 

 

THE FOLLOWING ITEMS APPLY TO THE SITE IN AN ON-GOING MANNER: 

A21. All mechanical equipment must be screened in accordance with TDC 73A.200(11)(c). Prior to 
approval of a mechanical permit, the applicant or property owner must submit scaled elevations 
illustrating that above-grade or on-grade equipment will be screened by parapet, sight-obscuring 
fence, landscaping, or other method. 

 
A22. All sign permits require separate sign permit approval per TDC Chapter 38. This approval does not 

constitute sign permit approval. 
 
A23. All site, building exterior, and landscaping improvements approved through the AR process must 

be continually maintained, so as to remain substantially similar to original approval through the 
AR process, except as permitted under TDC 33.020(7) (Modifications to Previously Approved Final 
Architectural Review Decisions). 

 
A24. All parking spaces shall be continuously maintained in compliance with the dimensional standards 

specified in TDC Figure 73-1 (Exhibit F). 
 
A25. No vehicular parking, hedge, planting, fence, wall structure, or temporary/permanent physical 

obstruction is permitted between 30 inches and eight feet above the established height of the 
curb in the vision clearance area specified in TDC Figure 73-2 (Exhibit G). 



 1 ALDEN APARTMENTS | 3J CONSULTING, INC. 

 

  

Table of Contents 
GENERAL INFORMATION ........................................................................................................................... 1 

SITE INFORMATION .................................................................................................................................... 2 

INTRODUCTION ........................................................................................................................................... 3 

APPLICANT'S REQUEST ......................................................................................................................... 3 

SITE DESCRIPTION/SURROUNDING LAND USE ................................................................................. 3 

PROPOSAL .............................................................................................................................................. 3 

NEIGHBORHOOD MEETING ................................................................................................................... 3 

APPLICABLE ZONING CODE CRITERIA .................................................................................................... 4 

CHAPTER 32 – PROCEDURES............................................................................................................... 4 

CHAPTER 33 - APPLICATIONS AND APPROVAL CRITERIA ............................................................... 5 

CHAPTER 42 - MEDIUM HIGH DENSITY RESIDENTIAL ZONE (RMH) ................................................ 9 

CHAPTER 73A - SITE DESIGN STANDARDS ...................................................................................... 11 

CHAPTER 73B - LANDSCAPING STANDARDS ................................................................................... 15 

CHAPTER 73C - PARKING STANDARDS ............................................................................................. 16 

CHAPTER 73D - WASTE AND RECYCLABLES MANAGEMENT STANDARDS ................................. 19 

CHAPTER 74 - PUBLIC IMPROVEMENT REQUIREMENTS ................................................................ 21 

CHAPTER 75 - ACCESS MANAGEMENT ............................................................................................. 30 

TUALATIN MUNICIPAL CODE ................................................................................................................... 31 

TITLE 3- UTILITIES AND WATER QUALITY ......................................................................................... 31 

CHAPTER 3-02 – SEWER REGULATIONS; RATES ............................................................................ 31 

CHAPTER 3-03 - WATER SERVICE ...................................................................................................... 31 

CHAPTER 3-05 - SOIL EROSION, SURFACE WATER MANAGEMENT, WATER QUALITY 
FACILITIES, AND BUILDING AND SEWERS ........................................................................................ 32 

SUMMARY AND CONCLUSION ................................................................................................................ 34 

 

Appendices 

Appendix A – Land Use Application and Title Report 

Appendix B – Land Use Plans-Architectural 

Appendix C – Land Use Plans- Civil 

Appendix D – Technical Reports and Service Provider Letters 

Appendix E – Pre-App Notes 

Appendix F – Neighborhood Meeting Materials 

Appendix G– Affidavit of Posting Public Notice 

 

GENERAL INFORMATION 

 

Property Owner and Applicant: 

 

CR Alden Communities, LLC 

444 West Beech St. Suite 300 

San Diego, CA  92101 

Contact: Matthew Moiseve 

Phone:  858-255-9006 

Email:  matm@colrich.com  

mailto:matm@colrich.com
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Planning Consultant: 

 

3J Consulting, Inc. 

9600 SW Nimbus Avenue, Suite 100 

Beaverton, OR 97008 

Contact:  Heather Austin, Senior Planner 

Phone:  503-946-9365 ext. 206 

Email:  heather.austin@3j-consulting.com  

 

SITE INFORMATION 

Parcel Number: 

Address: 

2S125BA00100 

7800 SW Sagert Street and 20400 SW Martinazzi Avenue 

Gross Site Area: 17.09 acres 

Zoning Designation: RMH (Medium High Density Residential) 

Existing Use: Apartment Complex 

Surrounding Zoning: The properties to the north are zoned CO (Commercial Office). The 

properties to the south are zoned RML (Medium Low Density 

Residential). The properties to the east are zoned RMH (I-205 

Freeway is along the eastern boundary of the site). The properties 

to the west are zoned RMH and RL (Low Density Residential).  

 

Street Classification: 

 

SW Sagert Street is classified as a minor arterial.  SW Martinazzi 

Avenue is classified as a minor collector.  SW Avery Street is 

classified as a local street. 

  

 

mailto:heather.austin@3j-consulting.com
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INTRODUCTION 

APPLICANT'S REQUEST 

Colrich California Construction, LLC (“the Applicant”) proposes an addition to the existing Alden 

Apartments site and seeks approval of a Type III Architectural Review Application.  In conjunction with 

the architectural review, the Applicant requests a Tree Removal Permit.  This narrative has been 

prepared to describe the proposed development and to document compliance with the relevant 

sections of Tualatin’s Development Code (TDC) and Municipal Code (TMC). This narrative describes 

the proposed development and demonstrates compliance with the relevant approval standards of 

the TDC and TMC. 

 

Architectural Reviews are evaluated under the Type III decision process. Tree Removal Permits require 

a Type II decision process that are processed concurrently with the Architectural Review process.  The 

Architectural Review Board will render the Type III decision after a public hearing on the application is 

held. 

SITE DESCRIPTION/SURROUNDING LAND USE 

The site is located at 7800 SW Sagert Street in the City of Tualatin.  The tax lot ID is 2S125BA00100.  

The zoning of the property is RMH (Medium High Density Residential).  The site is just over 17 acres in 

size and has frontage on SW Sagert Street (minor arterial), SW Martinazzi Avenue (minor collector) and 

SW Avery Street (local).  The site is developed with the Alden Apartments Complex 

site topography, surrounding zoning and uses, etc.   

PROPOSAL 

This land use application proposes a site addition to the existing Alden Apartments site.  The addition 

includes 45 new townhome units in 12 new buildings.  Two existing buildings are proposed for 

removal for a net gain of 10 buildings on the site.  The removal of 49 trees is proposed as part of the 

development application as described in the tree removal permit application. 
 

NEIGHBORHOOD MEETING 

The Applicant conducted a neighborhood meeting on August 10, 2022, to explain the proposed 

development and answer questions from the surrounding property owners. The submitted materials 

include the required documentation in Appendix F-Neighborhood Meeting Materials. 
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APPLICABLE ZONING CODE CRITERIA 

 

The following sections of the Tualatin Development Code and Tualatin Municipal Code have been 

extracted as they have been deemed to be applicable to the proposal. Following each bold applicable 

criteria or design standard, the Applicant has provided a series of draft findings. The intent of 

providing code and detailed responses and findings is to document, with absolute certainty, that the 

proposed development has satisfied the approval criteria for Architectural Review and Tree Permit 

applications. 

 

CHAPTER 32 – PROCEDURES 

TDC 32.010. - Purpose and Applicability.  [City code text omitted for brevity] 

 

Finding: This proposal includes a Multifamily Housing Project abutting a single-family district 

and therefore requires a Type III architectural review with the Architectural Review 

Board as the decision authority.  The proposed tree removal permit is a Type II but will 

be reviewed and decided by the Architectural Review Board in conjunction with the 

multifamily redevelopment.  This standard is met. 

 

TDC 32.110. - Pre-Application Conference.  [City code text omitted for brevity] 

 

Finding: A pre-application conference was held with City staff on March 9, 2022, in advance of 

the Neighborhood/Development Meeting and the application submittal.  This 

application is being submitted within 6 months of the pre-application conference.  The 

pre-application notes are included as Appendix E-Pre-Application Notes.  This 

standard is met. 

 

 TDC 32.120. - Neighborhood/Developer Meetings.  [City code text omitted for brevity] 

 

Finding: A Neighborhood/Developer Meeting was held on August 10, 2022, at the Tualatin 

Public Library at 6pm (weekday).  Notice of the meeting was posted at the site’s 

driveways on Sagert and Martinazzi and on Avery adjacent to the site and mailed 14 

calendar days prior to the meeting.  The Notice, sign-in sheet and meeting notes are 

included with this submittal in Appendix F- Neighborhood Meeting Materials.  This 

standard is met. 

 

TDC 32.130. - Initiation of Applications.  [City code text omitted for brevity] 

 

Finding: This application is being initiated by the property owner.  This standard is met. 

 

TDC 32.140. - Application Submittal.  [City code text omitted for brevity] 
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Finding: This submittal is on forms provided by the City and includes all required items, 

including Appendix A-Land Use Application and Title Report.  This standard is met. 

 

TDC 32.150. - Sign Posting.  [City code text omitted for brevity] 

 

Finding: The Neighborhood/Developer Meeting sign was posted on all 3 public rights-of-way 

adjacent to the property and was designed to meet city standards, as shown the 

pictures included with Appendix F- Neighborhood Meeting Materials.  The land use 

action sign will be similarly designed and posted once the application is submitted.  

This standard is met. 

 

TDC 32.160. - Completeness Review. 

 

Finding: The Applicant acknowledges the completeness review timeframes and process.  This 

standard is met. 

 

TDC 32.230. - Type III Procedure (Quasi-Judicial Review—Public Hearing). 

 

Finding: The Applicant acknowledges the Type III Procedure.  This standard is met. 

 

CHAPTER 33 - APPLICATIONS AND APPROVAL CRITERIA 

TDC 33.020. - Architectural Review. 

(2) Applicability. 

(a) The following types of development are subject to Architectural Review: 

(i) Any exterior modifications to improved or unimproved real property; 

(ii) Any remodeling that changes the exterior appearance of a building; 

(iii) Any site alteration which alters the topography, appearance or function of the 

site; and 

(iv) Any change in occupancy from single family use to commercial or industrial use. 

 

Finding: Architectural review is applicable to the proposed site addition.  This standard is met. 

 

(3) Types of Architectural Review Applications—Procedure Type.  

(g) Large Commercial, Industrial, and Multifamily Development. Development applications 

that propose any of the following are subject to Type III Review by the Architectural Review 

Board as the hearing body: 

(i) New Commercial Buildings 50,000 square feet and larger; 

(ii) New Industrial Buildings 150,000 square feet and larger; and 

(iii )New Multifamily Housing Projects with 100 units or more units (or any number 

of units abutting a single family district). 

 

Finding: The new multifamily units are within a project that has over 100 units and is abutting a 

single-family district and, therefore, the Type III Review by the Architectural Review 

Board is applicable.  This standard is met. 
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(4) Application Materials. The application must be on forms provided by the City. In addition to the 

application materials required by TDC 32.140 (Application Submittal), the following application 

materials are also required: 

(a) The project name and the names, addresses, and telephone numbers of the architect, 

landscape architect, and engineer on the project; 

(b) Existing conditions plan, site plan, grading plan, utility plan, landscape plan, and lighting 

plan all drawn to scale; 

(c) A building materials plan that includes a written description and image representation 

of facade, windows, trim, and roofing materials, colors, and textures; 

(d) Title report; and 

(e) A Service Provider Letter from Clean Water Services. 

 

Finding: This land use application includes all required submittal materials.  This standard is met. 

 

(5) Approval Criteria.  

(c) General Development. Applications for General Development must comply with the 

applicable standards and objectives in TDC Chapter 73A through 73G. 

(d) Large Commercial, Industrial, and Multifamily Development. Applications for Large 

Commercial, Industrial, and Multifamily Development must comply with the applicable 

standards and objectives in TDC Chapter 73A through 73G. 

 

Finding: This land use application includes all required submittal materials.  Compliance with 

applicable standards is addressed further in this narrative.  This standard is met. 

 

(6) Conditions of Approval. 

(a) Architectural Review decisions may include conditions of approval that apply restrictions 

and conditions that: 

(i) Implement identified public facilities and services needed to serve the proposed 

development; 

(ii) Implement identified public facilities and services needed to be altered or 

increased attributable to the impacts of the proposed development; and 

(iii) Implement the requirements of the Tualatin Development Code. 

(b) Types of conditions of approval that may be imposed include, but are not limited to: 

(i) Development Schedule. A reasonable time schedule placed on construction 

activities associated with the proposed development, or portion of the development. 

(ii) Dedications, Reservation. Dedication or reservation of land, or the granting of an 

easement for park, open space, rights-of-way, bicycle or pedestrian paths, Greenway, 

Natural Area, Other Natural Area, riverbank, the conveyance of title or easements 

to the City or a non-profit conservation organization, or a homeowners' association. 

(iii) Construction and Maintenance Guarantees. Security from the property owners 

in such an amount that will assure compliance with approval granted. 

(iv) Plan Modifications. Changes in the design or intensity of the proposed 

development, or in proposed construction methods or practices, necessary to assure 

compliance with this chapter. 

https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH32PR_TDC_32.140APSU
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73ASIDEST
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73GMAWAST
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73ASIDEST
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73GMAWAST
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(v) Other Approvals. Evaluation, inspections or approval by other agencies, 

jurisdictions, public utilities, or consultants, may be required for all or any part of 

the proposed development. 

(vi) Access Limitation. The number, location and design of street accesses to a 

proposed development may be limited or specified where necessary to maintain the 

capacity of streets to carry traffic safely, provided that sufficient access to the 

development is maintained. 

 

Finding: The Applicant acknowledges that an Architectural Review decision may include 

conditions of approval.  This standard is met. 

 

TDC 33.110. - Tree Removal Permit/Review. 

(3) Procedure Type. Tree Removal Permit applications are subject to Type II Review in 

accordance with TDC Chapter 32. Tree Removal Permit applications submitted with an 

Architectural Review, Subdivision, or Partition application will be processed in conjunction 

with the Architectural Review, Subdivision, or Partition decision. 

 

Finding: This architectural review submittal includes application for a tree removal permit.  This 

standard is met. 

 

(4) Specific Submittal Requirements. In addition to the general submittal requirements in 

TDC 32.140 (Application Submittal), an applicant must submit the following: 

(a) Tree Preservation Plan. A tree preservation plan drawn to scale must include: 

(i) The location, size, species, and tag identification number of all trees on-site 

eight inches or more in diameter; 

(ii) All trees proposed for removal and all trees proposed to be preserved; 

(iii) All existing and proposed structures; 

(iv) All existing and proposed public and private improvements; and 

(v) All existing public and private easements. 

(b) Tree Assessment Report. A tree assessment prepared by a certified arborist must 

include: 

(i) An analysis as to whether trees proposed for preservation may be preserved 

in light of the development proposed, are healthy specimens, and do not pose 

an imminent hazard to persons or property if preserved; 

(ii) An analysis as to whether any trees proposed for removal could reasonably 

be preserved in light of the development proposed and health of the tree; 

(iii) a statement addressing the approval criteria set forth in TDC 33.110(5); 

(iv) the name, contact information, and signature of the arborist preparing the 

report; and 

(v) The tree assessment report must have been prepared and dated no more 

than one calendar year preceding the date the development or Tree Removal 

Permit application is deemed complete by the City. 

(c) Tree Tags. All trees on-site must be physically identified and numbered in the field 

with an arborist-approved tagging system that corresponds to the Tree Preservation 

Plan and Tree Assessment Report. 

 

https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH32PR
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH32PR_TDC_32.140APSU
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH33APAPCR_TDC_33.110TRREPERE
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Finding: This land use application includes a tree preservation plan and tree assessment report, 

included in Appendix D.1- Arborist Report and meeting the criteria of this section.  This 

standard is met. 

 

(5) Approval Criteria. 

(a) An applicant must satisfactorily demonstrate that at least one of the following 

criteria are met: 

(i) The tree is diseased and: 

(A) The disease threatens the structural integrity of the tree; or 

(B) The disease permanently and severely diminishes the esthetic value 

of the tree; or 

(C) The continued retention of the tree could result in other trees being 

infected with a disease that threatens either their structural integrity or 

esthetic value. 

(ii) The tree represents a hazard which may include but not be limited to: 

(A) The tree is in danger of falling; or 

(B) Substantial portions of the tree are in danger of falling. 

(iii) It is necessary to remove the tree to construct proposed improvements 

based on Architectural Review approval, building permit, or approval of a 

Subdivision or Partition Review. 

(b) If none of the conditions in TDC 33.110(5)(a) are met, the certified arborist must 

evaluate the condition of each tree. 

(i) Evergreen Trees. An evergreen tree which meets any of the following criteria 

as determined by a certified arborist will not be required to be retained: 

(A) Trunk Condition—extensive decay and hollow; or 

(B) Crown Development—unbalanced and lacking a full crown; 

(ii) Deciduous Trees. A deciduous tree which meets any of the following criteria 

as determined by a certified arborist will not be required to be retained: 

(A) Trunk Condition—extensive decay and hollow; 

(B) Crown Development—unbalanced and lacking a full crown; or 

 (C) Structure—Two or more dead limbs. 

 

 

 

Finding: Removal of 35 of the 49 regulated trees planned for removal is necessary to construct 

proposed improvements.  The tree preservation plan included in Appendix D.1-Arborist 

Report of this submittal, shows that these trees are within the footprint of proposed 

buildings, drive aisles, sidewalks and retaining walls or within areas of required grading 

with severe impacts within critical root zones.  The other 14 regulated trees planned for 

removal are all deciduous trees with poor crown development or poor structure 

including 13 invasive species trees and one 29-inch diameter silver maple, tree #1122, 

which is in poor condition with very poor structure including multiple upright leaders, a 

history of branch failure and numerous epicormic sprouts.  The following table provides 

a summary of the number of inventoried trees planned for retention and removal.  This 

standard is met. 

https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH33APAPCR_TDC_33.110TRREPERE
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(6) Emergencies. [City code text omitted for brevity] 

 

Finding: There are no tree emergencies identified with this submittal and therefore this standard 

is not applicable.   

 

(7) Conditions of Approval. Any tree required to be retained must be protected in accordance 

with the TDC 73B and 73C. 

 

Finding: All retained trees will be protected as identified in Appendix D.1-Arborist Report, and 

the Tree Inventory and Protection Plan, Sheet C110 of Appendix C- Land Use Plans-Civil.  

This standard is met. 

 

(8) Permit Expiration. A Tree Removal Permit is valid for one year from the date of issue. A Tree 

Removal Permit approved in conjunction with an Architectural Review, Subdivision, or 

Partition decision is valid as provided in the terms of the Architectural Review, Subdivision, or 

Partition decision. 

 

Finding: The Applicant acknowledges the approval timeline.  This standard is met. 

 

(9) Tree removal in violation of Zone Standards. [City code text omitted for brevity] 

 

Finding: This proposal does not include tree removal in violation of Zone Standards and 

therefore this standard is not applicable. 

CHAPTER 42 - MEDIUM HIGH DENSITY RESIDENTIAL ZONE (RMH) 

TDC 42.200. - Use Categories. 

(1) Use Categories. Table 42-1 lists use categories Permitted Outright (P) or Conditionally Permitted 

(C) in the RMH zone. Use categories may also be designated as Limited (L) and subject to the 

limitations listed in Table 42-1 and restrictions identified in TDC 42.210. Limitations may restrict 

the specific type of use, location, size, or other characteristics of the use category. Use categories 

which are not listed are prohibited within the zone, except for uses which are found by the City 

Manager or appointee to be of a similar character and to meet the purpose of this zone, as 

provided in TDC 31.070. 

 

TDC 42.220. - Housing Types. 

https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73BLAST
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73CPAST
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH42MEHIDEREZORM_TDC_42.210ADLIUS
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH31GEPR_INGE_TDC_31.070INCOPR
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Table 42-2 lists Housing Types permitted in the RMH zone. Housing types may be Permitted Outright 

(P), Conditionally Permitted (C), or Not Permitted (N) in the RMH zone. 
 

Finding: This application proposes multi-family structures, which are permitted outright in the 

RMH zoning district.  This standard is met. 

 

TDC 42.300. - Development Standards. 

Development standards in the RMH zone are listed in Table 42-3. Additional standards may apply to 

some uses and situations, see TDC 42.310. 

Table 42-3 Development Standards in the RMH Zone 

 STANDARD REQUIREMENT LIMITATIONS AND CODE REFERENCES 

Maximum Density-

Household Living Uses 

Maximum: 15 units per 

acre 

Minimum: 11 units per 

acre 

 

Min. Lot Size- Multi-

Family Structure and 

Duplex (1+ acre site) 

2,904 square feet per 

unit 

 

Mini. Avg. Lot Width 

Multi-Family Structure 

75 feet May be 40 feet on a cul-de-sac street. 

Min. Front Setback Minimum setback to a garage door 

must be 20 feet. 

 • 1 story structure 

 • 1.5 story structure 

 • 2 story structure 

 • 2.5 story structure 

20 feet 

25 feet 

30 feet 

35 feet 

Min. Side and Rear Setback Where living spaces face a side yard, 

the minimum setback must be 20 

feet 
 • 1 story structure 

 • 1.5 story structure 

 • 2 story structure 

 • 2.5 story structure 

5 feet 

7 feet 

10 feet 

12 feet 

Min. Distance Between 

Buildings w/in One 

Development 

10 feet For Townhouses (or Rowhouse), 

determined through the 

Architectural Review process. 

Parking and Vehicle 

Circulation Areas 

10 feet 

Max. height- All Uses 35 feet May be increased to a maximum of 

50 feet with a conditional use permit, 

if all setbacks are not less than 1½ 

times the height of the building. 

Max. Lot Coverage 40% 
 

https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH42MEHIDEREZORM_TDC_42.310PRINREYA
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH1RE
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH1RE
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH1RE
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH1RE
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH1RE
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH1RE
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH1RE
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH1RE
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Finding: The addition of 30 dwelling units on this site will result in a total number of 240 dwelling 

units on 17.09 acres, or 14.04 dwelling units per acre, falling between the minimum of 

11 and maximum of 15.  The 3,102 square feet per dwelling unit on this site exceeds the 

minimum of 2,904 square feet per unit.  As demonstrated on the submitted site plan, 

Sheet C601 of Appendix C- Land Use Plans-Civil, all required setbacks are met.  The new 

structures will be 35 feet in height, not exceeding the maximum.  As shown on Sheet A1 

Appendix B- Land Use Plans-Architectural, total lot coverage is 12%, below the 

maximum of 40%.  This standard is met. 

 

TDC 42.310. - Projections Into Required Yards. 

The following architectural features may project into a required front or rear yard setback area not 

more than three feet, and into a required side yard not more than two feet: cornices, eaves, 

canopies, decks, sun-shades, gutters, chimneys, flues, belt courses, leaders, sills, pilasters, lintels, 

ornamental features, and other similar architectural features. 

 

TDC 42.320. - Density Bonus or Setback Reduction for Developments Adjacent to Greenways and 

Natural Areas. 

 

Finding: This application does not propose any projections into required yards.  This application 

does not include a request for density bonus or setback reduction for developments 

adjacent to Greenways and Natural Areas.  As such, these standards are not applicable. 

CHAPTER 73A - SITE DESIGN STANDARDS 

TDC 73A.200. - Multi-Family Design Standards 

The following standards are the minimum standards for all other residential development in all 

zones that does not meet the definition of single-family dwelling, duplex, townhouse, triplex, 

quadplex, or cottage cluster or is 5 or more dwelling units. These standards do not apply to 

development in the Central Design District and Mixed Use Commercial (MUC) zone, which have 

separate standards and may be less than the minimums provided below. 

(1) Private Outdoor Areas. Multi-family uses must provide private outdoor area features as follows: 

(a) A separate outdoor area of not less than 80 square feet must be attached to each ground 

level dwelling unit; and 

(b) The private outdoor area must be separated from common outdoor areas with walls, 

fences or shrubs. 

 

Finding: Each of the two-bedroom townhome units includes a ground-floor, private open area 

of 157 square feet, including the required 24 square foot entry area required by 

subsection (3), below.  Each of the three-bedroom townhome units includes a ground-

floor, private open area of 103 square feet, including the required 24 square foot entry 

area required by subsection (3), below.  These ground-floor private open areas are 

shown on Sheets A12 and A13 of Appendix B- Land Use Plans-Architectural.  This 

standard is met. 
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(2) Balconies, Terraces, and Loggias. Multi-family uses must provide balconies, terraces, and loggias 

features as follows: 

(a) A separate outdoor area of not less than 48 square feet in the form of balconies, terraces, 

or loggias must be provided for each unit located above the ground level. 

 

Finding: Though each of the 45 proposed units are ground-level, they do include second-story 

decks.  Two-bedroom unit decks are 64 square feet and three-bedroom unit decks are 

75 square feet, as shown on Sheets A12 and A13 of Appendix B- Land Use Plans-

Architectural. This standard, although not strictly applicable, is met. 

 

(3) Entry Areas. Multi-family uses must provide entry area features as follows: 

(a) A private main entry area must be provided as a private extension of each dwelling unit; 

(b) The entry area must be separated from on-site parking areas and public streets with 

landscaping, change of grade, low fences, or walls; 

(c) The entry area must be a minimum of 24 square feet in area for each dwelling unit; and 

(d) The entry area may be combined to serve more than one unit as determined by the City. 

 

Finding: As discussed above, entry areas meeting this standard are shown on Sheets A12 and 

A13 of Appendix B- Land Use Plans-Architectural.  This standard is met. 

 

(4) Shared Outdoor Areas. Multi-family uses must provide shared outdoor area features as follows: 

(a) Must provide year round shared outdoor areas for both active and passive recreation; 

(b)The shared outdoor area must be a minimum of: 

(i) Three hundred square feet per dwelling unit; or 

(ii) Four hundred fifty square feet per dwelling unit for 55 and older communities. 

(c) Gazebos and other covered spaces are encouraged to satisfy this requirement; 

(d) The shared outdoor area must be separated from all entryway and parking areas with a 

landscaped transition area measuring a minimum of ten feet wide; 

(e) The shared outdoor area must have controlled access from off-site as well as from on-

site parking and entrance areas with a minimum 4-foot high fence, wall, or landscaping; and 

(f) The shared outdoor area standard does not apply to any development with less than 12 

dwelling units. 

 

Finding: The existing Alden Apartments development has shared outdoor areas meeting these 

criteria that will be maintained.  The 240 total units requires 72,000 square feet of 

outdoor area.  At build out, Alden Apartments will provide 83,776 square feet of shared 

outdoor areas in compliance with these criteria, as shown on Sheet A1 of Appendix B- 

Land Use Plans-Architectural.  This standard is met. 

 

(5) Children's Play Areas. Multi-family uses must provide children's play area features as follows: 

(a) The children's play area must be a minimum of 150 square feet per dwelling unit; 

(b) The children's play area must provide a separation from all entryway and parking areas 

with a landscaped transition area measuring a minimum of ten feet wide; 

(c) The children's play area must have controlled access to shared outdoor areas from off-

site as well as from on-site parking and entrance areas with a minimum 4-foot high fence, 

wall, or landscaping; and 
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(d) The children's play area must provide a usable floor surface (material such as lawn, 

decks, wood chips, sand and hard surface materials qualify); and 

(e) The children's play area standard does not apply to: 

(i) Duplexes and townhouses; 

(ii) Fifty-five and older communities; and 

(iii) Any development with less than 12 dwelling units. 

 

Finding: As shown on Sheet A1 of Appendix B- Land Use Plans-Architectural, a minimum of 

36,000 square feet of children’s play area meeting these design standards will be 

provided at full build out.  This standard is met. 

 

(6) Storage. Multi-family uses must provide storage features as follows: 

(a) Enclosed storage areas are required for each unit. 

(i) Garages do not satisfy the storage requirements. An enclosed storage area may 

be located within the garage of the individual unit. Enclosed storage areas may also 

be located within commonly accessible shared garage. 

(b) Each storage area must be a minimum of six feet in height and have a minimum floor 

area of: 

(i) 24 square feet for studio and one bedroom units; 

(ii) 36 square feet for two bedroom units; and 

(iii) 48 square feet for greater than two bedroom units. 

 

Finding: Each of the proposed 45 units is provided with enclosed storage, 40 square feet for the 

2-bedroom units and 49 square feet for the 3-bedroom units, as shown on Sheets A12 

and A13 of Appendix B- Land Use Plans-Architectural.  This standard is met. 

 

(7) Walkways. Multi-family uses must provide walkways as follows: 

(a) Walkways for duplexes and townhouses must be a minimum of three feet in width; 

(b) All other multi-family development must have walkways of a minimum of six feet in 

width; 

(c) Walkways must be constructed of asphalt, concrete, pervious concrete, pavers, or 

grasscrete. Gravel or bark chips are not acceptable; and 

(d) The walkways must meet ADA standards applicable at time of construction or alteration. 

 

Finding: As shown on Sheet C601 of Appendix C- Land Use Plans-Civil, the walkways are a 

minimum of 6 feet in width, are constructed of concrete and meet ADA standards.  This 

standard is met. 

 

(8) Accessways. 

(a) When Required. Accessways are required to be constructed when a multi-family 

development is adjacent to any of the following: 

(i) Residential property; 

(ii) Commercial property; 

(iii) Areas intended for public use, such as schools and parks; and 

(iv) Collector or arterial streets where transit stops or bike lanes are provided or 

designated. 



 14 ALDEN APARTMENTS | 3J CONSULTING, INC. 

 
 
 

(b) Design Standard. Accessways must meet the following design standards: 

(i) Accessways must be a minimum of eight feet in width; 

(ii) Public accessways must be constructed in accordance with the Public Works 

Construction Code; 

(iii) Private accessways must be constructed of asphalt, concrete, pavers or 

grasscrete. Gravel or bark chips are not acceptable; 

(iv) Accessways must meet ADA standards applicable at time of construction or 

alteration; 

(v) Accessways must be provided as a connection between the development's 

walkway and bikeway circulation system; 

(vi) Accessways must not be gated to prevent pedestrian or bike access; 

(vii) Outdoor Recreation Access Routes must be provided between the development's 

walkway and bikeway circulation system and parks, bikeways, and greenways where 

a bike or pedestrian path is designated; and 

(viii) Must be constructed, owned and maintained by the property owner. 

(c) Exceptions. [City code text omitted for brevity] 

 

Finding: The additional structures being added to this site are internal to the Alden Apartments 

and do not impact any areas where accessways would be required.  As such, this 

standard is not applicable. 

 

(9) Carports and Garages. Multi-family uses must provide Carports and Garage features as follows: 

(a) The form, materials, color, and construction must be compatible with the complex they 

serve. 

 

Finding: Carports are shown on the Overall Site Plan, Sheet C600 of Appendix C-Land Use Plans-

Civil, adjacent to some of the existing apartment units.  The design is shown on Sheet 

A11 of Appendix B-Land Use Plans-Architectural.    The carports are compatible with the 

complex in that the form matches the modern townhouse/multi-family design, 

materials and color reflect those utilized on the multi-family buildings and construction 

will occur concurrently for the townhomes and carports.  This standard is met. 

 

(10) Safety and Security. Multi-family units must provide safety and security features as follows: 

(a) Private outdoor areas must be separated from shared outdoor areas and children's play 

areas with a minimum 4-foot high fence, wall, or landscaping; 

(b) An outdoor lighting system that does not produce direct glare on adjacent properties and 

without shining into residential units, public rights-of-way, or fish and wildlife habitat areas; 

and 

(c) Building identification must be provided consistent with the Oregon Fire Code. 

 

Finding: As shown on Sheets A2, A3, A5 and A10 of Appendix B-Land Use Plans-Architectural, the 

private outdoor areas are separated by a minimum 4-foot-high wall.  Photometrics 

demonstrating that outdoor lighting will be directed at pathways and other appropriate 

areas and will not produce direct glare on adjacent properties or shine into residential 

units, public right-of-way or fish and wildlife habitat areas are included as Appendix D.2-
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Photometrics.  Building identification will be provided consistent with the Oregon Fire 

Code, as reviewed, approved and inspected with the building permit.  This standard is 

met. 

 

(11) Service, Delivery and Screening. Multi-family uses must provide service, delivery, and screening 

features as follows: 

(a) Provisions for postal delivery must be made consistent with US Postal Service regulations 

conveniently located and efficiently designed for residents; 

(b) Pedestrian access from unit entries to postal delivery areas, shared activity areas, and 

parking areas must be provided via accessways; and 

(c) Above grade and on-grade electrical and mechanical equipment such as transformers, 

heat pumps and air conditioners must be screened with sight obscuring fences, walls or 

landscaping. 

 

CHAPTER 73B - LANDSCAPING STANDARDS 

TDC 73B.020. - Landscape Area Standards Minimum Areas by Use and Zone.  

The following are the minimum areas required to be landscaped for each use and zone: 

 

 

TDC 73B.030. - Additional Minimum Landscaping Requirements for Multi-Family Residential 

Uses. 

(1) General. In addition to requirements in TDC 73B.020, Multi-Family Residential Uses must comply 

with the following additional standards. 

(a) All areas not occupied by buildings, parking spaces, driveways, drive aisles, pedestrian 

areas, or undisturbed natural areas must be landscaped. 

(i) This standard does not apply to areas subject to the Hedges Creek Wetlands 

Mitigation Agreement. 

 

Finding: All areas of the Alden Apartments site that are not occupied by buildings, parking 

spaces, driveways, drive aisles, pedestrian areas, or undisturbed natural areas are or 

will be landscaped at the conclusion of construction of this site addition in a way similar 

to the existing site, as demonstrated in Appendix D.3-Landscaping Plans.  This standard 

is met. 

 

TDC 73B.080. - Minimum Landscaping Standards for All Zones.  

The following are minimum standards for landscaping for all zones.  

Finding: Provisions for postal delivery will be coordinated with the US Postal Service.  Pedestrian 

access from each unit entry to the postal delivery areas, shared activity areas and 

parking areas is provided via accessways, as shown on Sheet C601 of Appendix C-Land 

Use Plans-Civil.  All equipment will be screened from view by being located on the side 

or rear of the buildings and with landscaping, as shown on Sheets A6 and A7 of 

Appendix B-Land Use Plans-Architectural.  This standard is met. 

Finding: There is no minimum area requirement in the RMH zone for permitted uses, including 

this multi-family development.  This standard is met. 

https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73BLAST_TDC_73B.020LAARSTMIARUSZO
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[City code text omitted for brevity] 

 

Finding: Appendix D.3-Landscaping Plans, demonstrates compliance with the landscaping 

requirements.  The landscaping is planned and will be installed so as to be fully ground-

covering in 3 years, of appropriate materials and maintainable as directed.    Tree 

preservation is identified in Appendix D.1-Arborist Report.  The landscape plan does not 

include fences.  Grading, irrigation and re-vegetation area all proposed to meet these 

criteria.  This standard is met. 

 

TDC 73B.090. - Minimum Standards Trees and Plants. 

The following minimum standards apply to the types of landscaping required to be installed for all 

zones. [City code text omitted for brevity] 

 

Finding: Appendices D.1-Arborist Report and D.3-Landscaping Plans demonstrate compliance 

with the minimum standards for installation of trees, shrubs, groundcover and lawns.  

This standard is met. 

CHAPTER 73C - PARKING STANDARDS 

TDC 73C.010. - Off-Street Parking and Loading Applicability and General Requirements. 

Applicability. Off-street parking and loading is required to be provided by the owner and/or 

developer, in all zones, whenever the following occurs: 

(a) Establishment of a new structure or use; 

(b) Change in use; or 

(c) Change in use of an existing structure. 

(2) General Requirements. Off-street parking spaces, off-street vanpool and carpool parking spaces, 

off-street bicycle parking, and off-street loading berths must be as provided as set forth in 

TDC 73C.100, unless greater requirements are otherwise established by the conditional use permit 

or the Architectural Review process. 

(a) The following apply to property and/or use with respect to the provisions of TDC 73C.100: 

(i) The requirements apply to both the existing structure and use, and enlarging a 

structure or use; 

(ii) The floor area is measured by gross floor area of the building primary to the 

function of the particular use of the property other than space devoted to off-street 

parking or loading; 

(iii) Where employees are specified, the term applies to all persons, including 

proprietors, working on the premises during the peak shift; 

(iv) Calculations to determine the number of required parking spaces and loading 

berths must be rounded to the nearest whole number; 

(v) If the use of a property changes, thereby increasing off-street parking or loading 

requirements, the increased parking/loading area must be provided prior to 

commencement of the new use; 

(vi) Parking and loading requirements for structures not specifically listed herein 

must be determined by the City Manager, based upon requirements of comparable 

uses listed; 

https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73CPAST_INGE_TDC_73C.100OREPAMIMARE
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73CPAST_INGE_TDC_73C.100OREPAMIMARE
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(vii) When several uses occupy a single structure, the total requirements for off-

street parking may be the sum of the requirements of the several uses computed 

separately or be computed in accordance with TDC 73.370(1)(m), Joint Use Parking; 

(viii) Off-street parking spaces for dwellings must be located on the same lot with 

the dwelling. Other required parking spaces may be located on a separate parcel, 

provided the parcel is not greater than five hundred (500) feet from the entrance to 

the building to be served, measured along the shortest pedestrian route to the 

building. The applicant must prove that the parking located on another parcel is 

functionally located and that there is safe vehicular and pedestrian access to and 

from the site. The parcel upon which parking facilities are located must be in the 

same ownership as the structure; 

(ix) Required parking spaces must be available for the parking of operable passenger 

automobiles of residents, customers, patrons and employees and must not be used 

for storage of vehicles or materials or for the parking of trucks used in conducting 

the business; 

(x) Institution of on-street parking, where none is previously provided, must not be 

done solely for the purpose of relieving crowded parking lots in commercial or 

industrial zones; 

(xi) Required vanpool and carpool parking must meet the 9-foot parking stall 

standards in Figure 73-1 and be identified with appropriate signage; 

(xii) Where uses are mixed in a single building, parking must be a blend of the ratio 

required less ten percent for the minimum number of spaces. The maximum number 

of spaces must be ten percent less than the total permitted maximum for each use; 

and 

(xiii) If the applicant demonstrates that too many or too few parking spaces are 

required, applicant may seek a variance from the minimum or maximum by 

providing evidence that the particular use needs more or less than the amount 

specified in this Code. 

 

Finding: The total amount of parking proposed at full build-out meets the code requirement for 

the entire site, the existing apartments and the new townhouse-style apartments.  No 

joint-use parking is proposed.  Parking calculations are rounded up to the nearest 

whole.  Required parking spaces will be available for operable passenger vehicles, as 

ensured by the property management team.  These parking-related standards are met. 
 

 

TDC 73C.020. - Parking Lot Design Standards. 

A parking lot, whether an accessory or principal use, intended for the parking of automobiles or 

trucks, must comply with the following: [City code text omitted for brevity] 

 

Finding: There are no new parking lots proposed with this site re-development.  Each of the units 

will have two parking spaces within an attached garage.  This standard is not applicable 

to the proposed addition to this site. 

 

TDC 73C.050. - Bicycle Parking Requirements and Standards. 

(1) Requirements. Bicycle parking facilities must include: [City code text omitted for brevity] 
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Finding: TDC 73C.100 exempts multi-family dwellings where garages are provided as an integral 

element of a unit from providing bicycle parking and as such, no bicycle parking is 

required. 

 

TDC 73C.100. - Off-Street Parking Minimum/Maximum Requirements. 

(1) The following are the minimum and maximum requirements for off-street motor vehicle parking 

in the City, except these standards do not apply in the Core Area Parking District. The Core Area 

Parking District standards are in TDC 73C.110. 

  

USE 

MINIMUM 

MOTOR VEHICLE 

PARKING 

MAXIMUM 

MOTOR 

VEHICLE 

PARKING 

BICYCLE PARKING 

PERCENTAGE OF 

BICYCLE PARKING 

TO BE COVERED 

(a) Residential Uses 

(viii) Multi-family 

dwellings in 

complexes with 

private internal 

driveways 

1.0 space/studio, 

1.25 space/1 

bedroom, 

1.50 space/2 

bedroom, 

1.75 space/3= 

bedroom 

None 

Developments with five or more 

units; none required if a garage is 

provided as an integral element 

of a unit; otherwise 1.00 space 

per unit 

100 

 

 

Finding: Each of the 45 proposed townhome units contain two motor vehicle parking spaces in 

an attached garage.  At full build-out, as identified on Sheet A1 of Appendix B-Land Use 

Plans-Architectural, the Alden Apartments site will contain 442 parking spaces, far 

exceeding the code requirement of 361: 

65 3br units*1.75 + 111 2br units*1.5 + 64 1br units*1.25 =  

113.75 (114) + 166.5 (167) + 80 = 361 required parking spaces. 

The proposal meets the parking requirement for the additional townhouse-style units 

and meets the overall parking requirements for the site.  This standard is met. 

 

TDC 73C.130. - Parking Lot Driveway and Walkway Minimum Requirements. 

Parking lot driveways and walkways must comply with the following requirements: 

(1) Residential Use. Minimum requirements for residential uses: 

(c) Ingress and egress for multi-family residential uses must not be less than the following: 

[City code text omitted for brevity] 

  

Finding: No changes are proposed to the two existing driveways, one to Martinazzi and one to 

Sagert.  The proposed units will utilize the same driveways utilized by the current 

residents.  This standard is met. 

 

PARKING LOT LANDSCAPING 

https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73CPAST_INGE_TDC_73C.110COARPADIMIPARE
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TDC 73C.200. - Parking Lot Landscaping Standards 

TDC 73C.210. - Multi-Family Parking Lot Landscaping Requirements. 

Multi-family residential uses (as defined in TDC 31.060) must comply with the following landscaping 

requirements for parking lots in all zones: 

[City code text omitted for brevity] 

 

Finding: No parking lots are proposed with the addition of these units as all new parking is 

provided in attached garages.  This standard is not applicable. 

CHAPTER 73D - WASTE AND RECYCLABLES MANAGEMENT STANDARDS 

TDC 73D.020. - Design Methods. 

An applicant required to provide mixed solid waste and source separated recyclables storage areas 

must comply with one of following methods: 

(1) The minimum standards method in TDSC 73D.030; 

(2) The waste assessment method in TDC 73D.040; 

(3) The comprehensive recycling plan method in TDC 73D.050; or 

(4) The franchised hauler review method in TDC 73D.060. 

 

Finding: This proposal provides mixed solid waste and source separated recyclables storage 

areas in compliance with the minimum standards method, as detailed below and 

supported by Appendix D.4-Republic Services Service Provider Letter.  This standard is 

met. 

 

TDC 73D.030. - Minimum Standards Method. 

This method specifies a minimum storage area requirement based on the size and general use 

category of the new or expanded development. This method is most appropriate when specific use 

of a new or expanded development is not known. It provides specific dimensional standards for the 

minimum size of storage areas by general use category. 

(1) The size and location of the storage area(s) must be indicated on the site plan. Requirements are 

based on an assumed storage area height of four feet for mixed solid waste and source separated 

recyclables. Vertical storage higher than four feet, but no higher than seven feet may be used to 

accommodate the same volume of storage in a reduced floor space (potential reduction of 43 

percent of specific requirements). Where vertical or stacked storage is proposed, submitted plans 

must include drawings to illustrate the layout of the storage area and dimensions for containers. 

(2) The storage area requirement is based on uses. If a building has more than one use and that use 

occupies 20 percent or less of the gross leasable area (GLA) of the building, the GLA occupied by that 

use must be counted toward the floor area of the predominant use(s). If a building has more than 

one use and that use occupies more than 20 percent of the GLA of the building, then the storage 

area requirement for the whole building must be the sum of the area of each use. Minimum storage 

area requirements by use is as follows: 

(a) Common wall residential five to ten units must provide 50 square feet. 

(b) Common wall residential greater than ten units must provide 50 square feet plus an (additional 

five square feet per unit above ten. 

(3) Mixed solid waste and source separated recyclables storage areas for multiple tenants on a 

single site may be combined and shared. 

 

https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH31GEPR_INGE_TDC_31.060DE
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73DWAREMAST_TDC_73D.030MISTME
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73DWAREMAST_TDC_73D.040WAASME
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73DWAREMAST_TDC_73D.050COREPLME
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73DWAREMAST_TDC_73D.060FRHAREME
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Finding: Appendix D.4-Republic Services Service Provider Letter demonstrates that storage is 

proposed for each individual dwelling unit.  An 18-square-foot storage area is proposed 

for each unit.  Therefore, for a 3-unit building, the total size of storage is 54 square feet 

and for a 4-unit building, the total size of storage is 72 square feet, both of which exceed 

the 50 square foot minimum for common wall residential.  This standard is met. 

 

TDC 73D.070. - Location, Design and Access Standards. 

The following location, design, and access standards are applicable to all storage areas: 

(1) Location Standards. 

(a) The storage area for source separated recyclables may be collocated with the storage 

area for mixed solid waste. 

(b) Storage area space requirements can be satisfied with a single location or multiple 

locations, and can combine both interior and exterior locations. 

(c) Exterior storage areas must: 

(i) Be located in central and visible locations on the site to enhance security for users; 

(ii) Be located in a parking area; and 

(iii) Not be located within a required front yard setback or in a yard adjacent to a 

public or private street. 

(2) Design Standards. 

(a) The dimensions of the storage area must accommodate containers consistent with 

current methods of local collection at time of construction or alteration. 

(b) Indoor and outdoor storage areas must comply with Oregon Building and Fire Code 

requirements. 

(c) Exterior storage areas must be enclosed by a sight obscuring fence or wall at least six 

feet in height. 

(d) Evergreen plants must be placed around the enclosure walls, excluding the gate or 

entrance openings for common wall, commercial, and institutional developments. 

(e) Gate openings for haulers must be a minimum of ten feet wide and must be capable of 

being secured in a closed and open position. 

(f) Horizontal clearance must be a minimum of ten feet and a vertical clearance of eight feet 

is required if the storage area is covered. 

(g) A separate pedestrian access must also be provided in common wall, commercial, and 

institutional developments. 

(h) Exterior storage areas must have either a concrete or asphalt floor surface. 

(i) Storage areas and containers must be clearly labeled to indicate the type of material 

accepted. 

(3) Access Standards. 

(a) Storage areas must be accessible to users at convenient times of the day, and to hauler 

personnel on the day and approximate time they are scheduled to provide hauler service. 

(b) Storage areas must be designed to be easily accessible to hauler trucks and equipment, 

considering paving, grade, gate clearance and vehicle access. 

(c) Storage areas must be accessible to hauler trucks without requiring backing out of a 

driveway onto a public street. If only a single access point is available to the storage area, 

adequate turning radius must be provided to allow hauler trucks to safely exit the site in a 

forward motion. 

(d) Storage areas must located so that pedestrian and vehicular traffic movement are not 

obstructed on site or on public streets adjacent to the site. 
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(e) The following is an exception to the access standard: 

(i) Access may be limited for security reasons. 

 

Finding: Appendix D.4-Republic Services Service Provider Letter, identifies the size and location 

of the storage areas.  Storage is proposed for each individual dwelling unit.  An 18-

square-foot storage area is proposed for each unit.  Therefore, for a 3-unit building, the 

total size of storage is 54 square feet and for a 4-unit building, the total size of storage 

is 72 square feet, both of which exceed the 50 square foot minimum for common wall 

residential.  In addition, Republic Services provided a Service Provider Letter supporting 

this proposal.  This standard is met. 

CHAPTER 74 - PUBLIC IMPROVEMENT REQUIREMENTS 

TDC 74.210. - Minimum Street Right-of-Way Widths. 

The width of streets in feet must not be less than the width required to accommodate a street 

improvement needed to mitigate the impact of a proposed development. In cases where a street is 

required to be improved according to the standards of the TDC, the width of the right-of-way must 

not be less than the minimums indicated in TDC Chapter 74, Public Improvement Requirements, 

Figures 74-2A through 74-2G. 

(2) For development applications other than subdivisions and partitions, wherever existing or 

future streets adjacent to property proposed for development are of inadequate right-of-way 

width, the additional right-of-way necessary to comply with TDC Chapter 74, Public Improvement 

Requirements, Figures 74-2A through 74-2G must be dedicated to the City for use by the public 

prior to issuance of any building permit for the proposed development. This right-of-way 

dedication must be for the full width of the property abutting the roadway and, if  required by 

the City Manager, additional dedications must be provided for slope and utility easements if 

deemed necessary. 

(3) For development applications that will impact existing streets not adjacent to the applicant's 

property, and to construct necessary street improvements to mitigate those impacts would 

require additional right-of-way, the applicant must be responsible for obtaining the necessary 

right-of-way from the property owner. A right-of-way dedication deed form must be obtained 

from the City Manager and upon completion returned to the City Manager for acceptance by the 

City. On subdivision and partition plats the right-of-way dedication must be accepted by the City 

prior to acceptance of the final plat by the City. On other development applications the right-of-

way dedication must be accepted by the City prior to issuance of building permits. The City may 

elect to exercise eminent domain and condemn necessary off-site right-of-way at the applicant's 

request and expense. The City Council must determine when condemnation proceedings are to 

be used. 

(4) If the City Manager deems that it is impractical to acquire the additional right-of-way as 

required in subsections (1)—(3) of this section from both sides of the center-line in equal 

amounts, the City Manager may require that the right-of-way be dedicated in a manner that 

would result in unequal dedication from each side of the road. This requirement will also apply 

to slope and utility easements as discussed in TDC 74.320 and 74.330. The City Manager's 

recommendation must be presented to the City Council in the preliminary plat approval for 

subdivisions and partitions, and in the recommended decision on all other development 

applications, prior to finalization of the right-of-way dedication requirements. 

(5) Whenever a proposed development is bisected by an existing or future road or street that is 

of inadequate right-of-way width according to TDC Chapter 74, Public Improvement 

https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH74PUIMRE
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH74PUIMRE
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH74PUIMRE_EATR_TDC_74.320SLEA
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH74PUIMRE_EATR_TDC_74.330UTEA
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH74PUIMRE
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Requirements, Figures 74-2A through 74-2G, additional right-of-way must be dedicated from both 

sides or from one side only as determined by the City Manager to bring the road right-of-way in 

compliance with this section. 

(6) When a proposed development is adjacent to or bisected by a street proposed in the 

Transportation System Plan and no street right-of-way exists at the time the development is 

proposed, the entire right-of-way as shown in TDC Chapter 74, Public Improvement 

Requirements, Figures 74-2A through 74-2G must be dedicated by the applicant. The dedication 

of right-of-way required in this subsection must be along the route of the road as determined by 

the City. 

 

Finding: The three streets abutting this property are developed and as stated in Appendix D.5-

Trip Generation Letter, additional improvements are not needed to accommodate the 

additional units on this existing multi-family residential site.  The existing access points 

will continue to operate at acceptable levels as will nearby street intersections.  The 

addition of 30 residential units (45 new, 15 to be removed) does not warrant right-of-

way improvements beyond what was originally completed with the initial 210 multi-

family residential units.  This standard is met. 

 

TDC 74.330. - Utility Easements. 

(1) Utility easements for water, sanitary sewer and storm drainage facilities, telephone, television 

cable, gas, electric lines and other public utilities must be granted to the City. 

(2) For subdivision and partition applications, the on-site public utility easement dedication area 

must be shown to be dedicated to the City on the final subdivision or partition plat prior to 

approval of the plat by the City; and 

(3) For subdivision and partition applications which require off-site public utility easements to 

serve the proposed development, a utility easement must be granted to the City prior to approval 

of the final plat by the City. The City may elect to exercise eminent domain and condemn 

necessary off-site public utility easements at the applicant's request and expense. The City Council 

must determine when condemnation proceedings are to be used. 

(4) For development applications other than subdivisions and partitions, and for both on-site and 

off-site easement areas, a utility easement must be granted to the City; building permits must not 

be issued for the development prior to acceptance of the easement by the City. The City may elect 

to exercise eminent domain and condemn necessary off-site public utility easements at the 

applicant's request and expense. The City Council must determine when condemnation 

proceedings are to be used. 

(5) The width of the public utility easement must meet the requirements of the Public Works 

Construction Code. All subdivisions and partitions must have a 6-foot public utility easement 

adjacent to the street and a 5-foot public utility easement adjacent to all side and rear lot lines. 

Other easements may be required as determined by the City Manager. 

 

Finding: Appendix E-Pre-Application Notes identifies an 8-foot public utility easement to be 

provided along all street frontages.  The Applicant will provide this PUE prior to issuance 

of building permits.  This standard is met. 

 

TDC 74.420. - Street Improvements. 

https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH74PUIMRE
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When an applicant proposes to develop land adjacent to an existing or proposed street, including 

land which has been excluded under TDC 74.220, the applicant should be responsible for the 

improvements to the adjacent existing or proposed street that will bring the improvement of the 

street into conformance with the Transportation Plan (TDC Chapter 11), TDC 74.425 (Street Design 

Standards), and the City' s Public Works Construction Code, subject to the following provisions: 

(1) For any development proposed within the City, roadway facilities within the right-of-way 

described in TDC 74.210 must be improved to standards as set out in the Public Works Construction 

Code. 

(2) The required improvements may include the rebuilding or the reconstruction of any existing 

facilities located within the right-of-way adjacent to the proposed development to bring the 

facilities into compliance with the Public Works Construction Code. 

(3) The required improvements may include the construction or rebuilding of off-site improvements 

which are identified to mitigate the impact of the development. 

(4) Where development abuts an existing street, the improvement required must apply only to that 

portion of the street right-of-way located between the property line of the parcel proposed for 

development and the centerline of the right-of-way, plus any additional pavement beyond the 

centerline deemed necessary by the City Manager to ensure a smooth transition between a new 

improvement and the existing roadway (half-street improvement). Additional right-of-way and 

street improvements and off-site right-of-way and street improvements may be required by the City 

to mitigate the impact of the development. The new pavement must connect to the existing 

pavement at the ends of the section being improved by tapering in accordance with the Public Works 

Construction Code. 

(5) If additional improvements are required as part of the Access Management Plan of the City, 

TDC Chapter 75, the improvements must be required in the same manner as the half-street 

improvement requirements. 

(6) All required street improvements must include curbs, sidewalks with appropriate buffering, 

storm drainage, street lights, street signs, street trees, and, where designated, bikeways and transit 

facilities. 

(7) For subdivision and partition applications, the street improvements required by TDC Chapter 

74 must be completed and accepted by the City prior to signing the final subdivision or partition 

plat, or prior to releasing the security provided by the applicant to assure completion of such 

improvements or as otherwise specified in the development application approval. 

(8) For development applications other than subdivisions and partitions, all street improvements 

required by this section must be completed and accepted by the City prior to the issuance of a 

Certificate of Occupancy. 

(9) In addition to land adjacent to an existing or proposed street, the requirements of this section 

must apply to land separated from such a street only by a railroad right-of-way. 

(10) Streets within, or partially within, a proposed development site must be graded for the entire 

right-of-way width and constructed and surfaced in accordance with the Public Works Construction 

Code. 

(11) Existing streets which abut the proposed development site must be graded, constructed, 

reconstructed, surfaced or repaired as necessary in accordance with the Public Works Construction 

Code and TDC Chapter 11, Transportation Plan, and TDC 74.425 (Street Design Standards). 

(12) Sidewalks with appropriate buffering must be constructed along both sides of each internal 

street and at a minimum along the development side of each external street in accordance with the 

Public Works Construction Code. 

https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH74PUIMRE_RI-W_TDC_74.220PAEXDE
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH74PUIMRE_EATR_TDC_74.425STDEST
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH74PUIMRE_RI-W_TDC_74.210MISTRI-WWI
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH75ACMA
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH74PUIMRE
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH74PUIMRE
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH74PUIMRE_EATR_TDC_74.425STDEST
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(13) The applicant must comply with the requirements of the Oregon Department of Transportation 

(ODOT), Tri-Met, Washington County and Clackamas County when a proposed development site is 

adjacent to a roadway under any of their jurisdictions, in addition to the requirements of this 

chapter. 

(14) The applicant must construct any required street improvements adjacent to parcels excluded 

from development, as set forth in TDC 74.220 of this chapter. 

(15) Except as provided in TDC 74.430, whenever an applicant proposes to develop land with frontage 

on certain arterial streets and, due to the access management provisions of TDC Chapter 75, is not 

allowed direct access onto the arterial, but instead must take access from another existing or future 

public street thereby providing an alternate to direct arterial access, the applicant must be required 

to construct and place at a minimum street signage, a sidewalk, street trees and street lights along 

that portion of the arterial street adjacent to the applicant's property. The three certain arterial 

streets are S.W. Tualatin-Sherwood Road, S.W. Pacific Highway (99W) and S.W. 124th Avenue. In 

addition, the applicant may be required to construct and place on the arterial at the intersection of 

the arterial and an existing or future public non-arterial street warranted traffic control devices (in 

accordance with the Manual on Uniform Traffic Control Devices, latest edition), pavement markings, 

street tapers and turning lanes, in accordance with the Public Works Construction Code. 

(16) The City Manager may determine that, although concurrent construction and placement of the 

improvements in (14) and (15) of this section, either individually or collectively, are impractical at 

the time of development, the improvements will be necessary at some future date. In such a case, 

the applicant must sign a written agreement guaranteeing future performance by the applicant and 

any successors in interest of the property being developed. The agreement must be subject to the 

City's approval. 

(17) Intersections should be improved to operate at a level of service of at least D and E for signalized 

and unsignalized intersections, respectively. 

(18) Pursuant to requirements for off-site improvements as conditions of development approval, 

proposed multi-family residential, commercial, or institutional uses that are adjacent to a major 

transit stop will be required to comply with the City's Mid-Block Crossing Policy. 

 

Finding: As identified in Appendix D.5-Trip Generation Letter, the added units (minus the units 

being removed) are anticipated to add an additional 16 AM Peak trips and 18 PM Peak 

trips to the site.  The other, existing 295 apartment units account for approximately 78 

AM Peak trips and 104 PM Peak Trips, demonstrating that the increased trips are not 

anticipated to create a significant impact on the surrounding roadway system and 

therefore street improvements are not warranted as part of this site re-development.  

This standard is not applicable. 

 

TDC 74.430. - Streets, Modifications of Requirements in Cases of Unusual Conditions. 

(1) When, in the opinion of the City Manager, the construction of street improvements in accordance 

with TDC 74.420 would result in the creation of a hazard, or would be impractical, or would be 

detrimental to the City, the City Manager may modify the scope of the required improvement to 

eliminate such hazardous, impractical, or detrimental results. Examples of conditions requiring 

modifications to improvement requirements include but are not limited to horizontal alignment, 

vertical alignment, significant stands of trees, fish and wildlife habitat areas, the amount of traffic 

generated by the proposed development, timing of the development or other conditions creating 

hazards for pedestrian, bicycle or motor vehicle traffic. The City Manager may determine that, 

https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH74PUIMRE_RI-W_TDC_74.220PAEXDE
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH74PUIMRE_EATR_TDC_74.430STMORECAUNCO
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH75ACMA
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH74PUIMRE_EATR_TDC_74.420STIM
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although an improvement may be impractical at the time of development, it will be necessary at 

some future date. In such cases, a written agreement guaranteeing future performance by the 

applicant in installing the required improvements must be signed by the applicant and approved by 

the City. 

(2) When the City Manager determines that modification of the street improvement requirements 

in TDC 74.420 is warranted pursuant to subsection (1) of this section, the City Manager must prepare 

written findings of modification. The City Manager must forward a copy of said findings and 

description of modification to the applicant, or his authorized agent, as part of the Utility Facilities 

Review for the proposed development, as provided by TDC Chapter 32 (Procedures). The decision of 

the City Manager may be appealed to the City Council in accordance with TDC Chapter 

32 (Procedures). 

(3) To accommodate bicyclists on streets prior to those streets being upgraded to the full standards, 

an interim standard may be implemented by the City. These interim standards include reduction in 

motor vehicle lane width to ten feet (the minimum specified in AASHTO's A Policy on Geo-metric 

Design of Highways and Streets (1990)), a reduction of bike lane width to 4-feet (as measured from 

the longitudinal gutter joint to the centerline of the bike lane stripe), and a paint-striped separation 

two to four feet wide in lieu of a center turn lane. Where available roadway width does not provide 

for these minimums, the roadway can be signed for shared use by bicycle and motor vehicle travel. 

When width constraints occur at an intersection, bike lanes should terminate 50 feet from the 

intersection with appropriate signing. 

 

Finding: TDC 74.430 grants the City Manager the ability to “modify the scope of the required 

improvement to eliminate such hazardous, impractical or detrimental results” based on 

“the amount of traffic generated by the proposed development”.  It is the Applicant’s 

understanding based on Appendix D.5-Trip Generation Letter, that the amount of traffic 

that will be generated by the site redevelopment will not be significant enough to 

warrant right-of-way improvements adjacent to (or off-site from) this development, thus 

meeting this standard. 

 

TDC 74.440. - Streets, Traffic Study Required. 

(1) The City Manager may require a traffic study to be provided by the applicant and furnished to 

the City as part of the development approval process as provided by this Code, when the City 

Manager determines that such a study is necessary in connection with a proposed development 

project in order to: 

(a) Assure that the existing or proposed transportation facilities in the vicinity of the 

proposed development are capable of accommodating the amount of traffic that is expected 

to be generated by the proposed development; and/or 

(b) Assure that the internal traffic circulation of the proposed development will not result in 

conflicts between on-site parking movements and/or on-site loading movements and/or on-

site traffic movements, or impact traffic on the adjacent streets. 

(2) The required traffic study must be completed prior to the approval of the development 

application. 

(3) The traffic study must include, at a minimum: 

(a) An analysis of the existing situation, including the level of service on adjacent and 

impacted facilities. 

(b) An analysis of any existing safety deficiencies. 

https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH74PUIMRE_EATR_TDC_74.420STIM
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH32PR
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH32PR
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH32PR
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(c) Proposed trip generation and distribution for the proposed development. 

(d) Projected levels of service on adjacent and impacted facilities. 

(e) Recommendation of necessary improvements to ensure an acceptable level of service for 

roadways and a level of service of at least D and E for signalized and unsignalized 

intersections respectively, after the future traffic impacts are considered. 

(f) The City Manager will determine which facilities are impacted and need to be included in 

the study. 

(g) The study must be conducted by a registered engineer. 

(4) The applicant must implement all or a portion of the improvements called for in the traffic study 

as determined by the City Manager. 

 

Finding: Appendix D.5-Trip Generation Letter finds that a full traffic study is not warranted with 

this site redevelopment application.  This standard is met. 

 

TDC 74.450. - Bikeways and Pedestrian Paths. 

(1) Where proposed development abuts or contains an existing or proposed bikeway, pedestrian 

path, or multi-use path, as set forth in TDC Chapter 11, Transportation Figure 11-4, the City may 

require that a bikeway, pedestrian path, or multi-use path be constructed, and an easement or 

dedication provided to the City. 

(2) Where required, bikeways and pedestrian paths must be provided as follows: 

(a) Bike and pedestrian paths must be constructed and surfaced in accordance with the 

Public Works Construction Code. 

(b) The applicant must install the striping and signing of the bike lanes and shared roadway 

facilities, where designated. 

 

Finding: The Applicant is not aware of bikeways or pedestrian paths abutting or within this site 

and as such, this standard is not applicable. 

 
TDC 74.470. - Street Lights. 

(1) Street light poles and luminaries must be installed in accordance with the Public Works 

Construction Code. 

(2) The applicant must submit a street lighting plan for all interior and exterior streets on 

the proposed development site prior to issuance of a Public Works Permit. 

 

TDC 74.485. - Street Trees. 

(1) Prior to approval of a residential subdivision or partition final plat, the applicant must pay the 

City a non-refundable fee equal to the cost of the purchase and installation of street trees. The 

location, placement, and cost of the trees must be determined by the City. This sum must be 

calculated on the interior and exterior streets as indicated on the final subdivision or partition plat. 

(2) In nonresidential subdivisions and partitions street trees must be planted by the owners of the 

individual lots as development occurs. 

(3) The Street Tree Ordinance specifies the species of tree which is to be planted and the spacing 

between trees. 
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Finding: As stated above, right-of-way improvements are not warranted with this site 

redevelopment and therefore, neither are street lights or street trees.  These standards 

are not applicable. 

 

TDC 74.610. - Water Service. 

(1) Water lines must be installed to serve each property in accordance with the Public Works 

Construction Code. Water line construction plans must be submitted to the City Manager for review 

and approval prior to construction. 

(2) If there are undeveloped properties adjacent to the subject site, public water lines must be 

extended by the applicant to the common boundary line of these properties. The lines must be sized 

to provide service to future development, in accordance with the City's Water System Master Plan, 

TDC Chapter 12. 

(3) As set forth is TDC Chapter 12, Water Service, the City has three water service levels. All 

development applicants must be required to connect the proposed development site to the service 

level in which the development site is located. If the development site is located on a boundary line 

between two service levels the applicant must be required to connect to the service level with the 

higher reservoir elevation. The applicant may also be required to install or provide pressure reducing 

valves to supply appropriate water pressure to the properties in the proposed development site. 

 

TDC 74.620. - Sanitary Sewer Service. 

(1) Sanitary sewer lines must be installed to serve each property in accordance with the Public Works 

Construction Code. Sanitary sewer construction plans and calculations must be submitted to the 

City Manager for review and approval prior to construction. 

(2) If there are undeveloped properties adjacent to the proposed development site which can be 

served by the gravity sewer system on the proposed development site, the applicant must extend 

public sanitary sewer lines to the common boundary line with these properties. The lines must be 

sized to convey flows to include all future development from all up stream areas that can be 

expected to drain through the lines on the site, in accordance with the City's Sanitary Sewer System 

Master Plan, TDC Chapter 13. 

 

Finding: Sheet C400 Utility Plan of Appendix C-Land Use Plans-Civil identifies water and sanitary 

sewer serving each unit and meeting city standards.  This standard is met. 

 

TDC 74.630. - Storm Drainage System. 

(1) Storm drainage lines must be installed to serve each property in accordance with City standards. 

Storm drainage construction plans and calculations must be submitted to the City Manager for 

review and approval prior to construction. 

(2) The storm drainage calculations must confirm that adequate capacity exists to serve the site. 

The discharge from the development must be analyzed in accordance with the City's Storm and 

Surface Water Regulations. 

(3) If there are undeveloped properties adjacent to the proposed development site which can be 

served by the storm drainage system on the proposed development site, the applicant must extend 

storm drainage lines to the common boundary line with these properties. The lines must be sized to 

convey expected flows to include all future development from all up stream areas that will drain 

through the lines on the site, in accordance with the Tualatin Drainage Plan in TDC Chapter 14. 

 

https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH12RE
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH12RE
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH13RE
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH14RE
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Finding: The Applicant proposes a storm drainage system meeting city standards.  The plans 

currently identify a combination of infiltration planters and underground stormwater 

storage.  However, Sheet C400 Utility Plan, of Appendix C-Land Use Plans-Civil identifies 

a potential stormwater facility at ground level that may be utilized (identified as 

“Stormwater Alternative: Infiltration Rain Garden”).  The Applicant proposes to establish 

the final storm drainage system configuration at time of engineering review.  The 

application includes Appendix D.6-Preliminary Stormwater Report, demonstrating 

compliance with city standards.  This standard is met. 

 

TDC 74.640. - Grading. 

(1) Development sites must be graded to minimize the impact of storm water runoff onto adjacent 

properties and to allow adjacent properties to drain as they did before the new development. 

(2) A development applicant must submit a grading plan showing that all lots in all portions of the 

development will be served by gravity drainage from the building crawl spaces; and that this 

development will not affect the drainage on adjacent properties. The City Manager may require the 

applicant to remove all excess material from the development site. 

 

Finding: Sheet C500 of Appendix C-Land Use Plans-Civil identifies site grading meeting all 

applicable standards.  This standard is met. 

 

TDC 74.650. - Water Quality, Storm Water Detention and Erosion Control. 

The applicant must comply with the water quality, storm water detention and erosion control 

requirements in the Surface Water Management Ordinance. If required: 

(2) On all other development applications, prior to issuance of any building permit, the applicant 

must arrange to construct a permanent on-site water quality facility and storm water detention 

facility and submit a design and calculations indicating that the requirements of the Surface Water 

Management Ordinance will be met and obtain a Stormwater Connection Permit from Clean Water 

Services. 

(3) For on-site private and regional non-residential public facilities, the applicant must submit a 

stormwater facility agreement, which will include an operation and maintenance plan provided by 

the City, for the water quality facility for the City's review and approval. The applicant must submit 

an erosion control plan prior to issuance of a Public Works Permit. No construction or disturbing of 

the site must occur until the erosion control plan is approved by the City and the required measures 

are in place and approved by the City. 

 

Finding: As stated above, the Applicant intends to arrange to construct a permanent on-site 

water quality facility and storm water detention facility prior to issuance of any building 

permit.  This standard is met. 

 

TDC 74.660. - Underground. 

(1) All utility lines including, but not limited to, those required for gas, electric, communication, 

lighting and cable television services and related facilities must be placed underground. Surface-

mounted transformers, surface-mounted connection boxes and meter cabinets may be placed above 

ground. Temporary utility service facilities, high capacity electric and communication feeder lines, 

and utility transmission lines operating at 50,000 volts or above may be placed above ground. The 
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applicant must make all necessary arrangements with all utility companies to provide the 

underground services. The City reserves the right to approve the location of all surface-mounted 

transformers. 

(2) Any existing overhead utilities may not be upgraded to serve any proposed development. If 

existing overhead utilities are not adequate to serve the proposed development, the applicant must, 

at their own expense, provide an underground system. The applicant must be responsible for 

obtaining any off-site deeds and/or easements necessary to provide utility service to this site; the 

deeds and/or easements must be submitted to the City Manager for acceptance by the City prior to 

issuance of the Public Works Permit. 

 

Finding: All utilities located within the disturbance area of this site will be placed underground.  

No existing overhead utilities will be upgraded to serve the redevelopment.  This 

standard is met. 

 

TDC 74.670. - Existing Structures. 

(1) Any existing structures requested to be retained by the applicant on a proposed development 

site must be connected to all available City utilities at the expense of the applicant. 

(2) The applicant must convert any existing overhead utilities serving existing structures to 

underground utilities, at the expense of the applicant. 

(3) The applicant must be responsible for continuing all required street improvements adjacent to 

the existing structure, within the boundaries of the proposed development site. 

 

Finding: The existing apartments on site are connected to all available City utilities.  All utilities 

serving the apartments are underground.  The adjacent street improvements are 

complete.  This standard is met. 

 

TDC 74.720. - Protection of Trees During Construction. 

(1) During the erection, repair, alteration or removal of a building or structure, it is unlawful for the 

person in charge of such erection, repair, alteration or removal to leave a tree in or upon a public 

right-of-way in the vicinity of the building or structure without a good and sufficient guard or 

protectors to prevent injury to the tree arising out of or by reason of such erection, repair, alteration 

or removal. 

(2) Excavations and driveways must not be placed within six feet of a tree in or upon a public right-

of-way without written permission from the City Manager. During excavation or construction, the 

person must guard the tree within six feet and all building material or other debris must be kept at 

least four feet from any tree. 

 

Finding: Sheet C110 of Appendix C-Land Use Plans-Civil details the tree protection plan that is 

consistent with Appendix D.1-Arborist Report.  This standard is met. 

 

TDC 74.725. - Maintenance Responsibilities. 

Trees, shrubs or plants standing in or upon a public right-of-way, on public or private grounds that 

have branches projecting into the public street or sidewalk must be kept trimmed by the owner of 

the property adjacent to or in front of where such trees, shrubs or plants are growing so that: 

(1) The lowest branches are not less than 12 feet above the surface of the street, and are not be less 

than 14 feet above the surface of streets designated as state highways. 
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(2) The lowest branches are not less than eight feet above the surface of a sidewalk or footpath. 

(3) A plant, tree, bush or shrub must not be more than 24 inches in height in the triangular area at 

the street or highway corner of a corner lot, or the alley-street intersection of a lot, such an area 

defined by a line across the corner between the points on the street right-of-way line measured ten 

feet back from the corner, and extending the line to the street curbs or, if there are no curbs, then 

to that portion of the street or alley used for vehicular traffic. 

(4) Newly planted trees may remain untrimmed if they do not interfere with street traffic or persons 

using the sidewalk or obstruct the light of a street electric lamp. 

(5) Maintenance responsibilities of the property owner include repair and upkeep of the sidewalk in 

accordance with the City Sidewalk Maintenance Ordinance. 

 

Finding: The Applicant acknowledges responsibility for maintenance of trees, shrubs and plants 

that stand or project into a public right-of-way.  This standard is met. 

CHAPTER 75 - ACCESS MANAGEMENT 

[City code text omitted for brevity] 

 

Finding: As discussed previously, no changes are proposed to the existing access points to the 

site and as such, this standard is not applicable. 

 

TDC 75.070. - Existing Driveways and Street Intersections. 

(1) Existing driveways with access onto arterials on the date this chapter was originally adopted are 

allowed to remain. If additional development occurs on properties with existing driveways with 

access onto arterials then this Chapter applies and the entire site must be made to conform with 

the requirements of this chapter. 

(2) The City Manager may restrict existing driveways and street intersections to right-in and right-

out by construction of raised median barriers or other means. 

 

Finding: No changes are proposed to the existing driveways.  No additional driveways are 

proposed.  This standard is met. 

 

TDC 75.120. - Collector Streets Access Standards. 

(1) Major Collectors. Direct access from newly constructed single family homes, duplexes or triplexes 

are not permitted. As major collectors in residential areas are fully improved, or adjacent land 

redevelops, direct access should be relocated to the nearest local street where feasible. 

(2) Minor Collectors. Residential, commercial and industrial driveways where the frontage is greater 

or equal to 70 feet are permitted. Minimum spacing at 100 feet. Uses with less than 50 feet of 

frontage shall use a common (joint) access where available. 

(3) If access is not able to be relocated to the nearest local street, the City Manager may allow 

interim access in accordance with 75.060 of this chapter to provide for the eventual implementation 

of the overall access plan. 

 

Finding: This site has existing access onto Martinazzi, a minor collector at this location.  The site 

has greater than 70 feet of frontage and the existing access is a minimum of 100 feet 

from the nearest access.  This standard is met. 

 

https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH75ACMA_TDC_75.060INACAG
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TDC 75.140. - Existing Streets Access Standards. 

The following list describes in detail the freeways and arterials as defined in TDC 75.050 with respect 

to access. Recommendations are made for future changes in accesses and location of future 

accesses. These recommendations are examples of possible solutions and shall not be construed as 

limiting the City' s authority to change or impose different conditions if additional studies result in 

different recommendations from those listed below. 

(14) SAGERT STREET. 

(a) Martinazzi Avenue to 65th Avenue. No new driveways or streets shall be al-lowed, except 

the City Manager may allow one driveway from the SE corner lot of Sagert and Martinazzi. 

This driveway may be restricted to right-in, right-out. 

 

Finding: This site has existing access onto Sagert Street.  No new access is proposed to this 

portion of Sagert Street.  This standard is met. 

 

TUALATIN MUNICIPAL CODE 

TITLE 3- UTILITIES AND WATER QUALITY 

CHAPTER 3-02 – SEWER REGULATIONS; RATES   
 

TMC 3-2-020 - Application, Permit and Inspection Procedure.  [City code text omitted for brevity] 

 

TMC 3-2-030 - Materials and Manner of Construction.  [City code text omitted for brevity] 

 

TMC 3-2-040 - Restrictions As to Use of Sanitary Sewer System. [City code text omitted for brevity] 

 

TMC 3-2-060 - Use of Public Sewers Required. [City code text omitted for brevity] 

 

TMC 3-2-160 - Construction Standards.  [City code text omitted for brevity] 

 

Finding: Compliance with the applicable City of Tualatin and Clean Water Services standards for 

sanitary sewer will be demonstrated at the time of building and construction permit 

applications. The applicable standards will be met. Refer to the TDC 74.620 response 

and utility drawings in the application, as well as Appendix D.7-Clean Water Services 

Service Provider Letter, for additional information.  This standard is met. 

 

CHAPTER 3-03 - WATER SERVICE   

 

TMC 3-3-040 - Separate Services Required.  [City code text omitted for brevity] 

 

TMC 3-3-050 - Regular Service.  [City code text omitted for brevity] 

 

TMC 3-3-080 - Fire Protection Service.  [City code text omitted for brevity] 

 

TMC 3-3-100 - Meters.  [City code text omitted for brevity] 

 

TMC 3-3-110 - Construction Standards.  [City code text omitted for brevity] 

https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH75ACMA_TDC_75.050ACLIRO
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TMC 3-3-120 - Backflow Prevention Devices and Cross Connections.  [City code text omitted for 

brevity] 

 

TMC 3-3-130 - Control Valves.  [City code text omitted for brevity] 

 

TMC 3-3-240 - Construction.  [City code text omitted for brevity] 

 

Finding: Compliance with the applicable City of Tualatin standards for water service will be 

demonstrated at the time of building and construction permit applications.  Refer to the 

TDC 74.610 response and utility drawings in the application, Sheet FS-1of Appendix C-

Land Use Plans-Civil and Appendix D.8-TVF&R Service Provider Letter for additional 

information.  This standard is met. 

 

CHAPTER 3-05 - SOIL EROSION, SURFACE WATER MANAGEMENT, WATER QUALITY FACILITIES, 

AND BUILDING AND SEWERS 

 

TMC 3-5-040 - Erosion Prohibited.  [City code text omitted for brevity] 
 

TMC 3-5-050 - Erosion Control Permits.  [City code text omitted for brevity] 
 

TMC 3-5-060 - Permit Process.  [City code text omitted for brevity] 

 

TMC 3-5-090 - Physical Erosion.  [City code text omitted for brevity] 

 

TMC 3-5-110 - Air Pollution—Dust, Fumes, Smoke and Odors.  [City code text omitted for brevity] 

 

TMC 3-5-120 - Maintaining Water Quality.  [City code text omitted for brevity] 

 

TMC 3-5-130 - Fish and Wildlife Habitat.  [City code text omitted for brevity] 

 

TMC 3-5-140 - Control of Noise Levels.  [City code text omitted for brevity] 

 

TMC 3-5-150 - Natural Vegetation.  [City code text omitted for brevity] 

 

TMC 3-5-160 - Historical and Archeological Areas.  [City code text omitted for brevity] 

TMC 3-5-170 - Pesticides, Fertilizers.  [City code text omitted for brevity] 

 

TMC 3-5-180 - Contaminated Soils.  [City code text omitted for brevity] 

 

TMC 3-5-190 - Soil Erosion Control Matrix and Methods.  [City code text omitted for brevity] 

 

Finding: Compliance with the applicable City of Tualatin standards for erosion control will be 

demonstrated at the time of building and construction permit applications.  Refer to 

Sheet C310 of Appendix C-Land Use Plans-Civil for further details.  This standard is met. 
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ADDITIONAL SURFACE WATER MANAGEMENT STANDARDS 

 

TMC 3-5-200 - Downstream Protection Requirement.  [City code text omitted for brevity] 

 

TMC 3-5-210 - Review of Downstream System.  [City code text omitted for brevity] 

 

TMC 3-5-220 - Criteria for Requiring On-Site Detention to be Constructed.  [City code text 

omitted for brevity] 

 

TMC 3-5-230 - On-Site Detention Design Criteria.  [City code text omitted for brevity] 

 

TMC 3-5-240 - On-Site Detention Design Method.  [City code text omitted for brevity] 

 

TMC 3-5-250 - Floodplain Design Standards.  [City code text omitted for brevity] 

 

TMC 3-5-260 - Floodway Design Standards.  [City code text omitted for brevity] 

 

TMC 3-5-280 - Placement of Water Quality Facilities.  [City code text omitted for brevity] 

 

Finding: Compliance with the applicable City of Tualatin standards for surface water 

management will be demonstrated at the time of building and construction permit 

applications.  This standard is met. 

 

PERMANENT ON-SITE WATER QUALITY FACILITIES 

 

TMC 3-5-330 - Permit Required.  [City code text omitted for brevity] 

 

TMC 3-5-340 - Facilities Required.  [City code text omitted for brevity] 

 

TMC 3-5-345 - Inspection Reports.  [City code text omitted for brevity] 

 

TMC 3-5-350 - Phosphorous Removal Standard.  [City code text omitted for brevity] 

 

TMC 3-5-360 - Design Storm.  [City code text omitted for brevity] 

 

TMC 3-5-370 - Design Requirements.  [City code text omitted for brevity] 

 

TMC 3-5-390 - Facility Permit Approval.  [City code text omitted for brevity] 

 

TMC 3-5-430 - Placement of Water Quality Facilities.  [City code text omitted for brevity] 

 

Finding: Compliance with the applicable City of Tualatin standards for on-site water quality 

facilities will be demonstrated at the time of building and construction permit 

applications.  As stated previously in this narrative in TDC 74.630, the Applicant is 

considering below surface and above ground water quality treatment and storage.   This 

standard is met. 
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STANDARD SPECIFICATIONS FOR BUILDING AND SIDE SEWERS 

 

TMC 3-5-440 - General Provisions.  [City code text omitted for brevity] 

 

TMC 3-5-450 - Building Sewers.  [City code text omitted for brevity] 

 

TMC 3-5-460 - Installation of Side Sewers.  [City code text omitted for brevity] 

 

Finding: All sewers will be built and installed to city standards as demonstrated at the time of 

building and construction permit applications.  This standard is met. 

 

 

SUMMARY AND CONCLUSION 

Based upon the materials submitted herein, the Applicant respectfully requests approval from the 

Tualatin Architectural Review Board for this Type III Architectural Review application and associated 

Tree Removal Permit. 
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IE (NW) 6" CONC=210.21'

BLD. 'B'

SMH 'B'
RIM=236.96'
IE (S) IN 4" PVC=231.56'

IE (W) IN 6" PVC=231.46'

IE (NE) OUT 8" PVC=231.30'

IE (SW) IN 6" PVC=231.40'

WATER VAULT
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STORM MANHOLE

CATCH BASIN

CLEANOUT/ROOF DRAIN

SANITARY MANHOLE

WATER METER

IRRIGATION VALVE

ELECTRIC TRANSFORMER

ELECTRIC METER

ELECTRIC JUNCTION BOX

LIGHT POLE

UTILITY POLE

UTILITY POLE ANCHOR

COMM JUNCTION BOX

COMM RISER

CONIFEROUS TREE

DECIDUOUS TREE

EXISTING LEGEND
PROPERTY LINE

RIGHT-OF-WAY LINE

STORM LINE

SEWER LINE

WATER LINE

GAS LINE

UNDERGROUND POWER LINE

OVERHEAD POWER LINE

COMMUNICATIONS LINE

FENCE

MAJOR CONTOUR

MINOR CONTOUR

CURB

EDGE OF BUILDING

BUILDING EAVE

WALL

ASPHALT

CONCRETE

EXISTING CONDITIONS PLAN
THIS PLAN HAS BEEN PREPARED FOR ILLUSTRATIVE PURPOSES ONLY.  SITE
BACKGROUND INFORMATION AND FEATURES HAVE BEEN GENERATED FROM A
COMBINATION OF PUBLIC GIS DATA SOURCES, AERIAL PHOTOS, TAX ASSESSOR MAPS
AND PHYSICAL SITE OBSERVATIONS.  TOPOGRAPHIC SURVEY WAS PROVIDED BY
CESNW, DATED AUGUST 2022. PROPOSED SITE FEATURES ARE PRELIMINARY IN
NATURE AND SUBJECT TO CHANGE.  NO WARRANTY OR GUARANTEE IS EXPRESSED
OR IMPLIED. S
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CONIFEROUS TREE

DECIDUOUS TREE

LEGEND
PROPERTY LINE

RIGHT-OF-WAY LINE

PROPOSED MAJOR CONTOUR

PROPOSED MINOR CONTOUR

EXISTING MAJOR CONTOUR

EXISTING MINOR CONTOUR

TREE PROTECTION FENCING

PROPOSED TREE REMOVAL
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PROP. BLDG #J2

PROP. BLDG #R1

PR
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 B

LD
G
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S2
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 B

LD
G
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PROPERTY LINE

TREE INVENTORY
TREE # TREE SPECIES DBH (IN) REMOVED?

1044 AUSTRIAN PINE 18 NO

1057 RED OAK 28 YES

1062 DOUGLAS-FIR 26 NO

1063 RED OAK 20 NO

1064 DOUGLAS-FIR 21 NO

1065 DOUGLAS-FIR 22 NO

1066 DOUGLAS-FIR 24 NO

1078 NORWAY MAPLE 19 YES

1079 NORWAY MAPLE 10 YES

1081 NORWAY MAPLE 15 YES

1085 SCARLET OAK 32 YES

1086 SCARLET OAK 29 YES

1110 SILVER MAPLE 40 YES

1111 SILVER MAPLE 14 YES

1115 SILVER MAPLE 28 YES

1122 SILVER MAPLE 29 YES

1297 NORWAY MAPLE 19 YES

1380 NORWAY MAPLE 14 NO

1381 SCARLET OAK 28 YES

1382 SCARLET OAK 30 YES

1494 NORWAY MAPLE 18 NO

1497 SILVER MAPLE 23 NO

1499 NORWAY MAPLE 18 NO

1502 AUSTRIAN PINE 16 NO

1504 NORWAY MAPLE 16 NO

1506 SILVER MAPLE 31 NO

1508 SILVER MAPLE 18 NO

1511 NORWAY MAPLE 16 NO

1513 SILVER MAPLE 32 NO

1519 AUSTRIAN PINE 14 NO

1521 AUSTRIAN PINE 16 NO

1524 NORWAY MAPLE 20 NO

1673 SILVER MAPLE 34 YES

1674 SILVER MAPLE 26 YES

1675 SILVER MAPLE 26 YES

1676 NORWAY MAPLE 22 NO

1682 DOUGLAS-FIR 31 YES

1683 DOUGLAS-FIR 32 YES

1685 DOUGLAS-FIR 27 YES

1687 NORWAY MAPLE 15 NO

1689 WEEPING WILLOW 7,14,20 NO

1692 SHORE PINE 15,17 NO

1693 AUSTRIAN PINE 21 NO

1694 AUSTRIAN PINE 2X22 NO

2001 DOUGLAS-FIR 9,14 NO

2329 ENGLISH HAWTHORN 8,2X14 NO

2334 SERVICEBERRY 7,8,12 NO

2459 LONDON PLANE 32 YES

2460 PAPER BIRCH 22 YES

7544 SHORE PINE 13 YES

7545 NORWAY MAPLE 17 YES

7546 NORWAY MAPLE 18 YES

7547 DOUGLAS-FIR 31 YES

7549 DOUGLAS-FIR 10 YES

7550 SHORE PINE 15 YES

7551 SHORE PINE 15 YES

7552 NORWAY MAPLE 13 YES

7553 DOUGLAS-FIR 22 YES

7554 NORWAY MAPLE 26 NO

7556 AUSTRIAN PINE 24 NO

7557 SWEET CHERRY 22 YES

7558 AUSTRIAN PINE 20 NO

7559 RED OAK 25 YES

7560 RED OAK 39 YES

7561 RED OAK 31 YES

8317 PAPER BIRCH 17 YES

8318 LONDON PLANE 22 YES

8319 LONDON PLANE 29 YES

8320 NORWAY MAPLE 22 YES

8401 RED OAK 2X22 NO

8403 SWEET CHERRY 8 NO

8405 RED OAK 25 NO

8407 RED OAK 25 NO

8408 RED OAK 24 NO

8411 NORWAY MAPLE 32 NO

8416 ENGLISH HAWTHORN 7,8 YES

8417 SWEET CHERRY 7 YES

8418 SWEET CHERRY 10 YES

8419 SWEET CHERRY 10 YES

8420 SWEET CHERRY 12 YES

8421 SWEET CHERRY 10 YES

8422 SWEET CHERRY 7,8 YES

8430 SWEET CHERRY 16 YES

8432 SWEET CHERRY 22 YES

8433 SWEET CHERRY 14 YES

8434 SWEET CHERRY 8 YES

8435 SWEET CHERRY 7 YES

8436 SWEET CHERRY 10 YES

~7 FT WALL
~3 FT WALL

~5 FT WALL

INTERSTATE I-5
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IE (S) IN 4" PVC=231.56'
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IE (SW) IN 6" PVC=231.40'
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DEMOLITION NOTES
1. CONTRACTOR TO REVIEW GEOTECHNICAL REPORT AND EARTHWORK

SPECIFICATIONS FOR GENERAL EXCAVATION, SITE PREPARATION, ETC.
GEOTECHNICAL REPORT PROVIDED BY GEOPACIFIC, DATED JULY 27, 2022.

2. COORDINATE ELECTRICAL, TELECOMMUNICATIONS, AND GAS DEMOLITION,
PROTECTION AND TEMPORARY SERVICES DURING CONSTRUCTION WITH UTILITY
PROVIDERS.

3. DEMOLISH ALL EXISTING SURFACE IMPROVEMENTS WITHIN THE LIMITS OF
DEMOLITION UNLESS NOTED FOR SALVAGE OR PROTECTION.

4. PROTECT IN PLACE ALL UNDERGROUND UTILITIES AND STRUCTURES UNLESS
NOTED OTHERWISE.

5. REMOVE ALL VEGETATION WITHIN DEMOLITION AREAS, OUTSIDE OF TREE
PROTECTION AREAS, UNLESS NOTED OTHERWISE. FOR VEGETATION REMOVAL
WITHIN TREE PROTECTION AREAS COORDINATE WITH ARBORIST.

LEGEND
PROPERTY LINE

REMOVE UTILITY

LIMITS OF DEMOLITION

PROPOSED TREE PROTECTION FENCING
SEE DEMOLITION NOTE 5

TREE REMOVAL PER LANDSCAPE

PROPOSED INLET PROTECTION

DEMOLITION KEY NOTES
REMOVE EXISTING BUILDING AND ASSOCIATED FOUNDATIONS. SEE ARCHITECTURAL DEMOLITION PLAN
FOR REMOVAL INFORMATION.

REMOVE EXISTING ASPHALT AND BASE ROCK. DISPOSE OF RUBBLE AND REFUSE OFF-SITE.

REMOVE EXISTING CONCRETE AND BASE ROCK. DISPOSE OF RUBBLE AND REFUSE OFF-SITE.

REMOVE EXISTING UTILITY PIPING.

REMOVE EXISTING ELECTRICAL STRUCTURE AND ASSOCIATED WIRING AND DISPOSE OF OFF-SITE. SEE
DEMOLITION NOTE 2.

REMOVE EXISTING CURB. DISPOSE OF RUBBLE AND REFUSE OFF-SITE.

REMOVE EXISTING BASKETBALL HOOP STRUCTURE AND DISPOSE OF OFF-SITE.

REMOVE EXISTING CHAIN LINK FENCE AND DISPOSE OF OFF-SITE.

REMOVE EXISTING WALL AND DISPOSE OF OFF-SITE.

REMOVE EXISTING UNDERGROUND ELECTRICAL OR TELECOMMUNICATIONS  LINE TO LIMITS SHOWN. SEE
DEMOLITION NOTE 2.

REMOVE EXISTING HEDGE.

REMOVE EXISTING UTILITY PIPING. CUT AND CAP AT LIMITS OF DEMOLITION. PRIOR TO DEMOLITION, FIELD
VERIFY SANITARY LINE ONLY SERVICES BUILDING A. IF OTHERWISE, NOTIFY ENGINEER OF RECORD
IMMEDIATELY.

RELOCATE TRANSFORMER. SEE DEMOLITION NOTE 2.

REMOVE EXISTING UTILITY PIPING. CUT AND CAP AT LIMITS OF DEMOLITION.
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IE (W) IN 6" PVC=231.46'

IE (NE) OUT 8" PVC=231.30'

IE (SW) IN 6" PVC=231.40'
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STORM DRAIN KEY NOTES
PROPOSED STORM MANHOLE

PROPOSED WATER QUALITY MANHOLE
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SANITARY SEWER KEY NOTES
PROPOSED SANITARY MANHOLE CONNECTION
TO EXISTING SANITARY LINE

PROPOSED SANITARY MANHOLE

PROPOSED SANITARY CONNECTION TO
EXISTING SANITARY LINE
PROPOSED SANITARY CONNECTION WITH
BUILDING
PROPOSED SANITARY CONNECTION TO
EXISTING SANITARY MANHOLE

PROPOSED SANITARY CLEANOUT

PROPOSED RECONNECTION TO EXISTING
BUILDING SERVICE
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WATER SYSTEM KEY NOTES
PROPOSED DOMESTIC WATER CONNECTION
TO EXISTING WATERLINE. VERIFY EXISTING
WATERLINE LOCATION.

PROPOSED DOMESTIC WATER CONNECTION
WITH BUILDING.

PROPOSED FIRE SERVICE CONNECTION TO
EXISTING WATERLINE. VERIFY EXISTING
WATERLINE LOCATION.

PROPOSED FIRE SERVICE CONNECTION WITH
BUILDING.
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BUILDING STANDARDS
TUALATIN MUNICIPAL CODE (TMC) CHAPTER 42

REQUIRED PROPOSED

FRONT SETBACK 35' 281'

SIDE AND REAR SETBACK 20' 20'

MINIMUM DISTANCE BETWEEN
BUILDINGS 10' 15'

SITE INFORMATION
SITE ADDRESS TAX LOT
7800 SW SAGERT STREET &
20400 SW MARTINAZZI AVENUE
TUALATIN, OREGON 97062

2S125BA00100

JURISDICTION FLOOD HAZARD
CITY OF TUALATIN MAP NUMBERS: 41067C0607E

ZONE X (UNSHADED)

ZONING GROSS SITE AREA
EXISTING = RMH
PROPOSED = RMH
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ALDEN APARTMENTS - TUALATIN, OREGON
COLRICH COMMUNITIES 

505 W, Broadway, Ste 1080
San Diego, CA 92101
858.350.0544

727.013
09.01.2022

JOB NO.
DATE

NORTH

A1

New multi-family 
units proposed in 
existing vacant area

New multi-family 
unitsproposed in 
existing vacant area

New multi-family units 
proposed, removing 
two existing buildings

DAHLIN GROUP ARCHITECTURE | PLANNING

Alden Apartments

WWW.DAHLINGROUP.COM

COLRICH COMMUNTIES

7800 SW SAGERT & 20400 SW MARTINAZZI AVE | TUALATIN, OREGON

N
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727.013 | 08.30.2022

“A1”

“B1”

“C1”

“C2”

“D2”
“E2”

“F2”

“G2”
“H2”

SW MARTINAZZI AVENUE

“I2”

“J2” “K2”

“L2”

“M2”

“N2”

“O2”

“P2”

“Q2”

“R2”

“S2”

“T2”

“D1”

“E1”

“F1”

“G1”

“H1”

“I1”

“J1”

“K1”

“L1”

PLAY AREA 1

PLAY AR
EA 2

P
LAY A

R
EA

 3

PLAY AREA 4

PLAY AREA 5

“M1”

“N1”

“O1”

“P1”

“Q1”

covered parking

“R1”

SW
 SA

G
ER

T STR
EET

PROJECT SUMMARY
Approximate Lot Area: 727,859 sq.ft. | 16.7 acres

Zoning Designation: RMH (Medium High Density)

Maximum Density: 250 units (at 15 units/acre)
Minimum Density: 183 units (at 11units/acre)
Maximum Coverage: 291,144 sq.ft. (at 40%)
Minimum Open Space Requirements: 450 sq.ft./dwelling unit 
 breakdown-
 Common Space Required: 300 sq.ft./d.u.
 Children Play Area Required: 150 sq.ft./d.u.
 - does not apply to duplexes/townhomes

*the following numbers are estimates*

As Built Project Stats:

Number of Units: 211
Number of Buildings: 26
Number of Parking Spaces: 372
Coverage Provided: 85,251 sq.ft. (12%)
Common Space Required: 87,750 sq.ft.
All Open Space (inlcuding landscape): ~246,473 sq.ft.

Proposal Project Stats:
*proposing to demolish two existing buildings

Number of Units: 240
Number of Buildings: 36 
Number of Parking Spaces: 442
Coverage Provided: 90,223 sq.ft. (12%)

Shared Outdoor Area Required: 108,000 sq.ft. 
 breakdown- 
 -Common Space Required: 72,000 sq.ft.
 -Children Play Area Required: 36,000 sq.ft.

Shared Outdoor Area Provided: 122,521 sq.ft. 
 breakdown- 
 -Common Space Provided: 83,776 sq.ft.
 -Children Play Area Provided: 38,459 sq.ft.

Approximate Landscaping Area: 245,007 sq.ft. (33%)

key

 Landscaping
 
 Common Space
 
 Children Play Area
 
 Bluff

I 5
I 205

Interchange

SITE PLAN

CGarrido
Snapshot
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SITE AERIAL 

SCALE: N.T.S.
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FRONT 
PERSPECTIVE

SCALE: N.T.S.
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JOB NO.
DATE

A7

KEYNOTES:

1.	FIBER CEMENT LAP SIDING – 6” EXPOSURE
2.	FIBER CEMENT BOARD AND BATTEN SIDING – 16” O.C.
3.	COMPOSITION ASPHALT SHINGLE ROOFING
4.	VINYL WINDOW
5.	ORNAMENTAL WOOD KICKER
6.	WOOD POST

7.	METAL DECK RAILING
8.	METAL ENTRY AWNING
9.	METAL SECTIONAL GARAGE DOOR
10.	 FIBERGLASS ENTRY DOOR
11.	 DECORATIVE ENTRY LIGHT
12.	 PATIO WALL WITH METAL GATE
13.	 UTILITIES

2

2 3
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5

91
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2
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4

1

C
REAR EXTERIOR ELEVATION

A
FRONT EXTERIOR ELEVATION

D
RIGHT EXTERIOR ELEVATION

B
LEFT EXTERIOR ELEVATION

6

6

1

7

7

12

12

13

BUILDING TYPE A - 
3-PLEX ELEVATIONS
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KEYNOTES:

1.	FIBER CEMENT LAP SIDING – 6” EXPOSURE
2.	FIBER CEMENT BOARD AND BATTEN SIDING – 16” O.C.
3.	COMPOSITION ASPHALT SHINGLE ROOFING
4.	VINYL WINDOW
5.	ORNAMENTAL WOOD KICKER
6.	WOOD POST

7.	METAL DECK RAILING
8.	METAL ENTRY AWNING
9.	METAL SECTIONAL GARAGE DOOR
10.	 FIBERGLASS ENTRY DOOR
11.	 DECORATIVE ENTRY LIGHT
12.	 PATIO WALL WITH METAL GATE
13.	 UTILITIES

BUILDING TYPE B - 
4-PLEX ELEVATIONS
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BUILDING TYPE C - 
5-PLEX ELEVATIONS
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KEYNOTES:

1.	FIBER CEMENT LAP SIDING – 6” EXPOSURE
2.	FIBER CEMENT BOARD AND BATTEN SIDING – 16” O.C.
3.	COMPOSITION ASPHALT SHINGLE ROOFING
4.	VINYL WINDOW
5.	ORNAMENTAL WOOD KICKER
6.	WOOD POST

7.	METAL DECK RAILING
8.	METAL ENTRY AWNING
9.	METAL SECTIONAL GARAGE DOOR
10.	 FIBERGLASS ENTRY DOOR
11.	 DECORATIVE ENTRY LIGHT
12.	 PATIO WALL WITH METAL GATE
13.	 UTILITIES
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ACCENT COLOR 1
ENTRY DOOR
Seaworthy SW 7620 by Sherwin Williams

4

EXTERIOR SIDING 1
SMOOTH FIBER CEMENT SIDING - 6” REVEAL
Extra White SW 7006 by Sherwin Williams

1

ROOFING 
COMPOSITION SHINGLE ROOF 
Driftwood by Owens Corning

5

EXTERIOR SIDING 2
SMOOTH FIBER CEMENT SIDING - 
BOARD AND BATTEN
Iron Ore SW 7069 by Sherwin Williams

2

EXTERIOR SIDING 3
SHIPLAP SIDING
Fiber Cement Siding
Wood Texture, Finish T.B.D.

3

COLORS + 
MATERIALS

COLORS + MATERIALS

521 4 3

SCALE: N.T.S.

CGarrido
Text Box
CEDARMILL FIBER CEMENT SIDING - 6" REVEAL
Mountain Cedar by Woodtone
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SITE CARPORT

A
PERSPECTIVE AT BUILDINGS J1 & K1

B
SECTION PER MANUF.

C
ROOF PLAN PER MANUF.

SCALE: N.T.S.

KEYNOTES:

1.	EXISTING LANDSCAPE AND HARDSCAPE TO REMAIN
2.	EXISTING BUILDINGS TO REMAIN
3.	NEW CARPORT STRUCTURE BY OTHERS, STANDING SEAM METAL 

ROOF O/ ROOF DECK, PAINT COLOR T.B.D.
4.	EXISTING PARKING TO BE RESTRIPED

CGarrido
Snapshot
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FIRST FLOOR 217 SF
SECOND FLOOR 583 SF
THIRD FLOOR 559 SF
TOTAL LIVING AREA 1,359 SF
2-CAR GARAGE 414
DECK 75
PATIO 103
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STORAGE 2ND LEVEL 21
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TOTAL LIVING AREA 1,359 SF
2-CAR GARAGE 414
DECK 75
PATIO 103
STORAGE 1ST LEVEL 28
STORAGE 2ND LEVEL 21

1/4" = 1'-0" 1 UNIT PLAN A - FIRST FLOOR
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1/4" = 1'-0" 3 UNIT PLAN A - THIRD FLOOR

ALDEN APARTMENTS - TUALATIN, OREGON
COLRICH COMMUNITIES 

505 W, Broadway, Ste 1080
San Diego, CA 92101
858.350.0544

727.013
09.01.2022

JOB NO.
DATE

A12

UNIT FLOOR PLANS

SCALE: 1/4” = 1’-0”
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SECOND FLOOR 589 SF
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TOTAL LIVING AREA 1,325 SF
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DECK 64 SF
PATIO 157 SF
STORAGE 1ST LEVEL 18 SF
STORAGE 2ND LEVEL 22 SF
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Alden Apartments – Tualatin, Oregon 

Tree Assessment Report 
August 24, 2022 

MHA22026 

 
Purpose 
This Tree Assessment Report for the Alden Apartments project site located at 7800 SW Sagert Street in 
Tualatin, Oregon, is provided pursuant to City of Tualatin Development Code (TDC) Chapter 33.110. This 
report describes the existing trees located on the project site, as well as recommendations for tree 
removal, retention and protection during construction. This report is based on observations made by 
International Society of Arboriculture (ISA) Board Certified Master Arborist (PN‐6145B) and Qualified 
Tree Risk Assessor Morgan Holen during a site visit conducted on July 27, 2022 and subsequent 
coordination with the design team.  

 
Scope of  Work and Limitations 
Morgan Holen & Associates, LLC, was contracted by 3J Consulting to collect tree inventory data, assist 3J 
Consulting in developing the tree preservation plan drawing, and prepare this tree assessment report.  
 
Prior to our fieldwork, an existing conditions survey was provided by 3J Consulting illustrating the 
location of existing trees and tree survey point numbers. The survey crew physically marked the existing 
trees with numbered aluminum tree tags corresponding with each survey point number. We performed 
Visual Tree Assessment (VTA) on each surveyed tree. VTA is the standard process whereby the inspector 
visually assesses the tree from a distance and up close, looking for defect symptoms and evaluating 
overall condition and vitality of individual trees. Trees were evaluated in terms of species, size, general 
condition and potential construction impacts. This level of assessment does not constitute a tree risk 
assessment. 
 
Following our fieldwork, the tree inventory data was submitted to 3J Consulting to develop the 
proposed tree preservation plan. The driplines of individual trees are plotted to scale on the drawing 
based on our crown radius data in order to identify the critical root zone of each tree. We coordinated 
with 3J Consulting to review and comment on several iterations of the tree preservation plan; this 
coordination included recommendations for tree removal and protection, as well as site plan 
modifications to allow for tree protection. The final plan is described in this report. 

The client may choose to accept or disregard the recommendations contained herein, or seek additional 
advice. Neither this author nor Morgan Holen & Associates, LLC, have assumed any responsibility for 
liability associated with the trees on or adjacent to this site. 
 
General  Description 
The site is an existing apartment complex with trees scattered around parking lots, buildings, and small 
open space areas. Most of the trees appear to have been planted for landscaping purposes. The project 
proposes the addition of 12 new apartment buildings with drive aisles and sidewalks. 

9 7 1 . 4 0 9 . 9 3 5 4
3 Monroe Parkway, Suite P 220  

Lake Oswego, Oregon  97035 
morgan@mholen.comConsulting Arborists and Urban Forest Management 
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In all, 88 trees were inventoried, including two trees measuring smaller than eight inches in diameter 
(#8417 and #8435) and 86 trees measuring eight inches and larger in diameter, the City’s threshold 
diameter for regulated trees. Thirteen different tree species were identified. Table 1 provides a 
summary of the number of inventoried trees by species. 

Table 1. Number of Inventoried Trees by Species – Alden Apartments, Tualatin. 

Common Name  Species Name  Total  Percent 

Austrian pine  Pinus nigra  2 9% 

Douglas‐fir  Pseudotsuga menziesii  11 13% 

English hawthorn  Crataegus monogyna  2 2% 

London plane  Platanus × acerifolia  3 3% 

Norway maple  Acer platanoides  18 20% 

paper birch  Betula papyrifera  2 2% 

red oak  Quercus rubra  9 10% 

scarlet oak  Quercus coccinea  8 5% 

serviceberry  Amelanchier alnifolia  1 1% 

shore pine  Pinus contorta  4 5% 

silver maple  Acer saccharinum  11 13% 

sweet cherry  Prunus avium  14 16% 

weeping willow  Salix babylonica  1 1% 

Total  88 100% 

 
Trees widely accepted as being invasive species in our region were most common, accounting for 34 
(39%) of the inventoried trees, including: two English hawthorns (Crataegus monogyna) and 14 sweet 
cherries (Prunus avium – including the two trees smaller than eight inches) that appear to have sprouted 
from natural regeneration; and, 18 Norway maples (Acer platanoides) that appear to have been planted 
for landscaping purposes. The other 54 (61%) trees include a diverse mix of species that appear to have 
been planted for landscaping purposes. In terms of general condition, 64 (73%) trees are in fair 
condition, while two (2%) are dead, 10 (11%) are in poor condition, and 12 (14%) are in good condition. 

A complete description of individual trees is provided in the enclosed tree data.   
 
Tree Plan Recommendations 
Prior to preparation of this report we coordinated with 3J Consulting, Inc. in regard to the best existing 
trees and potential construction impacts, and reviewed and considered the approval criteria identified 
in the Tualatin Development Code Section 33.110.5 which requires a detailed justification for proposed 
tree removal. The enclosed tree data and this written report address the relevant criteria. 

The two invasive sweet cherries smaller than eight inches in diameter are both planned for removal 
because of poor structure including extensive ivy and unbalanced crowns; however, these trees are too 
small to be regulated by the City’s tree removal requirements. 
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Of the 86 regulated trees, 37 are planned for retention with tree protection measures. The tree 
preservation plan depicts the location of tree protection fencing and tree protection specifications are 
provided at the end of this report. The other 49 trees are planned for removal with the proposed 
development. Note that there are numerous other existing trees located on the Alden Apartments 
property which are well beyond the limits of proposed work and unaffected by the project. 

Individual trees recommended for removal were assigned a reason for removal (shown for each tree to 
be removed under “criteria” in the enclosed tree inventory data) based on the City’s tree removal 
criteria as follows: 

Approval Criteria for Tree Removal per TDC 33.110.5: 

(a) An applicant must satisfactorily demonstrate that at least one of the following criteria are met: 
(i) The tree is diseased and: 

(A) The disease threatens the structural integrity of the tree; or 
(B) The disease permanently and severely diminishes the esthetic value of the tree; or  
(C) The continued retention of the tree could result in other trees being infected 

with a disease that threatens either their structural integrity or esthetic value. 
(i) The tree represents a hazard which may include but not be limited to: 

(A) The tree is in danger of falling; or 
(B) Substantial portions of the tree are in danger of falling. 

(ii) It is necessary to remove the tree to construct proposed improvements based on 
Architectural Review approval, building permit, or approval of a Subdivision or Partition 
Review. 

(b) If none of the conditions in TDC 33.110(5)(a) are met, the certified arborist must evaluate the 
condition of each tree. 

(i) Evergreen Trees. An evergreen tree which meets any of the following criteria as 
determined by a certified arborist will not be required to be retained: 

(A) Trunk Condition—extensive decay and hollow; or 
(B) Crown Development—unbalanced and lacking a full crown; 

(ii) Deciduous Trees. A deciduous tree which meets any of the following criteria as 
determined by a certified arborist will not be required to be retained: 

(A) Trunk Condition—extensive decay and hollow; 
(B) Crown Development—unbalanced and lacking a full crown; or 
(C) Structure—Two or more dead limbs. 

 
Removal of 35 of the 49 regulated trees planned for removal is necessary to construct proposed 
improvements. The tree preservation plan shows that these trees are within the footprint of proposed 
buildings, drive aisles, sidewalks and retaining wall or within areas of required grading with severe 
impacts within critical root zones. The other 14 regulated trees planned for removal are all deciduous 
trees with poor crown development or poor structure including 13 invasive species trees and one 29‐
inch diameter silver maple (Acer saccharinum), tree #1122. Tree #1122 is in poor condition and with 
very poor structure including multiple upright leaders, a history of branch failure, and numerous 
epicormic sprouts; it is not suitable for preservation with removal of the row of trees to the south which 
are all well within the proposed building footprint.  

Table 2 provides a summary of the number of inventoried trees planned for retention and removal. 
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Table 2. Number of Inventoried Trees by Proposed Treatment – Alden Apartments, Tualatin. 

Treatment  
 

Total 
 

Percent 
Retain  37  42%

Remove  51  58%

   Remove to Construct Proposed Improvements (criteria a‐iii)  35  40%

   Remove for Poor Crown Development (criteria b‐ii‐B)  8  9%

   Remove for Poor Structure (criteria b‐ii‐C)  6  7%

   Trees <8” DBH Planned for Removal Two or more dead limbs  2  2%

Percent of Total  88  100%

 
Tree Protection Recommendations   
Trees recommended for preservation will need special consideration to assure their protection during 
construction. We coordinated with 3J Consulting to specify the proposed location of tree protection 
fencing, which is proposed at the dripline of protected trees where feasible and with very minor 
encroachments at the outer edges of critical root zones otherwise. The following tree protection 
specifications are consistent with the tree preservation standards provided in TDC 73B.080 and should 
be copied onto construction documents as direction to the contractor. 

 
Tree Protection Specifications 

1. Preconstruction Conference. The project arborist shall be on site to discuss methods of 
tree removal and tree protection prior to any construction.  

2. Protection Fencing. All trees to be retained shall be protected by 5‐foot‐tall metal 
fencing secured to steel posts placed no further than 8‐feet apart and shall be installed 
as depicted on the tree preservation plan. Trees located farther than 30‐feet from 
construction activity do not require tree protection fencing.   

3. Tree Protection Zone Maintenance. The protection fencing shall not be moved, 
removed, or entered by equipment except under direction of the project arborist. The 
contractor shall not store materials or equipment within the TPZ. 

4. Erosion Control. Beneath the dripline of protected trees, erosion control fencing shall 
not be trenched in per manufacturer’s specifications to avoid root impacts. Instead, 
alternative means of erosion control are required, such as wrapping the base of silt 
fencing around a straw wattle and staking the wattle into the ground or using compost 
socks or straw wattles staked into the ground in lieu of silt fencing. 

5. Crown Pruning. The project arborist can help identify where crown pruning is necessary 
to provide construction clearance and remove dead and defective branches for safety 
once trees planned for removal have been removed and the site is staked and prepared 
for construction. Pruning shall be performed by a Qualified Tree Service and conducted 
in accordance with ANSI A300 pruning standards and ISA Best Management Practices for 
pruning. 
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6. Excavation. Excavation beneath protected tree driplines shall be avoided if alternatives 
are available. If excavation is unavoidable, the project arborist shall evaluate the 
proposed excavation to determine methods to minimize impacts to trees. Root pruning 
shall be directed and documented by the project arborist.  

7. Landscaping. Following construction and where landscaping is desired, apply 
approximately 3‐inches of mulch beneath the dripline of protected trees, but not 
directly against tree trunks. If irrigation is used, use drip irrigation installed at native 
grade only (no trenching) beneath the driplines of protected trees. 

 
Please contact us if you have questions or need any additional information. Thank you for choosing 
Morgan Holen & Associates, LLC, to provide consulting arborist services for the Alden Apartments 
project in Tualatin.  

Thank you, 
Morgan Holen & Associates, LLC 
 
 
 

Morgan E. Holen, Member 
ISA Board Certified Master Arborist, PN‐6145B 
ISA Tree Risk Assessment Qualified 
Forest Biologist 

Enclosures:  MHA22026 Alden Apartments – Tree Data 07‐27‐2022 
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No. Sheet Common Name Species Name DBH1 C‐Rad2 Cond3 Comments Treatment Criteria4

1044 1 Austrian pine Pinus nigra 18 14 F Codominant stems with included bark, ivy Retain

1057 1 red oak Quercus rubra 28 18 F

Multiple leaders, upright crown, numerous 

epicormic sprouts  Remove a‐iii

1062 1 Douglas‐fir Pseudotsuga menziesii 26 22 F Dead branches  Retain

1063 1 red oak Quercus rubra 20 22 F

Codominant leaders, dead branches, 

epicormic sprouts  Retain

1064 1 Douglas‐fir Pseudotsuga menziesii 21 20 F Lower trunk swelling, crown asymmetry Retain

1065 1 Douglas‐fir Pseudotsuga menziesii 22 16 F Crown asymmetry  Retain

1066 1 Douglas‐fir Pseudotsuga menziesii 24 12 F Crook in lower trunk, high live crown  Retain

1078 1 Norway maple Acer platanoides 19 24 F

Codominant leaders, one‐sided crown with 

lean west Remove b‐ii‐B

1079 1 Norway maple Acer platanoides 10 14 F Small and high live crown  Remove b‐ii‐B

1081 1 Norway maple Acer platanoides 15 16 F Mostly one‐sided crown to north Remove a‐iii

1085 1 scarlet oak Quercus coccinea 32 30 F

History of branch failure, dead branches, 

high live crown, large diameter scaffold 

leaders, numerous epicormic sprouts, 

extensive ivy  Remove a‐iii

1086 1 scarlet oak Quercus coccinea 29 22 F

History of branch failure, dead branches, 

high live crown, large diameter scaffold 

leaders, numerous epicormic sprouts, 

extensive ivy  Remove a‐iii

1110 2 silver maple Acer saccharinum 40 35 F

History of large branch failure, poor crown 

structure, numerous epicormic sprouts, 

expansive surface roots  Remove a‐iii

1111 2 silver maple Acer saccharinum 14 6 P Small and high live crown  Remove a‐iii

Morgan Holen & Associates
Consulting Arborists and Urban Forest Management

3 Monroe Parkway, Suite P220, Lake Oswego, OR  97035
morgan@mholen.com | 971.409.9354
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No. Sheet Common Name Species Name DBH1 C‐Rad2 Cond3 Comments Treatment Criteria4

1115 2 silver maple Acer saccharinum 28 42 F

Multiple attachments, included bark, 

numerous epicormic sprouts, expansive 

surface roots Remove a‐iii

1122 2 silver maple Acer saccharinum 29 24 P

Multiple upright leaders, history of branch 

failure, numerous epicormic sprouts; not 

suitable for retention with adjacent tree 

removal  Remove b‐ii‐B

1297 3 Norway maple Acer platanoides 19 22 G Crimson King variety Remove a‐iii

1380 3 Norway maple Acer platanoides 14 17 F

Crook in lower trunk, self‐correcting lean, 

some twig dieback and small broken 

branches  Retain

1381 3 scarlet oak Quercus coccinea 28 32 F

History of large branch failure, numerous 

epicormic sprouts  Remove a‐iii

1382 3 scarlet oak Quercus coccinea 30 18 F

Codominant leaders with included bark 

and tight attachment  Remove a‐iii

1494 2 Norway maple Acer platanoides 18 18 F

Crimson King variety, surrounded by dense 

invasive vegetation  Retain

1497 2 silver maple Acer saccharinum 23 28 F

Multiple leaders, history of branch failure, 

surrounded by dense invasive vegetation  Retain

1499 2 Norway maple Acer platanoides 18 12 F Retain

1502 2 Austrian pine Pinus nigra 16 16 F Multiflora rose infesting crown Retain

1504 2 Norway maple Acer platanoides 16 14 F Codominant stems with included bark  Retain

1506 2 silver maple Acer saccharinum 31 30 F

History of branch failure, multiple upright 

leaders with included bark  Retain

1508 2 silver maple Acer saccharinum 18 20 F

History of branch failure, poor crown 

structure  Retain

1511 2 Norway maple Acer platanoides 16 20 F Crimson King variety, self‐correcting lean  Retain

Morgan Holen & Associates
Consulting Arborists and Urban Forest Management

3 Monroe Parkway, Suite P220, Lake Oswego, OR  97035
morgan@mholen.com | 971.409.9354
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1513 2 silver maple Acer saccharinum 32 34 F

Multiple stems and leaders with included 

bark  Retain

1519 3 Austrian pine Pinus nigra 14 12 F

Dead and broken branches, surrounded by 

dense invasive vegetation, multiflora rose 

growing up trunk Retain

1521 3 Austrian pine Pinus nigra 16 14 F

Surrounded by dense invasive vegetation, 

multiflora rose growing up trunk Retain

1524 3 Norway maple Acer platanoides 20 24 G Retain

1673 2 silver maple Acer saccharinum 34 18 F

History of large branch failure, poor crown 

structure, numerous epicormic sprouts  Remove a‐iii

1674 2 silver maple Acer saccharinum 26 32 F

Multiple attachments, history of branch 

failure, mostly one‐sided crown to west  

with excessive lean and crown weight Remove a‐iii

1675 2 silver maple Acer saccharinum 26 30 F

Codominant stems, one failed leaving 

large torn wound, other with codominant 

leaders  Remove a‐iii

1676 2 Norway maple Acer platanoides 22 32 F Multiple leaders  Retain

1682 2 Douglas‐fir Pseudotsuga menziesii 31 28 G Remove a‐iii

1683 2 Douglas‐fir Pseudotsuga menziesii 32 20 G Trunk is off‐center at about 25' a.g.l. Remove a‐iii

1685 2 Douglas‐fir Pseudotsuga menziesii 27 18 G Remove a‐iii

1687 2 Norway maple Acer platanoides 15 16 F Some dieback  Retain

1689 2 weeping willow Salix babylonica 7,14,20 30 F

Codominant stems, one‐sided with lean 

south, crossing and rubbing branches  Retain

1692 2 shore pine Pinus contorta 15,17 12 F

Codominant stems and leaders, one with 

previous top failure, sequoia pitch moth  Retain

1693 2 Austrian pine Pinus nigra 21 16 F

Codominant stems and leaders with 

included bark and tight attachments  Retain

Morgan Holen & Associates
Consulting Arborists and Urban Forest Management

3 Monroe Parkway, Suite P220, Lake Oswego, OR  97035
morgan@mholen.com | 971.409.9354
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1694 2 Austrian pine Pinus nigra 2x22 20 F Codominant stems with included bark  Retain

2001 add Douglas‐fir Pseudotsuga menziesii 9,14 14 F Suppressed spur leader, crown asymmetry  Retain

2329 2 English hawthorn Crataegus monogyna 8,2x14 18 F Codominant stems  Retain

2334 2 serviceberry Amelanchier alnifolia 7,8,12 18 F

Multiple stems, surrounded by dense 

invasive vegetation, ivy up trunks Retain

2459 1 London plane Platanus × acerifolia 32 26 G Expansive surface roots  Remove a‐iii

2460 1 paper birch  Betula papyrifera 22 28 G Remove a‐iii

7544 1 shore pine Pinus contorta 13 18 F One‐sided crown to south Remove a‐iii

7545 1 Norway maple Acer platanoides 17 22 G Remove a‐iii

7546 1 Norway maple Acer platanoides 18 26 G Remove a‐iii

7547 1 Douglas‐fir Pseudotsuga menziesii 31 24 F

Self‐correcting lean, spur leader, history of 

branch failure, reduced vigor  Remove a‐iii

7549 1 Douglas‐fir Pseudotsuga menziesii 10 7 F Remove a‐iii

7550 1 shore pine Pinus contorta 15 10 F Codominant leaders, dead lower branches Remove a‐iii

7551 1 shore pine Pinus contorta 14 10 F Dead branches, small and high live crown  Remove a‐iii

7552 1 Norway maple Acer platanoides 13 11 F

Self‐correcting lean, spur leader, history of 

branch failure, reduced vigor  Remove a‐iii

7553 1 Douglas‐fir Pseudotsuga menziesii 22 16 F Crown asymmetry  Remove a‐iii

7554 1 Norway maple Acer platanoides 26 22 F

Missing bark 0‐5' south face, codominant 

leaders, large and expansive surface roots  Retain

7556 1 Austrian pine Pinus nigra 24 26 F Crown asymmetry, crooked leader Retain

7557 1 sweet cherry Prunus avium 22 0 D Dead Remove b‐ii‐C

7558 1 Austrian pine Pinus nigra 20 20 F

Codominant stems with included bark, 

codominant leaders  Retain

7559 1 red oak Quercus rubra 25 30 F Numerous epicormic sprouts  Remove a‐iii

7560 1 red oak Quercus rubra 39 44 G Codominant stems with included bark  Remove a‐iii

7561 1 red oak Quercus rubra 31 22 G Crown asymmetry  Remove a‐iii

Morgan Holen & Associates
Consulting Arborists and Urban Forest Management

3 Monroe Parkway, Suite P220, Lake Oswego, OR  97035
morgan@mholen.com | 971.409.9354
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8317 1 paper birch  Betula papyrifera 17 22 P

Twig dieback, poor crown structure with 

leaning over‐extended lateral limbs  Remove a‐iii

8318 2 London plane Platanus × acerifolia 22 22 F Reduced vigor, expansive surface roots  Remove a‐iii

8319 2 London plane Platanus × acerifolia 29 23 F Codominant stems, one topped leader Remove a‐iii

8320 1 Norway maple Acer platanoides 22 24 G

Codominant leaders, very large and 

expansive surface root extending west Remove a‐iii

8401 1 red oak Quercus rubra 2x22 14 F

Codominant stems, upright crown, 

numerous epicormic sprouts  Retain

8403 1 sweet cherry Prunus avium 8 12 F One‐sided crown with lean east Retain

8405 1 red oak Quercus rubra 25 22 F

Codominant leaders, numerous epicormic 

sprouts  Retain

8407 1 red oak Quercus rubra 25 15 F

Upright crown, numerous epicormic 

sprouts  Retain

8408 1 red oak Quercus rubra 24 14 F

Self‐correcting lean, numerous epicormic 

sprouts  Retain

8411 1 Norway maple Acer platanoides 32 18 F Self‐correcting lean, crown asymmetry  Retain

8416 2 English hawthorn Crataegus monogyna 7,8 12 F Invasive species; extensive ivy  Remove b‐ii‐B

8417 2 sweet cherry Prunus avium 7 10 F

Invasive species;  small and high live 

crown, ivy Remove b‐ii‐B

8418 2 sweet cherry Prunus avium 10 8 F

Invasive species;  small and high live 

crown, ivy Remove b‐ii‐B

8419 2 sweet cherry Prunus avium 10 14 F Invasive species Remove a‐iii

8420 2 sweet cherry Prunus avium 12 8 P Invasive species; mostly dead  Remove b‐ii‐C

8421 2 sweet cherry Prunus avium 10 8 P Invasive species; mostly dead  Remove b‐ii‐C

8422 2 sweet cherry Prunus avium 7,8 10 P

Invasive species; very extensive ivy 

infestation  Remove b‐ii‐B

Morgan Holen & Associates
Consulting Arborists and Urban Forest Management

3 Monroe Parkway, Suite P220, Lake Oswego, OR  97035
morgan@mholen.com | 971.409.9354
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8430 2 sweet cherry Prunus avium 16 16 P

Invasive species; very extensive ivy 

infestation, dead and broken branches  Remove b‐ii‐C

8432 2 sweet cherry Prunus avium 22 0 D Invasive species; Dead Remove b‐ii‐C

8433 2 sweet cherry Prunus avium 14 12 P

Invasive species; very extensive ivy 

infestation, dead and broken branches  Remove b‐ii‐C

8434 2 sweet cherry Prunus avium 8 10 P

Invasive species; very extensive ivy 

infestation  Remove b‐ii‐B

8435 2 sweet cherry Prunus avium 7 8 F Invasive species; extensive ivy  Remove b‐ii‐B

8436 2 sweet cherry Prunus avium 10 12 P

Invasive species; very extensive ivy 

infestation  Remove b‐ii‐B
1DBH is tree diameter measured at 4.5‐feet above the ground level, in inches.
2C‐Rad is crown radius measured in feet.
3Cond is an arborist assigned rating to generally describe the condition of individual trees as follows‐ Dead; Poor; Fair; Good; or, Excellent.
4Criteria identifies the applicable approval criteria for proposed tree removal per TDC 33.110(5)):

(i) The tree is diseased and:
(A) The disease threatens the structural integrity of the tree; or
(B) The disease permanently and severely diminishes the esthetic value of the tree; or

               (ii) The tree represents a hazard which may include but not be limited to:
               (A) The tree is in danger of falling; or
               (B) Substantial portions of the tree are in danger of falling.

(b) If none of the conditions in TDC 33.110(5)(a) are met, the certified arborist must evaluate the condition of each tree.

              (A) Trunk Condition‐extensive decay and hollow; or
              (B) Crown Development‐unbalanced and lacking a full crown;

             (A) Trunk Condition‐extensive decay and hollow;
             (B) Crown Development‐unbalanced and lacking a full crown; or
             (C) Structure‐Two or more dead limbs.

               (iii) It is necessary to remove the tree to construct proposed improvements based on Architectural Review approval, building permit, 

              (i) Evergreen Trees.  An evergreen tree which meets any of the following criteria as determined by a certified arborist will not be             

             (ii) Deciduous Trees.  A deciduous tree which meets any of the following criteria as determined by a certified arborist will not be 

(C) The continued retention of the tree could result in other trees being infected with a disease that threatens either their 

(a) An applicant must satisfactorily demonstrate that at least one of the following criteria are met:

Morgan Holen & Associates
Consulting Arborists and Urban Forest Management

3 Monroe Parkway, Suite P220, Lake Oswego, OR  97035
morgan@mholen.com | 971.409.9354



 

Kittelson & Associates, Inc. 

October 4, 2022 

 

Project #: 27813.0 

 

Tony Doran 

City of Tualatin 

18880 SW Martinazzi Avenue 

Tualatin, OR 97206 

RE: Alden Apartments Townhome Redevelopment – Trip Generation and Distribution/Assignment Letter  

Dear Tony: 

ColRich (applicant) is proposing to redevelop a portion of the Alden Apartments located in the southeast 

corner of the SW Martinazzi Avenue/SW Sagert Street intersection in Tualatin. The development plan 

proposes to remove 15 apartment units and construct 45 townhome units and associated amenities. 

Access to the townhomes will be provided by the existing driveways to the Alden Apartments on SW Sagert 

Street and SW Martinazzi Avenue. No new driveways are proposed nor modifications to off-site 

intersections. 

This letter provides trip generation and trip distribution/assignment estimates for the proposed 

redevelopment in accordance with Tualatin Development Code Section 74.440. As documented herein, 

the proposed redevelopment is estimated to generate fewer than 500 daily trips and fewer than 60 

morning and evening peak hour trips. In addition, the proposed redevelopment is expected to generate 

fewer than 20 large truck trips per day. Therefore, a full transportation impact analysis is not expected to be 

required per Tualatin Development Code Section 74.440 and the following trip generation and trip 

distribution estimates are expected to satisfy the requirements of the Tualatin Development Code. 

TRIP GENERATION 

Trip generation estimates were prepared for the proposed redevelopment based on information provided 

in the standard reference, Trip Generation Manual, 11th Edition, published by the Institute of Transportation 

Engineers (ITE, Reference 1). ITE land use code 220 (multi-family housing) was used as a basis for the existing 

apartments and ITE land use code 215 (single-family attached housing) was used as a basis for the 

proposed townhomes. Table 1 summarizes the vehicle trip generation estimates for the daily, weekday AM, 

and weekday PM peak hours. 

Table 1: Vehicle Trip Generation Estimates 

Land Use 

ITE 

Code 

Size 

(Units) 

Daily 

Trips 

Weekday AM Peak Hour Weekday PM Peak Hour 

Total In Out Total In Out 

Existing Use 

Apartments 220 15 101 6 1 5 8 5 3 

Proposed Use 

Townhomes 215 45 324 22 7 15 26 15 11 

Net New Trips (Proposed – Existing) 223 16 6 10 18 10 8 

 

As shown in Table 1, the proposed redevelopment is expected to result in a net increase of 223 daily trips, 

including 16 trips (6 inbound, 10 outbound) during the AM peak hour and 18 trips (10 inbound, 8 outbound) 

during the PM peak hour. 

851 SW 6th Avenue, Suite 600 

Portland, OR 97204 

P 503.228.5230   
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Table 2 summarizes the walk + bike + transit trip generation estimates for the daily, weekday AM, and 

weekday PM peak hours. 

Table 2: Walk + Bike + Transit Trip Generation Estimates 

Land Use 

ITE 

Code 

Size 

(Units) 

Daily 

Trips1 

Weekday AM Peak Hour Weekday PM Peak Hour 

Total In Out Total In Out 

Existing Use 

Apartments 220 15 - 0 0 0 0 0 0 

Proposed Use 

Townhomes 215 45 - 5 4 1 8 3 5 

Net New Trips (Proposed – Existing) - 5 4 1 8 3 5 

1. ITE does not provide daily walk + bike + transit trip rates for ITE land use code 220 or 215. 

TRIP DISTRIBUTION/ASSIGNMENT 

The net new vehicle trips shown in Table 1 were distributed onto the study area roadways based on a 

review of major trip origins and destinations in the study area. Figure 1 shows the estimated trip distribution 

pattern for the proposed redevelopment. Figure 1 also shows assignment of the net new vehicle trips at the 

existing driveways and the SW Martinazzi Avenue/SW Sagert Street intersection during the weekday AM 

and PM peak hours. 

SIGHT DISTANCE EVALUATION 

A sight distance evaluation was conducted at the existing site-access driveways on SW Martinazzi Avenue 

and SW Sagert Street based on guidance provided in A Policy on Geometric Design of Highways and 

Streets (AASHTO, Reference 2). Per AASHTO, minimum intersection sight distance (ISD) recommendations 

are determined by several factors, including the design speed of the respective roadways. The posted 

speed limit on SW Martinazzi Avenue is 25 miles per hour (mph) and the posted speed limit on SW Sagert 

Street is 35 mph. Table 3 summarizes the minimum ISD recommendations for the site-access driveways 

based on the posted speed limit. 

Table 3: Sight Distance Evaluation Summary 

Intersection 

Posted 

Speed Limit 

AASHTO Minimum ISD Recommendations 

Field 

Measurements Met? 

Case B1, Left Turn 

from the Minor Road 

Case B2, Right Turn 

from Stop 

SW Martinazzi Avenue/ 

Site-Access Driveway  
25 MPH 280 Feet 240 Feet 

450 feet (north) 

280 feet (south) 
Yes 

SW Sagert Street/ 

Site-Access Driveway 
35 MPH 390 Feet 335 Feet 

390 Feet (east) 

390 Feet (west) 
Yes 

 

ISD was measured at the site-access driveways in July 2022. Per AASHTO, ISD was measured 14.5 feet from 

the edge of the nearest travel lane, from a driver’s eye height of 3.5 feet, to an object height of 3.5 feet 

above the roadway surface. As shown in Table 3, field measurements indicate that the minimum ISD 

requirements are met at both site-access driveways. The following photographs illustrate ISD at the existing 

site-access driveways. 
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SW Martinazzi Avenue (Facing North) SW Martinazzi Avenue (Facing South) 

 

  

SW Sagert Street (Facing West) SW Sagert Street (Facing East) 

NEXT STEPS 

We trust this letter provides you with sufficient information on the trip generation and distribution/ 

assignment estimates associated with the proposed redevelopment and sight distance at the existing site-

access driveways. Based on the findings herein, Tualatin Development Code Section 74.440 appears to be 

met. Please confirm that this letter satisfies applicable code criteria and that a full transportation impact 

analysis is not required. 

Sincerely,  

KITTELSON & ASSOCIATES, INC. 

 

 

 

Matt Bell 

Associate Planner 

503.535.7435 

mbell@kittelson.com 

mailto:mbell@kittelson.com
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Designer’s Certification & Statement 

I hereby certify that this Preliminary Stormwater Management Report for the Alden Apartments development 

has been prepared by me or under my supervision and meets minimum standards of the City of Tualatin, 

Clean Water Services, ODOT, and normal standards of engineering practice. I hereby acknowledge and agree 

that the jurisdiction does not and will not assume liability for the sufficiency, suitability, or performance of 

drainage facilities designed by me. 
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Executive Summary 

The Alden Apartments project is proposed at 7800 SW Sagert Street & 20400 SW Martinazzi Avenue (tax lot 

2S125BA0100), Tualatin, Washington County, Oregon. The property is 16.53 ac in size. This project is within 

the jurisdictions of City of Tigard and CWS. The project discharges to storm drain infrastructure within ODOT 

ROW. 

This project proposes to redevelop 1.85 acres of the 16.53-ac lot. Proposed improvements include twelve (12) 

new apartment buildings, parking lots, other hardscaping, landscaping, and appurtenant utility 

improvements. Due to the amount of impervious area modified/created, stormwater management 

approaches must be proposed and will be addressed as follows: 

• Water Quality Treatment 

o Two (2) Infiltration Planters are proposed to treat runoff from post-developed basins in the 

northern and southern portions of the site. 

o A Proprietary Treatment Device (BayFilter Manhole) is proposed to treat runoff from the post-

developed basin consisting of the centrally located, main redevelopment area. 

• Hydromodification Management 

o The proposed Infiltration Planters mentioned above will provide hydromodification 

management for their contributing basins. 

o A 10,500-cf Underground Infiltration Facility is proposed to provide hydromodification 

management for its contributing basin (main redevelopment area). 

• Water Quantity Management 

o A Downstream Analysis will be included in the Final Stormwater Report. If downstream 

deficiencies exist, proposed detention/retention facilities will be designed to mitigate the 25-yr 

storm. 

o Since the project discharges to ODOT storm drain infrastructure, proposed detention/retention 

facilities will be designed to mitigate the 50-yr storm. 

An Operations & Maintenance Plan will be provided in the Final Stormwater Report for all stormwater 

management facilities. 

A Conveyance Analysis will be provided in the Final Stormwater Report demonstrating sufficient flow capacity 

in the proposed private storm drain systems. 

Please refer to this project’s Construction Plans for locations and construction details of all stormwater 

management facilities. 

The purpose of this report is to accomplish the following. 

• Describe pre- and post-developed basins and drainage; 

• Describe the design and analysis of the proposed stormwater management facilities; and, 

• Demonstrate compliance with City of Tualatin, Clean Water Services, and ODOT standards pertaining 

to stormwater management. 
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Project Description 

The Alden Apartments project is proposed at 7800 SW Sagert Street & 20400 SW Martinazzi Avenue, Tualatin, 

Oregon. The property is 16.53 ac in size. This project is within the jurisdictions of City of Tigard and Clean 

Water Services (CWS). The project will also discharge to storm drain infrastructure within ODOT right-of-way 

(ROW). 

This project proposes to redevelop 1.85 acres of the 16.53-ac lot. Proposed improvements include new 

apartment buildings, parking lots, other hardscaping, landscaping, and appurtenant utility improvements. 

Due to the amount of impervious area modified/created, stormwater management approaches must be 

proposed. Runoff from the project site ultimately discharges to Saum Creek. 

The design and analysis of required stormwater management approaches will be per City of Tualatin 

standards, CWS’ Design & Construction Standards for Sanitary Sewer & Surface Water Management (CWS D&C; 

2019), and ODOT’s Hydraulics Design Manual (Apr 2014). 

 
Figure 1 – Vicinity Map 

PROJECT SITE 
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Figure 2 – Site Location 

Existing Conditions 

Site 

In existing conditions, the project site is occupied by The Alden apartment complex, consisting of multiple 

apartment buildings, parking lots, driveways, other hardscaping, and landscaping. The property has a size of 

16.53 ac; however, this project will result in redeveloping 1.85 acres onsite (project site). The two onsite 

basketball courts, two adjacent apartment buildings, and the parking lot nearest the court will be demolished 

for this redevelopment. 

The project site is noncontiguous and was divided into three (3) basins for design and analysis (see Technical 

Appendix: Exhibits – Existing Conditions). The basins were denoted as North Basin, Main Basin, and South 

Basin. 

Flood Map 

The site is located within Zone X (unshaded) per flood insurance rate map (FIRM) community-panel number 

41067C0607E (See Technical Appendix: Exhibits – FIRMette). FEMA's definition of Zone X (un-shaded) is an 

area of minimal flood hazard. 

Soil Type & Infiltration 

USDA Web Soil Survey indicates that the project site is underlain with Hillsboro Loam, which is categorized as 

hydrologic soil group B (See Technical Appendix: Exhibits – Hydrologic Soil Group). Per CWS D&C, Hillsboro 

Loam is expected to have an infiltration rate of approximately 2 in/hr; therefore, infiltration-based facilities 

will be modeled with this design rate for preliminary sizing. Infiltration rates will be confirmed with further 

testing. 

Drainage 

The project site either drains directly to the existing vegetated channel to the east or to the southeast corner 

of the property to two (2) existing catch basins, which proceed to discharge to the vegetated channel. The 

channel conveys flow to storm drain infrastructure within the ODOT right-of-way, which conveys flow easterly 

for approximately 0.5 miles and discharges to Saum Creek. 

PROJECT SITE 
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Basin Areas 

Table 1 shows the existing impervious and pervious areas for each basin (See Technical Appendix: Exhibits – 

Existing Conditions). All existing impervious areas in the basins are expected to be modified. 

Basin 
Impervious Area Pervious Area Subtotal Area 

sf ac sf ac sf ac 

North 967 0.02 5,921 0.14 6,888 0.16 

Main 30,356 0.70 35,260 0.81 65,616 1.51 

South 1,907 0.04 6,000 0.14 7,907 0.18 

Total 33,230 0.76 47,181 1.08 80,411 1.85 

Table 1 – Existing Basin Areas 

Post-Developed Conditions 

Site & Drainage 

This project proposes twelve (12) new apartment buildings, parking lots, other hardscaping, landscaping, and 

appurtenance utilities. The project also proposes storm drain infrastructure to capture and convey runoff 

from the post-developed basins to stormwater management facilities before discharging to the vegetated 

channel to the east as in existing conditions (see Technical Appendix: Exhibits – Post-Developed Conditions). 

Basin Areas 

Table 2 shows the post-developed impervious and pervious areas for each basin (See Technical Appendix: 

Exhibits – Post-Developed Conditions). 

Basin 
Impervious Area Pervious Area Subtotal Area 

sf ac sf ac sf ac 

North 6,428 0.15 460 0.01 6,888 0.16 

Main 58,146 1.33 7,470 0.17 65,616 1.51 

South 6,836 0.16 1,071 0.02 7,907 0.18 

Total 71,410 1.64 9,001 0.21 80,411 1.85 

Table 2 – Post-Developed Basin Areas 

When comparing Tables 1 & 2, the project proposes 38,180 sf (i.e., 71,410 – 33,230) of new impervious area. 

Hydrologic Analysis 

Design Guidelines 

The site is located within the jurisdictions of the City of Tualatin and Clean Water Services (CWS), and 

discharges to storm drain infrastructure under ODOT jurisdiction. The guidelines used for the design of this 

project reflect current City of Tualatin standards, CWS D&C, and ODOT Hydraulics Design Manual. 

Hydrograph Method 

Naturally occurring rainstorms dissipate over long periods of time. An effective way of estimating storm 

rainfall is by using the hydrograph method. The Santa Barbara Urban Hydrograph (SBUH) method was used 

to develop runoff rates, which follows City, CWS, and ODOT standards. The computer software XPSTORM was 

used to perform SBUH calculations to compare predeveloped and post-developed runoff responses. 
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Design Storms 

The Type 1A rainfall distribution (24-hr duration) was used in conjunction with the SBUH. Table 3 shows total 

precipitation depths referenced from the CWS D&C, which were used as multipliers for the Type 1A 

distribution to develop the rainfall distribution for each recurrence interval. 

Recurrence 

Interval (yr) 

Precipitation 

Depth (in) 

2 2.50 

5 3.10 

10 3.45 

25 3.90 

50 4.20 

Table 3 – Design Storms 

Curve Number 

The curve number represents runoff potential from the ground. The major factors for determining runoff 

curve numbers (CN) are hydrologic soil group, cover type, treatment, hydrologic condition, and antecedent 

runoff condition. Table 2-2a from the TR-55 Urban Hydrology for Small Watersheds manual was used to 

determine the appropriate curve numbers (See Technical Appendix: Exhibits – Curve Numbers). 

As indicated previously, the site is underlain by soil type B. In predeveloped conditions, pervious areas were 

modeled with a CN of 55, which is associated with woods in good condition. Per CWS D&C, modified 

impervious areas were modeled with a CN of 75. In post-developed conditions, pervious areas were modeled 

with a CN of 61, which is associated with lawn in good condition. Impervious areas were modeled with a CN 

of 98. 

Time of Concentration 

In accordance with the CWS D&C, the predeveloped time of concentration (Tc) was evaluated per the USDA’s 

TR-55 manual. The Tc’s for North, Main, and South Basins were calculated to be 9, 7, and 8 minutes, 

respectively (See Technical Appendix: Calculations – Time of Concentration). For conservativeness, a Tc of 10 

minutes was assumed for all predeveloped basins. The post-developed Tc for all basins was assumed to be 5 

minutes. 

Basin Runoff 

Pre- and post-developed peak runoff rates for each basin, evaluated using SBUH, are shown in Table 4 (See 

Technical Appendix: Hydrographs). 

Recurrence 

Interval (yr) 

North Basin Peaks (cfs) Main Basin Peaks (cfs) South Basin Peaks (cfs) 

Pre Post Incr. Pre Post Incr. Pre Post Incr. 

2 0.004 0.090 0.086 0.063 0.769 0.706 0.002 0.085 0.083 

5 0.008 0.113 0.105 0.125 0.964 0.839 0.004 0.107 0.103 

10 0.010 0.127 0.117 0.166 1.079 0.913 0.005 0.120 0.115 

25 0.014 0.145 0.001 0.222 1.232 1.010 0.007 0.136 0.129 

50 0.018 0.157 0.139 0.271 1.335 1.064 0.010 0.147 0.137 

Table 4 – Peak Runoff Rates 
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Water Quality Treatment 

Design Criteria 

Per CWS D&C, stormwater treatment facilities are required to be designed to treat all runoff produced during 

the water quality storm event. CWS defines this event as 0.36” of precipitation falling over 4 hours with a 

return period of 96-hours. 

Required Treatment Area 

Per CWS D&C, the impervious area requiring water quality treatment is evaluated as the new impervious area 

plus three times the modified impervious area; the calculation is shown below. It was previously indicated 

that the project results in 38,180 and 33,230 sf of new and modified impervious area, respectively. 

Required Treatment Area = New Impervious Area + 3 x Modified Impervious Area 

= 38,180 sf + 3 X 33,230 sf = 137,870 sf 

The calculated treatment area exceeds the post-developed impervious area (i.e., 71,410 sf); therefore, the 

required treatment area is 71,410 sf. 

LIDA Feasibility 

Per Section 4.05 of the CWS D&C, new development shall reduce its hydrologic impacts through Low Impact 

Development Approaches (LIDA) unless the criteria in 4.05.2 apply. 

Water Quality Approaches 

Infiltration Planters 

Infiltration Planters are proposed to treat runoff from North & South Basins (see Technical Appendix: Exhibits 

– Post-Developed Conditions). The facilities were modeled in XPSTORM to demonstrate that all runoff 

produced during the water quality storm will be filtered through the growing medium with no overflow 

bypass. 

Each Planter will consist of 18” of surface ponding, 18” of growing medium, and 18” of drain rock. Overflow 

will be managed by an 18”-diameter beehive structure with RIM 12” above the bottom of the surface pond; 

this provides 6” of freeboard. The infiltration rate for the growing medium is assumed to be 2 in/hr. The 

porosity of the drain rock is assumed to be 40%. Table 5 outlines the resulting ponding depths within the 

Planters. 

Post-Dev. 

Basin 

CIA 

(sf) 

Infiltration Planters 

Area (sf) WQ Ponding (in)(1) 

North 6,428 520 0.6 

South 6,836 500 0.6 

Table 5 – Infiltration Planters (WQ Compliance) 
(1)Ponding during WQ storm (see Technical Appendix: Hydrographs – Stage Hydrographs) 

The table above demonstrates that all runoff during the water quality storm is expected to infiltrate through 

the growing medium without bypass. 

Proprietary Treatment Device 

Due to site constraints, a BayFilter Manhole (Proprietary Treatment Device) is proposed to treat runoff from 

the Main Basin prior to discharging to an Underground Infiltration Facility (see Technical Appendix: Exhibits – 

Post-Developed Conditions). The treatment manhole will be equipped with BayFilter 545 cartridges, which 

have a treatment capacity of 45 gpm (0.10 cfs). The following equation was used in conjunction with the water 

quality storm event to determine the water quality flow rate for the treatment manhole. 
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Water Quality Flow (WQF) = ( Required Treatment Area, sf ) x 0.36” x (1 ft/12 in) / (4 hr x 3600 sec/1 hr) 

 = ( 58,146 sf ) x 0.36” x (1 ft/12 in) / (4 hr x 3600 sec/1 hr) = 0.12 cfs 

Two (2) BayFilter 545 cartridges can be implemented to treat the WQF above. The treatment capacity of this 

facility is 0.20 cfs. 

Summary of Approaches 

Table 6 summarizes the provided treatment by each proposed approach. 

Post-Dev. 

Basin 
Water Quality Approach 

Impervious 

Area (sf) 

North Infiltration Planter 6,428 

Main Proprietary Treatment Device 58,146 

South Infiltration Planter 6,836 

Total - 71,410 

Table 6 – Summary of Approaches 

The table indicates that the proposed water quality approaches are expected to sufficiently treat the Required 

Treatment Area. 

Pretreatment Manhole 

A pretreatment manhole, per CWS Standard Dwg. No. 250, is proposed upstream of the BayFilter Manhole. 

Inline pretreatment manholes are sized using the 25-year post-developed runoff rate for the contributing 

drainage area. As indicated in Table 4, the 25-yr peak flow for Main Basin was evaluated to be 1.23 cfs. Per 

CWS D&C, the following equation was used to size the manhole. 

Sump Volume = ( 20 cf/1 cfs ) x ( 25-yr Peak Flow ) = ( 20 cf/1 cfs ) x 1.23 cfs = 24.6 cf 

Assuming a 60” manhole, this sump volume results in a required sump depth of 1.25 ft. The sump depth will 

be rounded up to minimum 3 ft, which will be proposed below the invert of the snout. 

Hydromodification Management 

Hydromodification Assessment 

Per the CWS D&C, a Hydromodification Assessment was performed to determine the Project Category of the 

project site. It was established previously that runoff from the project site ultimately discharges to Saum 

Creek. The assessment was based on the following factors. 

• Reach-Specific Risk Level – The CWS Hydromod Planning Tool indicates that the receiving reach 

within Saum Creek has a “Moderate” Risk Level. 

• Development Class – The CWS Hydromod Planning Tool indicates that the entire project site has a 

Development Class of “Developed”. 

• Project Size – Project Size is based on the new & modified impervious areas created by the project. 

The total new and modified impervious area results in a “Medium” Project Size. 

Based on the contributing factors above, this project is considered to be Category 2. 

Hydromodification Approaches 

Infiltration Planters 

Infiltration LIDA Facilities will be implemented to the maximum extent practicable. The two (2) Infiltration 

Planters per Table 5 will also serve as hydromodification approaches and be designed per Standard Sizing. 

Each Planter will capture runoff generated from the 10-yr, 24-hr storm from its contributing basin and 
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infiltrate the volume within 36 hours. Table 7 shows the evaluated peak ponding depths during the 10-yr 

storm for each Planter. 

Post-Dev. 

Basin 

CIA 

(sf) 

Infiltration Planters 

Area (sf) 
10-yr Ponding 

(in)(1) 

North 6,428 520 10.1 

South 6,836 500 9.6 

Table 7 – Infiltration Planters (Hydromod Compliance) 
(1)Ponding during 10-yr storm (see Technical Appendix: Hydrographs – Stage Hydrographs) 

The table above demonstrates that there is no expected overflow bypass during 10-yr storm in each Planter; 

all flow is expected to infiltrate through the growing medium and into the underlying soil 

Underground Infiltration Facility 

Runoff from Main Basin will be managed by a proposed Underground Infiltration Facility. Assuming a design 

infiltration rate of 2 in/hr for the native soil, it was demonstrated that a facility with an area of 2,100 sf and 

maximum depth of 5 ft (i.e., 10,500-cf storage capacity) would sufficiently detain the 10-yr runoff volume and 

infiltrate it within 36 hours. The 10-yr peak ponding depth within this facility was evaluated to be 3.90 ft (see 

Technical Appendix: Hydrographs – Stage Hydrographs). 

Downstream Analysis 

Per TMC 3-5-210, a Review of the Downstream System must be performed to demonstrate public storm lines 

flowing at a maximum 82% full. The analysis will extend downstream to a point at which the runoff from the 

development in a build out condition is less than 10% of the total runoff of the basin in its current 

development status; the analysis will extend downstream for at least 1/4-mile. The downstream system will 

be analyzed for the 2-, 5-, 10- and 25-yr storm events. 

Data on the downstream system has been requested and the Review of the Downstream System will be 

provided in the Final Stormwater Report. If downstream deficiencies exist, onsite detention/retention facilities 

will be sized to mitigate the 25-yr, 24-hr peak flow in addition to other water quantity management 

requirements. 

Water Quantity Management 

All runoff for up to and including the 10-yr storm event is expected to be infiltrated in the Planters and 

Underground Infiltration Facility to comply with hydromodification requirements. Results of the Downstream 

Analysis may require detention of the 25-yr, 24-hr storm event. Furthermore, since the project is discharging 

to ODOT storm drain infrastructure, the post-developed 50-yr, 24-hr peak flow must be mitigated to 

predeveloped levels. 

Table 8 outlines the required release rates for each basin (or cumulatively if over-detention is needed). Full 

details of the detention/retention facilities will be provided in the Final Stormwater Report. 
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Post-Dev. 

Basin 

Predev. Runoff Rates (cfs) 

25-yr 50-yr 

North 0.014 0.018 

Main 0.222 0.271 

South 0.007 0.010 

Total 0.243 0.299 

Table 8 – Required Release Rates 

Conveyance Analysis 

Conveyance calculations will be provided in the Final Stormwater Report that demonstrates sufficient flow 

capacity in proposed private storm drain systems during the 25-yr storm and overland flow to the public 

stormwater system during the 100-yr storm in accordance with City and CWS standards. 

Operations & Maintenance 

An Operations & Maintenance (O&M) Plan will be prepared and provided in the Final Stormwater Report for 

any proposed privately maintained stormwater management facilities. The O&M Plan will be prepared per 

CWS D&C. 

References 

1. Design & Construction Standards for Sanitary Sewer & Surface Water Management. December 2019, 

Clean Water Services 

2. Urban Hydrology for Small Watersheds (Technical Release 55). June 1986, U.S. Department of Agriculture 
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Hydrologic Soil Group

Map unit symbol Map unit name Rating Acres in AOI Percent of AOI

21B Hillsboro loam, 3 to 7 
percent slopes

B 0.9 12.3%

21C Hillsboro loam, 7 to 12 
percent slopes

B 6.5 87.7%

Totals for Area of Interest 7.4 100.0%

Description

Hydrologic soil groups are based on estimates of runoff potential. Soils are 
assigned to one of four groups according to the rate of water infiltration when the 
soils are not protected by vegetation, are thoroughly wet, and receive 
precipitation from long-duration storms.

The soils in the United States are assigned to four groups (A, B, C, and D) and 
three dual classes (A/D, B/D, and C/D). The groups are defined as follows:

Group A. Soils having a high infiltration rate (low runoff potential) when 
thoroughly wet. These consist mainly of deep, well drained to excessively 
drained sands or gravelly sands. These soils have a high rate of water 
transmission.

Group B. Soils having a moderate infiltration rate when thoroughly wet. These 
consist chiefly of moderately deep or deep, moderately well drained or well 
drained soils that have moderately fine texture to moderately coarse texture. 
These soils have a moderate rate of water transmission.

Group C. Soils having a slow infiltration rate when thoroughly wet. These consist 
chiefly of soils having a layer that impedes the downward movement of water or 
soils of moderately fine texture or fine texture. These soils have a slow rate of 
water transmission.

Group D. Soils having a very slow infiltration rate (high runoff potential) when 
thoroughly wet. These consist chiefly of clays that have a high shrink-swell 
potential, soils that have a high water table, soils that have a claypan or clay 
layer at or near the surface, and soils that are shallow over nearly impervious 
material. These soils have a very slow rate of water transmission.

If a soil is assigned to a dual hydrologic group (A/D, B/D, or C/D), the first letter is 
for drained areas and the second is for undrained areas. Only the soils that in 
their natural condition are in group D are assigned to dual classes.

Rating Options

Aggregation Method: Dominant Condition
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Component Percent Cutoff: None Specified 

Tie-break Rule: Higher
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Chapter 2

2–5(210-VI-TR-55, Second Ed., June 1986)

Technical Release 55
Urban Hydrology for Small Watersheds

Estimating Runoff

Table 2-2a Runoff curve numbers for urban areas 1/

Curve numbers for
-------------------------------------------  Cover description  ----------------------------------------- -----------hydrologic soil group -------------

Average percent
Cover type and hydrologic condition impervious area 2/ A B C D

Fully developed urban areas (vegetation established)

Open space (lawns, parks, golf courses, cemeteries, etc.) 3/:
Poor condition (grass cover < 50%) .......................................... 68 79 86 89
Fair condition (grass cover 50% to 75%) .................................. 49 69 79 84
Good condition (grass cover > 75%) ......................................... 39 61 74 80

Impervious areas:
Paved parking lots, roofs, driveways, etc.

(excluding right-of-way) ............................................................. 98 98 98 98
Streets and roads:

Paved; curbs and storm sewers (excluding
right-of-way) ................................................................................ 98 98 98 98
Paved; open ditches (including right-of-way) .......................... 83 89 92 93
Gravel (including right-of-way) ................................................. 76 85 89 91
Dirt (including right-of-way) ...................................................... 72 82 87 89

Western desert urban areas:
Natural desert landscaping (pervious areas only)  4/ ..................... 63 77 85 88
Artificial desert landscaping (impervious weed barrier,

desert shrub with 1- to 2-inch sand or gravel mulch
and basin borders) ...................................................................... 96 96 96 96

Urban districts:
Commercial and business ................................................................. 85 89 92 94 95
Industrial ............................................................................................. 72 81 88 91 93

Residential districts by average lot size:
1/8 acre or less (town houses) .......................................................... 65 77 85 90 92
1/4 acre ................................................................................................ 38 61 75 83 87
1/3 acre ................................................................................................ 30 57 72 81 86
1/2 acre ................................................................................................ 25 54 70 80 85
1 acre ................................................................................................... 20 51 68 79 84
2 acres .................................................................................................. 12 46 65 77 82

Developing urban areas

Newly graded areas
(pervious areas only, no vegetation) 5/ ................................................................ 77 86 91 94

Idle lands (CN’s are determined using cover types
similar to those in table 2-2c).

1 Average runoff condition, and Ia = 0.2S.
2 The average percent impervious area shown was used to develop the composite CN’s. Other assumptions are as follows: impervious areas are

directly connected to the drainage system, impervious areas have a CN of 98, and pervious areas are considered equivalent to open space in
good hydrologic condition. CN’s for other combinations of conditions may be computed using figure 2-3 or 2-4.

3 CN’s shown are equivalent to those of pasture. Composite CN’s may be computed for other combinations of open space
cover type.

4 Composite CN’s for natural desert landscaping should be computed using figures 2-3 or 2-4 based on the impervious area percentage
(CN = 98) and the pervious area CN. The pervious area CN’s are assumed equivalent to desert shrub in poor hydrologic condition.

5 Composite CN’s to use for the design of temporary measures during grading and construction should be computed using figure 2-3 or 2-4
based on the degree of development (impervious area percentage) and the CN’s for the newly graded  pervious areas.



Chapter 2

2–7(210-VI-TR-55, Second Ed., June 1986)

Technical Release 55
Urban Hydrology for Small Watersheds

Estimating Runoff

Table 2-2c Runoff curve numbers for other agricultural lands 1/

         Curve numbers for
---------------------------------------  Cover description  --------------------------------------                 ------------  hydrologic soil group ---------------

Hydrologic
Cover type condition A B C D

Pasture, grassland, or range—continuous Poor 68 79 86 89
forage for grazing. 2/ Fair 49 69 79 84

Good 39 61 74 80

Meadow—continuous grass, protected from — 30 58 71 78
grazing and generally mowed for hay.

Brush—brush-weed-grass mixture with brush Poor 48 67 77 83
the major element. 3/ Fair 35 56 70 77

Good 30 4/ 48 65 73

Woods—grass combination (orchard Poor 57 73 82 86
or tree farm). 5/ Fair 43 65 76 82

Good 32 58 72 79

Woods. 6/ Poor 45 66 77 83
Fair 36 60 73 79

Good 30 4/ 55 70 77

Farmsteads—buildings, lanes, driveways, — 59 74 82 86
and surrounding lots.

1  Average runoff condition, and Ia = 0.2S.
2  Poor: <50%) ground cover or heavily grazed with no mulch.

 Fair: 50 to 75% ground cover and not heavily grazed.
 Good: > 75% ground cover and lightly or only occasionally grazed.

3  Poor: <50% ground cover.
 Fair: 50 to 75% ground cover.
 Good: >75% ground cover.

4  Actual curve number is less than 30; use CN = 30 for runoff computations.
5  CN’s shown were computed for areas with 50% woods and 50% grass (pasture) cover. Other combinations of conditions may be computed

from the CN’s for woods and pasture.
6  Poor: Forest litter, small trees, and brush are destroyed by heavy grazing or regular burning.

 Fair: Woods are grazed but not burned, and some forest litter covers the soil.
 Good: Woods are protected from grazing, and litter and brush adequately cover the soil.
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BY PJP DATE

Type 9 Type 9 Type 9

50 ft 50 ft 50 ft

2.5 in 2.5 in 2.5 in

0.070 ft/ft 0.120 ft/ft 0.110 ft/ft

0.14 hr 0.11 hr 0.12 hr

26 ft 175 ft 120 ft

0.090 ft/ft 0.080 ft/ft 0.050 ft/ft

4.84 ft/s 4.56 ft/s 3.61 ft/s

0.001 hr 0.011 hr 0.009 hr

0 ft
2

0 ft
2

0 ft
2

0 ft 0 ft 0 ft

0 ft/ft 0 ft/ft 0 ft/ft

0 ft 0 ft 0 ft

0.00 ft/s 0.00 ft/s 0.00 ft/s

1.00 ft 1.00 ft 1.00 ft

0.00 hr 0.00 hr 0.00 hr

0.14 hr 0.12 hr 0.13 hr

9 minutes 7 minutes 8 minutes

Travel Time

Watershed or Subarea Tc =

Watershed or Subarea Tc =

OUTPUT

Average Velocity

Hydraulic Radius, r = a / Pw

Channel Slope, s

Manning's "n" 0.24 0.24 0.24

Flow Length, L

INPUT VALUE VALUE VALUE

Cross Sectional Flow Area, a

Wetted Perimeter, Pw

Flow Length, L

Watercourse Slope*, s

OUTPUT

Average Velocity, V

Travel Time

CHANNEL FLOW

SHALLOW CONCENTRATED FLOW

INPUT VALUE VALUE VALUE

Surface Description Unpaved Unpaved Unpaved

Land Slope, s

OUTPUT

Travel Time

Manning's "n" 0.4 0.4 0.4

Flow Length, L

2-Yr 24 Hour Rainfall, P2

SHEET FLOW

INPUT
Predev. 

North Basin

Predev. 

Main Basin

Predev. 

South Basin

Surface Description Woods 

(light_underbrush)

Woods 

(light_underbrush)

Woods 

(light_underbrush)

TIME OF 

CONCENTRATION

PROJECT NO. 22791 9/1/2022

1 of 1
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Hydrographs 1 of 3 

Runoff Hydrographs 

Predeveloped Runoff Hydrographs 

North Basin 

 

Main Basin 

 



Hydrographs 2 of 3 

Runoff Hydrographs 

South Basin 

 

Post-Developed Runoff Hydrographs 

North Basin 

 



Hydrographs 3 of 3 

Runoff Hydrographs 

Main Basin 

 

South Basin 

 



Hydrographs 1 of 2 

Stage Hydrographs 

Stage Hydrographs 

A design infiltration rate of 2 in/hr is assumed for both growing medium (in Planters) and native soil. 

The Infiltration Planters for the North & South Basins assume: 

• Elevation of bottom of surface ponding is 10 ft as reference for modeling purposes. 

• 18” each for surface ponding, growing medium, and drain rock depths. 

• Overflow Beehive RIM is 12” above bottom of surface ponding providing 6” of freeboard. 

• Drain rock has a porosity of 40%. 

The Underground Infiltration Facility for Main Basin assumes: 

• Elevation of bottom of facility is 0 ft  

• Maximum depth of 5 ft. 

Infiltration Planter – North Basin 

Planter Area = 520 sf 

 

Underground Infiltration Facility – Main Basin 

Facility Area = 2,100 sf; Facility Volume = 10,500 cf 

 



Hydrographs 2 of 2 

Stage Hydrographs 

Infiltration Planter – South Basin 

Planter Area = 500 sf 

 



 

 

 

 

 

DOWNSTREAM ANALYSIS 

(Will be included in Final Stormwater Report) 

 

 

 

  



 

 

 

 

 

Operations & maintenance 

plan 

(Will be included in Final Stormwater Report) 

 

 





Project Title: 

Brief Description: 

Address: 

Assessor’s Map Number and Tax Lots: 
Tax Lot Number:

Name: Company Name: 

Address: 

City: State: ZIP: 

Phone: Email:  

Name:  

Address: 

City: State: ZIP: 

Phone:  Email:  

Property Owner’s Signature:  
Date: 

AS THE PERSON RESPONSIBLE FOR THIS APPLICATION, I HEREBY ACKNOWLEDGE THAT I HAVE READ THIS APPLICATION AND STATE THAT THE 
INFORMATION IN AND INCLUDED WITH THIS APPLICATION IN ITS ENTIRETY IS CORRECT. I AGREE TO COMPLY WITH ALL APPLICABLE CITY AND 
COUNTY ORDINANCES AND STATE LAWS REGARDING BUILDING CONSTRUCTION AND LAND USE.  

Applicant’s Signature: 

Date: 

☐  Annexation (ANN) 

☐  Architectural Review (AR) 

☐  Architectural Review—Single Family (ARSF) 

☐  Architectural Review—ADU (ARADU) 

☐  Conditional Use (CUP) 

☐  Historic Landmark (HIST) 

☐  Industrial Master Plan (IMP) 

☐  Plan Map Amendment (PMA) 

☐  Plan Text Amendment (PTA) 

☐  Tree Removal/Review (TCP) 

☐  Minor Architectural Review (MAR) 

☐  Minor Variance (MVAR) 

☐  Sign Variance (SVAR) 

☐  Variance (VAR)

Case No:  Date Received: Received by:  

Fee:  Receipt No:  

(Note: Letter of authorization is required if not signed by owner)

Alden Apartments Site Re-Development

The Applicant proposes to remove 15 apartment units and construct 45 townhouse-style multi-family units on the existing
Alden Apartments site.

7800 SW Sagert Street and 20400 SW Martinazzi Avenue

Map Number 2S125BA00  Tax Lot 00100

Heather Austin, AICP 3J Consulting, Inc.

9600 SW Nimbus Avenue, Suite 100

Beaverton OR 97008

503-946-9365 ext. 206 heather.austin@3j-consulting.com

Colrich California Construciton, LLC (Matthew Moiseve)

444 West Beech Street, Suite 300

San Diego CA 92101

858-255-9006 matm@colrich.com

■

■

September 27, 2022

heathera
Snapshot



3. Owner Information
Name:
Company:
Address:
City, State, Zip:
Phone/fax:
Email:

4. Applicant Information

Name:

Company:

Address:

City, State, Zip:

Phone/fax:

Email:

1. Jurisdiction:

2. Property Information (example: 1S234AB01400)
Tax lot ID(s):

OR Site Address:
 City, State, Zip:  
 Nearest cross street:

4. Development Activity (check all that apply)
Addition to single family residence (rooms, deck, garage)
		




Minor land partition 
Commercial condominium 
Commercial subdivision 
Multi lot commercial

Other

This application does NOT replace Grading and Erosion Control Permits, Connection Permits, Building Permits, Site 
Development Permits, DEQ 1200-C Permit or other permits as issued by the Department of Environmental Quality, 
Department of State Lands and/or Department of the Army COE.  All required permits and approvals must be obtained and 
completed under applicable local, state, and federal law.
By signing this form, the Owner or Owner’s authorized agent or representative, acknowledges and agrees that employees of Clean Water 
Services have authority to enter the project site at all reasonable times for the purpose of inspecting project site conditions and gathering 
information related to the project site.  I certify that I am familiar with the information contained in this document, and to the best of my 
knowledge and belief, this information is true, complete, and accurate.

Print/t ype title																													

 Date

Clean Water Services File Number

6. Will the project involve any off-site work?   Yes    No        Unknown

Location and description of off-site work:
7. Additional comments or information that may be needed to understand your project:

Revised 2/2020

Main Office    •    2550 SW Hillsboro Highway    •    Hillsboro, Oregon 97123    •    p: 503.681.3600   f: 503.681.3603    •    cleanwaterservices.org

FOR DISTRICT USE ONLY
	
















Reviewed by        Date 
Once complete, email to: SPLReview@cleanwaterservices.org   •   Fax: (503) 681-4439

OR mail to:  SPL Review, Clean Water Services, 2550 SW Hillsboro Highway, Hillsboro, Oregon 97123 

SENSITIVE AREA PRE-SCREENING SITE ASSESSMENT
22-001989

Tualatin

2S125BA00100

20400 SW MARTINAZZI AVE
Tualatin,OR,97062

Mathew Moiseve
ColRich California Construction, INC. 

444 West Beech Street, Ste. 300

San Diego,CA,92101
(858)490-2300

Heather Austin
3J Consulting

9600 SW Nimbus Ave, Suite 100 
Beaverton,OR,97008

(503)946-9365 x206 

heather.austin@3j-consulting.com

Heather Austin Senior Planner

7/19/2022

September 27, 2022

Andy Sherwood
ONLINE SUBMITTAL



+36

Code   Existing   Proposal 2
250 max.  195    240
***     352    442
291,144 max. 80,323   90,223
108,000 min.  246,473   203,912

Density (units):
Parking (spots):

Coverage (sq.ft.):
Open Space( sq.ft.):

*with Buildings A & B demolished in South Lot

AMckay
Text Box
Alt 2 | 12/1/2021
-removes buildings A and B (15 
 units total) to gain more space for 
 new towns
-45 additional townhomes
-able to get 24 more towns  
 when removing A and B compared 
 to Alt 1 (36 - 12 from Alt 1)
-still have plenty of extra coverage 
 and open space available
-both existing courts removed






SWhitacre
Polygon

SWhitacre
Polygon

SWhitacre
Text Box
Building A- to be removed

SWhitacre
Arrow

SWhitacre
Text Box
Building B- to be removed

SWhitacre
Arrow
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SCALE: 1" = 30'
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LEGEND
PROPERTY LINE

PROPOSED 20' WIDE FIRE ACCESS PATH

PROPOSED FIRE HOSE PULL EXTENTS

PROPOSED RED PAINTED FIRE CURB

EXISTING 500' HYDRANT COVER RADIUS

EXISTING FIRE HYDRANT

PROPOSED NO PARKING FIRE LANE SIGN
NO PARKING FIRE LANE

DOUBLE ARROW

FIRE LANE

TOW AWAY
ZONE

ORS 98.810

PARKINGNO
FIRE LANE

TOW AWAY
ZONE

ORS 98.810

PARKINGNO

NO PARKING FIRE LANE
LEFT ARROW

FIRE LANE

TOW AWAY
ZONE

ORS 98.810

PARKINGNO

NO PARKING FIRE LANE
RIGHT ARROW

25' O.C.

NO PARKING FIRE LANE

NOTE:
1. PAINT CURBING BRIGHT RED AND STENCIL WITH 1" WIDE BY 6" HIGH LETTERS `NO PARKING FIRE
LANE' IN WHITE

12.5'

BEGINNING OF PAINTED
CURB PER PLAN

001 002

20.0'

20.0'

20.0'

R28.0'

R28.0'

R28.0'

DETAIL NUMBER RED PAINTED FIRE CURB

NO MODIFICATION TO
EXTG DRIVE AISLES

NO MODIFICATION TO
EXTG DRIVE AISLES

SW MARTINAZZI AVENUE

SITE ACCESS

NO MODIFICATION TO
EXTG DRIVE AISLES

PROP BLDG
5 UNITS

PROP BLDG
4 UNITS

PROP BLDG
4 UNITS

PROP BLDG
4 UNITS

PROP BLDG
4 UNITS

PROP BLDG
3 UNITS

PROP BLDG
3 UNITS

PROP BLDG
3 UNITS

PROP BLDG
3 UNITS

PROP BLDG4 UNITS
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DETAIL NUMBER NO PARKING FIRE LANE SIGNAGE
NOT TO SCALE
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Preliminary Report Printed: 10.22.21 @ 09:26 AM
OR-CT-FNPT-02796.472520-SPS1-21-472521006912

PRELIMINARY REPORT

In response to the application for a policy of title insurance referenced herein Chicago Title Company of Oregon
hereby reports that it is prepared to issue, or cause to be issued, as of the specified date, a policy or policies of
title insurance describing the land and the estate or interest hereinafter set forth, insuring against loss which may
be sustained by reason of any defect, lien or encumbrance not shown or referred to as an exception herein or not
excluded from coverage pursuant to the printed Schedules, Conditions and Stipulations or Conditions of said
policy forms.

The printed Exceptions and Exclusions from the coverage of said policy or policies are set forth in Exhibit One.
Copies of the policy forms should be read.  They are available from the office which issued this report.

This report (and any supplements or amendments hereto) is issued solely for the purpose of facilitating the
issuance of a policy of title insurance and no liability is assumed hereby.

The policy(s) of title insurance to be issued hereunder will be policy(s) of Chicago Title Insurance Company, a/an
Florida corporation.

Please read the exceptions shown or referred to herein and the Exceptions and Exclusions set forth in
Exhibit One of this report carefully.  The Exceptions and Exclusions are meant to provide you with notice
of matters which are not covered under the terms of the title insurance policy and should be carefully
considered.

It is important to note that this preliminary report is not a written representation as to the condition of title
and may not list all liens, defects and encumbrances affecting title to the land.

This preliminary report is for the exclusive use of the parties to the contemplated transaction, and the Company
does not have any liability to any third parties nor any liability until the full premium is paid and a policy is issued.
Until all necessary documents are placed of record, the Company reserves the right to amend or supplement this
preliminary report.

Countersigned



Preliminary Report Printed: 10.22.21 @ 09:26 AM
OR-CT-FNPT-02796.472520-SPS1-21-472521006912

1433 SW 6th Avenue, Portland, OR 97201
(503)646-4444   FAX (503)469-4198

PRELIMINARY REPORT
TITLE OFFICER: Tony Schadle

tony.schadle@titlegroup.fntg.com
(503)469-4150

ORDER NO.: 472521006912
Supplement  -  No. 1  (update)

TO: Chicago Title Insurance Company
Siu Y. Cheung
711 Third Avenue, 8th Floor
New York, NY 10017

OWNER/SELLER: AMFP IV Alden LLC
BUYER/BORROWER: TBD
PROPERTY ADDRESS: 20323 SW Martinazzi Avenue, Tualatin, OR 97062

EFFECTIVE DATE: October 19, 2021, 08:00 AM
1. THE POLICY AND ENDORSEMENTS TO BE ISSUED AND THE RELATED CHARGES ARE:

AMOUNT PREMIUM
ALTA Owner's Policy 2006 $ 61,150,000.00 $ 82,731.00

Owner's Extended Coverage Policy -  (Short Term Rate) std ptn $48,909.00  &  ext
ptn $33,822.00

OTIRO 203.1-06 - *M* - Zoning - Improved Land (ALTA 3.1-06) $ 1,000.00
OTIRO 208.2-06 - Commercial Environmental Protection Lien (ALTA
8.2-06)

$ 1,000.00

OTIRO 209.2-06 - Covenants, Conditions and Restrictions - Improved
Land (ALTA 9.2-06)

$ 1,500.00

OTIRO 209.9-06 - Private Rights (ALTA 9.9-06) $ 250.00
OTIRO 217.2-06 - Utility Access (ALTA 17.2-06) $ 275.00
OTIRO 217-06 - Access and Entry (ALTA 17-06) $ 125.00
OTIRO 218-06 - Single Tax Parcel (ALTA 18-06) $ 50.00
OTIRO 225-06 - *M* - Same as Survey (ALTA 25-06) $ 100.00
OTIRO 228.1-06 - Encroachments - Boundaries and Easements (ALTA
28.1-06)

$ 1,000.00

OTIRO 228-06 - Easement - Damage or Enforced Removal (ALTA
28-06)

$ 100.00

OTIRO 239-06 - Policy Authentication (ALTA 39-06) $ 0.00
Government Lien Search $ 30.00

2. THE ESTATE OR INTEREST IN THE LAND HEREINAFTER DESCRIBED OR REFERRED TO COVERED
BY THIS REPORT IS:

Fee Simple

3. TITLE TO SAID ESTATE OR INTEREST AT THE DATE HEREOF IS VESTED IN:

AMFP IV Alden LLC, a Delaware limited liability company



Order No.: 472521006912
Supplement  -  No. 1  (update)

PRELIMINARY REPORT
(continued)

Preliminary Report Printed: 10.22.21 @ 09:26 AM
OR-CT-FNPT-02796.472520-SPS1-21-472521006912

4. THE LAND REFERRED TO IN THIS REPORT IS SITUATED IN THE CITY OF TUALATIN, COUNTY OF
WASHINGTON, STATE OF OREGON, AND IS DESCRIBED AS FOLLOWS:

SEE EXHIBIT "A" ATTACHED HERETO AND MADE A PART HEREOF



Order No.: 472521006912
Supplement  -  No. 1  (update)

EXHIBIT "A"
Legal Description

Preliminary Report Printed: 10.22.21 @ 09:26 AM
OR-CT-FNPT-02796.472520-SPS1-21-472521006912

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

Beginning at a point in the North line of said Section 25, Township 2 South, Range 1 West, North 89° 32' 40" East
1010.00 feet from the Northwest corner of said Section 25; thence South 0° 08' 52" West along the center line of a
40.0 foot County Road, 1,319.60 feet; thence North 89° 25' 20" East, 798.61 feet to an iron pipe in the
Northwesterly right-of-way line of the Baldock Freeway; thence North 15° 55' East along said Northwesterly
right-of-way 1,294.5 feet to an iron rod; thence North 74° 00' West 160.28 feet to an iron rod; thence North 0° 27'
20" West 30.41 feet to the North line of said Section 25; thence South 89° 32' 40" West along said North line of
Section 25 and the center line of County Road No. 327, a distance of 995.89 feet to the point of beginning.

EXCEPT those Parcels conveyed by deeds to the State of Oregon, by and through its State Highway Commission,
and Recorded January 22, 1952 in Volume 328, Page 431 and Recorded December 5, 1952 in Volume 339, Page
375, Deed Records of Washington County, Oregon.

AND ALSO EXCEPTING that Parcel conveyed by deed to the State of Oregon, by and through its State Highway
Commission and Recorded September 24, 1968 in Volume 717, Page 82, Deed Records of Washington County,
Oregon.

AND ALSO EXCEPTING those Parcels conveyed by deed to Diamond Investment Co., a Corporation, by deeds
Recorded May 24, 1961 in Volume 444, Page 517 and Recorded January 15, 1965 in Volume 537, Page 487,
Deed Records of Washington County, Oregon.

AND ALSO EXCEPTING that portion as dedicated for street and utility purposes to the City of Tualatin by
Resolution No. 389 78, Recorded June 14, 1978, as Fee No. 78 26691, Deed Records of Washington County,
Oregon.



Order No.: 472521006912
Supplement  -  No. 1  (update)

Preliminary Report Printed: 10.22.21 @ 09:26 AM
OR-CT-FNPT-02796.472520-SPS1-21-472521006912

AS OF THE DATE OF THIS REPORT, ITEMS TO BE CONSIDERED AND EXCEPTIONS TO COVERAGE IN
ADDITION TO THE PRINTED EXCEPTIONS AND EXCLUSIONS IN THE POLICY FORM WOULD BE AS
FOLLOWS:

GENERAL EXCEPTIONS:

1. Taxes or assessments which are not shown as existing liens by the records of any taxing authority that
levies taxes or assessments on real property or by the Public Records; proceedings by a public agency
which may result in taxes or assessments, or notices of such proceedings, whether or not shown by the
records of such agency or by the Public Records.

2. Any facts, rights, interests or claims, which are not shown by the Public Records but which could be
ascertained by an inspection of the Land or by making inquiry of persons in possession thereof.

3. Easements, or claims of easement, which are not shown by the Public Records; reservations or
exceptions in patents or in Acts authorizing the issuance thereof; water rights, claims or title to water.

4. Any encroachment (of existing improvements located on the Land onto adjoining land or of existing
improvements located on adjoining land onto the subject Land), encumbrance, violation, variation or
adverse circumstance affecting the Title that would be disclosed by an accurate and complete land survey
of the subject Land.

5. Any lien or right to a lien for services, labor, material, equipment rental or workers compensation
heretofore or hereafter furnished, imposed by law and not shown by the Public Records.

SPECIFIC ITEMS AND EXCEPTIONS:

6. *** AMENDED ***
Unpaid Real Property Taxes for the fiscal year 2021-2022. as follows:

Levied Amount:    $209,547.12
Levy Code:    023.76
Account No.:    R536076
Map No.:    2S125BA00100

Prior to close of escrow, please contact the Tax Collector's Office to confirm all amounts owing, including
current fiscal year taxes, supplemental taxes, escaped assessments and any delinquencies.

7. City Liens, if any, in favor of the City of Tualatin.  None found as of September 17, 2021 posted to the
main account addressed as 7800 SW Sagert Street.

We find an additional 212 accounts- no inquiry has been directed to the City Clerk, and a fee of $30.00 per
lien account will be charged if an inquiry is to be made.

8. Limited access provisions contained in Deed to the State of Oregon, by and through its State Highway
Commission, which provides that no right or easement of right of access to, from or across the State
Highway other than expressly therein provided for shall attach to the abutting property:
Recording Date: January 22, 1952
Recording No.: Book: 328 Page: 431

Excepted Portion from legal description as shown on ALTA/NSPS Land Title Survey, prepared by Duryea
Associates as Job No. 12-1685 dated November  2017, last revised February 15, 2018.
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Supplement  -  No. 1  (update)

Preliminary Report Printed: 10.22.21 @ 09:26 AM
OR-CT-FNPT-02796.472520-SPS1-21-472521006912

9. Limited access provisions contained in Deed to the State of Oregon, by and through its State Highway
Commission, which provides that no right or easement of right of access to, from or across the State
Highway other than expressly therein provided for shall attach to the abutting property:
Recording Date: September 24, 1968
Recording No.: Book: 717 Page: 82

Excepted Portion from legal description as shown on ALTA/NSPS Land Title Survey, prepared by Duryea
Associates as Job No. 12-1685 dated November  2017, last revised February 15, 2018.

10. An easement created by instrument, including the terms and provisions thereof:
Dated: March 31, 1978
Recording Date: June 14, 1978
Recording No.: 78-026690
In Favor Of: City of Tualatin
For: Public Utility Lines
Affects: The Northerly portion

Said easement was re-recorded:
Recording Date: September 11, 1978
Recording No.: 78-040450

As shown on ALTA/NSPS Land Title Survey, prepared by Duryea Associates as Job No. 12-1685 dated
November  2017, last revised February 15, 2018.

11. An easement created by instrument, including the terms and provisions thereof:
Dated: February 5, 1979
Recording Date: September 6, 1979
Recording No.: 79-036431
In Favor Of: City of Tualatin
For: Public Utility Lines

As shown on ALTA/NSPS Land Title Survey, prepared by Duryea Associates as Job No. 12-1685 dated
November  2017, last revised February 15, 2018.

12. An easement created by instrument, including the terms and provisions thereof:
Dated: October 11, 1979
Recording Date: November 20, 1979
Recording No.: 79-047980
In Favor Of: City of Tualatin
For: Sidewalk
Affects: The Southwesterly portion adjacent to SW Martinazzi Avenue

As shown on ALTA/NSPS Land Title Survey, prepared by Duryea Associates as Job No. 12-1685 dated
November  2017, last revised February 15, 2018.

13. Easement(s) for the purpose(s) shown below and rights incidental thereto, as granted in a document:
Granted to: Comcast of Tualatin Valley, Inc.,
Purpose: Broadband communications system
Recording Date: April 24, 2015
Recording No.: 2015-029996
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14. Any rights, interests, or claims which may exist or arise by reason of the following matters disclosed by
survey,
Job No.: 12-1685
Dated: November  2017, last revised February 15, 2018
Prepared by: Duryea & Associates, P.S.
Matters shown:
A.) Right-of-way Fence overlaps 0.2' onto subject property
B.) Right-of-way Fence overlaps 0.8' onto subject property
C.) Asphalt Path overlaps 1.8' onto adjoining property

15. Multifamily Deed of Trust, Assignment of Rents and Security Agreement , including the terms and
provisions thereof, given to secure an indebtedness with interest thereon and such future advances as
may be provided therein;
Dated as of:  December 29, 2020
Recording Date:  December 30, 2020
Recording No.:  2020-135353
Amount:  $30,660,000.00
Grantor:  AMFP IV ALDEN LLC, a Delaware limited liability company
Trustee:  Chicago Title Company of Oregon
Beneficiary:  Grandbridge Real Estate Capital LLC

An assignment of the beneficial interest under said deed of trust which names:
Assignee: Federal Home Loan Mortgage Corporation
Recording Date: December 30, 2020
Recording No.: 2020-135415

An assignment of the beneficial interest under said deed of trust which names:
Assignee: U.S. Bank National Association, as Trustee For The Registered Holders of GS
Mortgage Securities Corporation II, Multifamily Mortgage Pass-Through Certificates, Series 2021-KF107
Recording Date: April 26, 2021
Recording No.: 2021-050051

16. A UCC financing statement as follows:
Debtor:   AMFP IV ALDEN LLC
Assignee Secured Party: Federal Home Loan Mortgage Corporation
Assignor Secured Party:  Grandbridge Real Estate Capital LLC
Recording Date:   December 30, 2020
Recording No.:   2020-135354

Said Financing Statement was assigned by instrument,
Assignee: U.S. Bank National Association, as Trustee For The Registered Holders of GS
Mortgage Securities Corporation II, Multifamily Mortgage Pass-Through Certificates, Series 2021-KF107
Recording Date: April 26, 2021
Recording No.: 2021-050052

17. Rights of tenants, as tenants only, in unrecorded leaseholds.

18. The Company has on file a copy of the Operating Agreement for AMFP IV Alden LLC, a Delaware limited
liability company, dated February 14, 2017.  A copy of any amendments subsequent to the date of said
Operating Agreement should be furnished for review prior to closing.

The Company reserves the right to add additional items or make further requirements after review of the
requested documentation.
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19. The transaction contemplated in connection with this Report is subject to the review and approval of the
Company’s Corporate Underwriting Department.  The Company reserves the right to add additional items
or make further requirements after such review.

20. If requested to issue an extended coverage ALTA loan policy, the following matters must be addressed:

a)  The rights of tenants holding under unrecorded leases or tenancies
b)  Matters disclosed by a statement as to parties in possession and as to any construction, alterations or
 repairs to the Land within the last 75 days.  The Company must be notified in the event that any funds
 are to be used for construction, alterations or repairs.
c)  Any facts which would be disclosed by an accurate survey of the Land

ADDITIONAL REQUIREMENTS/NOTES:

A. In addition to the standard policy exceptions, the exceptions enumerated above shall appear on the final
2006 ALTA Policy unless removed prior to issuance.

B. Note:  The name(s) of the proposed insured(s) furnished with this application for title insurance is/are:

No names were furnished with the application.  Please provide the name(s) of the buyers as soon as
possible.

C. Note:  No utility search has been made or will be made for water, sewer or storm drainage charges unless
the City/Service District claims them as liens (i.e. foreclosable) and reflects them on its lien docket as of
the date of closing. Buyers should check with the appropriate city bureau or water service district and
obtain a billing cutoff. Such charges must be adjusted outside of escrow.

D. Note:  Effective January 1, 2008, Oregon law (ORS 314.258) mandates withholding of Oregon income
taxes from sellers who do not continue to be Oregon residents or qualify for an exemption. Please contact
your Escrow Closer for further information.

E. Notice: Please be aware that due to the conflict between federal and state laws concerning the cultivation,
distribution, manufacture or sale of marijuana, the Company is not able to close or insure any transaction
involving Land that is associated with these activities.

F. THE FOLLOWING NOTICE IS REQUIRED BY STATE LAW: YOU WILL BE REVIEWING, APPROVING
AND SIGNING IMPORTANT DOCUMENTS AT CLOSING. LEGAL CONSEQUENCES FOLLOW FROM
THE SELECTION AND USE OF THESE DOCUMENTS. YOU MAY CONSULT AN ATTORNEY ABOUT
THESE DOCUMENTS. YOU SHOULD CONSULT AN ATTORNEY IF YOU HAVE QUESTIONS OR
CONCERNS ABOUT THE TRANSACTION OR ABOUT THE DOCUMENTS. IF YOU WISH TO REVIEW
TRANSACTION DOCUMENTS THAT YOU HAVE NOT SEEN, PLEASE CONTACT THE ESCROW
AGENT.

G. Note:  This map/plat is being furnished as an aid in locating the herein described Land in relation to
adjoining streets, natural boundaries and other land. Except to the extent a policy of title insurance is
expressly modified by endorsement, if any, the Company does not insure dimensions, distances or
acreage shown thereon.
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H. NOTE: IMPORTANT INFORMATION REGARDING PROPERTY TAX PAYMENTS
Fiscal Year:   July 1st through June 30th
Taxes become a lien on real property, but are not yet payable: July 1st
Taxes become certified and payable (approximately on this date): October 15th
First one third payment of taxes is due: November 15th
Second one third payment of taxes is due: February 15th
Final payment of taxes is due: May 15th

Discounts:  If two thirds are paid by November 15th, a 2% discount will apply.
                 If the full amount of the taxes are paid by November 15th, a 3% discount
                will apply.

Interest:  Interest accrues as of the 15th of each month based on any amount that is
              unpaid by the due date. No interest is charged if the minimum amount is
              paid according to the above mentioned payment schedule.

I. Recording Charge (Per Document) is the following:

County               First Page               Each Additional Page
Multnomah          $86.00                            $5.00
Washington         $81.00                            $5.00
Clackamas          $93.00                            $5.00
Yamhill                $81.00                            $5.00

Note: When possible the company will record electronically.  An additional charge of $5.00 applies to each
document that is recorded electronically.

Note: Please send any documents for recording to the following address:
Portland Title Group
Attn: Recorder
1433 SW 6th Ave.
Portland, OR. 97201
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EXHIBIT ONE
2006 AMERICAN LAND TITLE ASSOCIATION LOAN POLICY (06-17-06)

EXCLUSIONS FROM COVERAGE

The following matters are expressly excluded from the coverage of this policy and the
Company will not pay loss or damage, costs, attorneys' fees or expenses that arise by
reason of:
1. (a) Any law, ordinance or governmental regulation (including but not limited to

building and zoning) restricting, regulating, prohibiting or relating to
(i) the occupancy, use, or enjoyment of the Land;
(ii) the character, dimensions or location of any improvement erected on the land;
(iii) the subdivision of land; or
(iv) environmental protection;
or the effect of any violation of these laws, ordinances or governmental
regulations. This Exclusion 1(a) does not modify or limit the coverage provided
under Covered Risk 5.

(b) Any governmental police power. This Exclusion 1(b) does not modify or limit the
coverage provided under Covered Risk 6.

2. Rights of eminent domain. This Exclusion does not modify or limit the coverage
provided under Covered Risk 7 or 8.

3. Defects, liens, encumbrances, adverse claims, or other matters
(a) created, suffered, assumed or agreed to by the Insured Claimant;
(b) not known to the Company, not recorded in the Public Records at Date of Policy,

but known to the Insured Claimant and not disclosed in writing to the Company by
the Insured Claimant prior to the date the Insured Claimant became an Insured
under this policy;

(c) resulting in no loss or damage to the Insured Claimant;
(d) attaching or created subsequent to Date of Policy (however, this does not modify

or limit the coverage provided under Covered Risk 11, 13, or 14); or
(e) resulting in loss or damage that would not have been sustained if the Insured

Claimant had paid value for the Insured Mortgage.
4. Unenforceability of the lien of the Insured Mortgage because of the inability or failure

of an Insured to comply with the applicable doing-business laws of the state where
the Land is situated.

5. Invalidity or unenforceability in whole or in part of the lien of the Insured Mortgage that
arises out of the transaction evidenced by the Insured Mortgage and is based upon
usury or any consumer credit protection or truth-in-lending law.

6. Any claim, by reason of the operation of federal bankruptcy, state insolvency or
similar creditors' rights laws, that the transaction creating the lien of the Insured
Mortgage, is
(a) a fraudulent conveyance or fraudulent transfer, or
(b) a preferential transfer for any reason not stated in the Covered Risk 13(b) of this

policy.
7. Any lien on the Title for real estate taxes or assessments imposed by governmental

authority and created or attaching between Date of Policy and the date of recording of
the Insured Mortgage in the Public Records. This Exclusion does not modify or limit
the coverage provided under Covered Risk 11(b).

The above policy form may be issued to afford either Standard Coverage or Extended Coverage. In addition to the above
Exclusions from Coverage, the Exceptions from Coverage in a Standard Coverage policy will also include the following Exceptions from Coverage.

SCHEDULE B - GENERAL EXCEPTIONS FROM COVERAGE

This policy does not insure against loss or damage (and the Company will not pay costs, attorneys' fees or expenses) which arise by reason of:

1. Taxes or assessments which are not shown as existing liens by the records of any
taxing authority that levies taxes or assessments on real property or by the Public
Records; proceedings by a public agency which may result in taxes or assessments,
or notices of such proceedings, whether or not shown by the records of such agency
or by the Public Records.

2. Facts, rights, interests or claims which are not shown by the Public Records but which
could be ascertained by an inspection of the Land or by making inquiry of persons in
possession thereof.

3. Easements, or claims of easement, not shown by the Public Records; reservations or
exceptions in patents or in Acts authorizing the issuance thereof, water rights, claims
or title to water.

4. Any encroachment, encumbrance, violation, variation, or adverse circumstance
affecting the Title that would be disclosed by an accurate and complete land survey of
the Land. The term "encroachment" includes encroachments of existing
improvements located on the Land onto adjoining land, and encroachments onto the
Land of existing improvements located on adjoining land.

5. Any lien for services, labor or material heretofore or hereafter furnished, or for
contributions due to the State of Oregon for unemployment compensation or worker's
compensation, imposed by law and not shown by the Public Records.

2006 AMERICAN LAND TITLE ASSOCIATION OWNER'S POLICY (06-17-06)
EXCLUSIONS FROM COVERAGE

The following matters are expressly excluded from the coverage of this policy and the
Company will not pay loss or damage, costs, attorneys' fees or expenses that arise by
reason of:
1. (a) Any law, ordinance or governmental regulation (including but not limited to

building and zoning) restricting, regulating, prohibiting or relating to
(i) the occupancy, use, or enjoyment of the Land;
(ii) the character, dimensions or location of any improvement erected on the land;
(iii) the subdivision of land; or
(iv) environmental protection;
or the effect of any violation of these laws, ordinances or governmental
regulations. This Exclusion 1(a) does not modify or limit the coverage provided
under Covered Risk 5.

(b) Any governmental police power. This Exclusion 1(b) does not modify or limit the
coverage provided under Covered Risk 6.

2. Rights of eminent domain. This Exclusion does not modify or limit the coverage
provided under Covered Risk 7 or 8.

3. Defects, liens, encumbrances, adverse claims, or other matters
(a) created, suffered, assumed or agreed to by the Insured Claimant;

(b) not known to the Company, not recorded in the Public Records at Date of Policy,
but known to the Insured Claimant and not disclosed in writing to the Company by
the Insured Claimant prior to the date the Insured Claimant became an Insured
under this policy;

(c) resulting in no loss or damage to the Insured Claimant;
(d) attaching or created subsequent to Date of Policy (however, this does not modify

or limit the coverage provided under Covered Risk 9 and 10); or
(e) resulting in loss or damage that would not have been sustained if the Insured

Claimant had paid value for the Title.
4. Any claim, by reason of the operation of federal bankruptcy, state insolvency or

similar creditors' rights laws, that the transaction creating the lien of the Insured
Mortgage, is
(a) a fraudulent conveyance or fraudulent transfer, or
(b) a preferential transfer for any reason not stated in the Covered Risk 9 of this

policy.
7. Any lien on the Title for real estate taxes or assessments imposed by governmental

authority and created or attaching between Date of Policy and the date of recording of
the deed or other instrument of transfer in the Public Records that vests Title as
shown in Schedule A.

The above policy form may be issued to afford either Standard Coverage or Extended Coverage. In addition to the above
Exclusions from Coverage, the Exceptions from Coverage in a Standard Coverage policy will also include the following Exceptions from Coverage.

SCHEDULE B - GENERAL EXCEPTIONS FROM COVERAGE

This policy does not insure against loss or damage (and the Company will not pay costs, attorneys' fees or expenses) which arise by reason of:

1. Taxes or assessments which are not shown as existing liens by the records of any
taxing authority that levies taxes or assessments on real property or by the Public
Records; proceedings by a public agency which may result in taxes or assessments,
or notices of such proceedings, whether or not shown by the records of such agency
or by the Public Records.

2. Facts, rights, interests or claims which are not shown by the Public Records but which
could be ascertained by an inspection of the Land or by making inquiry of persons in
possession thereof.

3. Easements, or claims of easement, not shown by the Public Records; reservations or
exceptions in patents or in Acts authorizing the issuance thereof, water rights, claims
or title to water.

4. Any encroachment, encumbrance, violation, variation, or adverse circumstance
affecting the Title that would be disclosed by an accurate and complete land survey of
the Land. The term "encroachment" includes encroachments of existing
improvements located on the Land onto adjoining land, and encroachments onto the
Land of existing improvements located on adjoining land.

5. Any lien for services, labor or material heretofore or hereafter furnished, or for
contributions due to the State of Oregon for unemployment compensation or worker's
compensation, imposed by law and not shown by the Public Records.
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WIRE FRAUD ALERT
This Notice is not intended to provide legal or professional advice.

If you have any questions, please consult with a lawyer.

All parties to a real estate transaction are targets for wire fraud and many have lost hundreds of thousands of dollars
because they simply relied on the wire instructions received via email, without further verification. If funds are to be wired
in conjunction with this real estate transaction, we strongly recommend verbal verification of wire instructions
through a known, trusted phone number prior to sending funds.

In addition, the following non-exclusive self-protection strategies are recommended to minimize exposure to possible wire
fraud.

 NEVER RELY on emails purporting to change wire instructions.  Parties to a transaction rarely change wire
instructions in the course of a transaction.

 ALWAYS VERIFY wire instructions, specifically the ABA routing number and account number, by calling the party who
sent the instructions to you.  DO NOT use the phone number provided in the email containing the instructions, use
phone numbers you have called before or can otherwise verify. Obtain the number of relevant parties to the
transaction as soon as an escrow account is opened.  DO NOT send an email to verify as the email address may
be incorrect or the email may be intercepted by the fraudster.

 USE COMPLEX EMAIL PASSWORDS that employ a combination of mixed case, numbers, and symbols.  Make your
passwords greater than eight (8) characters.  Also, change your password often and do NOT reuse the same
password for other online accounts.

 USE MULTI-FACTOR AUTHENTICATION for email accounts.  Your email provider or IT staff may have specific
instructions on how to implement this feature.

For more information on wire-fraud scams or to report an incident, please refer to the following links:

 Federal Bureau of Investigation: Internet Crime Complaint Center:
http://www.fbi.gov http://www.ic3.gov

http://www.fbi.gov
http://www.ic3.gov


Privacy Statement Printed: 10.22.21 @ 09:26 AM by
ORD1047.doc NY----472521006912

FIDELITY NATIONAL FINANCIAL
PRIVACY NOTICE

Effective January 1, 2021

Fidelity National Financial, Inc. and its majority-owned subsidiary companies (collectively, "FNF," "our," or "we")
respect and are committed to protecting your privacy.  This Privacy Notice explains how we collect, use, and
protect personal information, when and to whom we disclose such information, and the choices you have about
the use and disclosure of that information.
A limited number of FNF subsidiaries have their own privacy notices.  If a subsidiary has its own privacy notice, the
privacy notice will be available on the subsidiary's website and this Privacy Notice does not apply.
Collection of Personal Information
FNF may collect the following categories of Personal Information:
 contact information (e.g., name, address, phone number, email address);
 demographic information (e.g., date of birth, gender, marital status);
 identity information (e.g. Social Security Number, driver's license, passport, or other government ID number);
 financial account information (e.g. loan or bank account information); and
 other personal information necessary to provide products or services to you.
We may collect Personal Information about you from:
 information we receive from you or your agent;
 information about your transactions with FNF, our affiliates, or others; and
 information we receive from consumer reporting agencies and/or governmental entities, either directly from

these entities or through others.
Collection of Browsing Information
FNF automatically collects the following types of Browsing Information when you access an FNF website, online
service, or application (each an "FNF Website") from your Internet browser, computer, and/or device:
 Internet Protocol (IP) address and operating system;
 browser version, language, and type;
 domain name system requests; and
 browsing history on the FNF Website, such as date and time of your visit to the FNF Website and visits to the

pages within the FNF Website.
Like most websites, our servers automatically log each visitor to the FNF Website and may collect the Browsing
Information described above.  We use Browsing Information for system administration, troubleshooting, fraud
investigation, and to improve our websites.  Browsing Information generally does not reveal anything personal
about you, though if you have created a user account for an FNF Website and are logged into that account, the
FNF Website may be able to link certain browsing activity to your user account.
Other Online Specifics
Cookies.  When you visit an FNF Website, a "cookie" may be sent to your computer.  A cookie is a small piece of
data that is sent to your Internet browser from a web server and stored on your computer's hard drive.  Information
gathered using cookies helps us improve your user experience.  For example, a cookie can help the website load
properly or can customize the display page based on your browser type and user preferences.  You can choose
whether or not to accept cookies by changing your Internet browser settings.  Be aware that doing so may impair
or limit some functionality of the FNF Website.
Web Beacons.  We use web beacons to determine when and how many times a page has been viewed.  This
information is used to improve our websites.
Do Not Track.  Currently our FNF Websites do not respond to "Do Not Track" features enabled through your
browser.
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Links to Other Sites.  FNF Websites may contain links to unaffiliated third-party websites.  FNF is not responsible
for the privacy practices or content of those websites.  We recommend that you read the privacy policy of every
website you visit.
Use of Personal Information
FNF uses Personal Information for three main purposes:
 To provide products and services to you or in connection with a transaction involving you.
 To improve our products and services.
 To communicate with you about our, our affiliates', and others' products and services, jointly or independently.
When Information Is Disclosed
We may disclose your Personal Information and Browsing Information in the following circumstances:
 to enable us to detect or prevent criminal activity, fraud, material misrepresentation, or nondisclosure;
 to nonaffiliated service providers who provide or perform services or functions on our behalf and who agree to

use the information only to provide such services or functions;
 to nonaffiliated third party service providers with whom we perform joint marketing, pursuant to an agreement

with them to jointly market financial products or services to you;
 to law enforcement or authorities in connection with an investigation, or in response to a subpoena or court

order; or
 in the good-faith belief that such disclosure is necessary to comply with legal process or applicable laws, or to

protect the rights, property, or safety of FNF, its customers, or the public.
The law does not require your prior authorization and does not allow you to restrict the disclosures described
above.  Additionally, we may disclose your information to third parties for whom you have given us authorization or
consent to make such disclosure.  We do not otherwise share your Personal Information or Browsing Information
with nonaffiliated third parties, except as required or permitted by law.  We may share your Personal Information
with affiliates (other companies owned by FNF) to directly market to you.  Please see "Choices with Your
Information" to learn how to restrict that sharing.
We reserve the right to transfer your Personal Information, Browsing Information, and any other information, in
connection with the sale or other disposition of all or part of the FNF business and/or assets, or in the event of
bankruptcy, reorganization, insolvency, receivership, or an assignment for the benefit of creditors.  By submitting
Personal Information and/or Browsing Information to FNF, you expressly agree and consent to the use and/or
transfer of the foregoing information in connection with any of the above described proceedings.
Security of Your Information
We maintain physical, electronic, and procedural safeguards to protect your Personal Information.
Choices With Your Information
If you do not want FNF to share your information among our affiliates to directly market to you, you may send an
"opt out" request as directed at the end of this Privacy Notice.  We do not share your Personal Information with
nonaffiliates for their use to direct market to you without your consent.
Whether you submit Personal Information or Browsing Information to FNF is entirely up to you.  If you decide not
to submit Personal Information or Browsing Information, FNF may not be able to provide certain services or
products to you.
For California Residents:  We will not share your Personal Information or Browsing Information with nonaffiliated
third parties, except as permitted by California law.  For additional information about your California privacy rights,
please visit the "California Privacy" link on our website (https://fnf.com/pages/californiaprivacy.aspx) or call
(888) 413-1748.

https://fnf.com/pages/californiaprivacy.aspx
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For Nevada Residents:  You may be placed on our internal Do Not Call List by calling (888) 934-3354 or by
contacting us via the information set forth at the end of this Privacy Notice.  Nevada law requires that we also
provide you with the following contact information:  Bureau of Consumer Protection, Office of the Nevada
Attorney General, 555 E. Washington St., Suite 3900, Las Vegas, NV 89101; Phone number:  (702) 486-3132;
email:  BCPINFO@ag.state.nv.us.
For Oregon Residents:  We will not share your Personal Information or Browsing Information with nonaffiliated
third parties for marketing purposes, except after you have been informed by us of such sharing and had an
opportunity to indicate that you do not want a disclosure made for marketing purposes.
For Vermont Residents:  We will not disclose information about your creditworthiness to our affiliates and will not
disclose your personal information, financial information, credit report, or health information to nonaffiliated third
parties to market to you, other than as permitted by Vermont law, unless you authorize us to make those
disclosures.
Information From Children
The FNF Websites are not intended or designed to attract persons under the age of eighteen (18).  We do not
collect Personal Information from any person that we know to be under the age of thirteen (13) without permission
from a parent or guardian.
International Users
FNF's headquarters is located within the United States.  If you reside outside the United States and choose to
provide Personal Information or Browsing Information to us, please note that we may transfer that information
outside of your country of residence.  By providing FNF with your Personal Information and/or Browsing
Information, you consent to our collection, transfer, and use of such information in accordance with this Privacy
Notice.
FNF Website Services for Mortgage Loans
Certain FNF companies provide services to mortgage loan servicers, including hosting websites that collect
customer information on behalf of mortgage loan servicers (the "Service Websites").  The Service Websites may
contain links to both this Privacy Notice and the mortgage loan servicer or lender's privacy notice.  The sections of
this Privacy Notice titled When Information is Disclosed, Choices with Your Information, and Accessing and
Correcting Information do not apply to the Service Websites.  The mortgage loan servicer or lender's privacy
notice governs use, disclosure, and access to your Personal Information.  FNF does not share Personal
Information collected through the Service Websites, except as required or authorized by contract with the
mortgage loan servicer or lender, or as required by law or in the good-faith belief that such disclosure is
necessary:  to comply with a legal process or applicable law, to enforce this Privacy Notice, or to protect the rights,
property, or safety of FNF or the public.
Your Consent To This Privacy Notice; Notice Changes; Use of Comments or Feedback
By submitting Personal Information and/or Browsing Information to FNF, you consent to the collection and use of
the information in accordance with this Privacy Notice.  We may change this Privacy Notice at any time.  The
Privacy Notice's effective date will show the last date changes were made.  If you provide information to us
following any change of the Privacy Notice, that signifies your assent to and acceptance of the changes to the
Privacy Notice.
Accessing and Correcting Information; Contact Us
If you have questions, would like to correct your Personal Information, or want to opt-out of information sharing for
affiliate marketing, visit FNF's Opt Out Page or contact us by phone at (888) 934-3354 or by mail to:

Fidelity National Financial, Inc.
601 Riverside Avenue,

Jacksonville, Florida 32204
Attn:  Chief Privacy Officer

https://privacyportal.onetrust.com/webform/aa4c6ea2-82de-4ea3-b17d-9d1616eb2a19/ec2647c9-e34e-4730-81e2-636b1fda0269


From: Heather Austin <heather.austin@3j-consulting.com>  
Sent: Tuesday, September 27, 2022 2:58 PM 
To: Keith Leonard <kleonard@tualatin.gov> 
Subject: RE: Check-in on Alden Apartments 
 
Hi Keith- 
 
Attached you will find a copy of the land use application with applicant’s (my) signature (sorry about 
that!).  Also attached is our affidavit of posting and pictures of the 3 signs.  And below is a statement 
regarding TDH 32.140(1)(h). 
 
TDC 32.140(1)(h), “A statement as to whether any City-recognized Citizen Involvement Organizations 
(CIOs) whose boundaries include, or are adjacent to, the subject property were contacted in 
advance of filing the application and, if so, a summary of the contact. The summary must include 
the date when contact was made, the form of the contact and who it was with (e.g. phone 
conversation with neighborhood association chairperson, meeting with land use committee, 
presentation at neighborhood association meeting), and the result;” 
 
Finding:  The applicant contacted the Martinazzi Woods CIO, a City-recognized Citizen Involvement 
Organizations (CIO) whose boundaries include, or are adjacent to, the subject property.  The applicant 
e-mailed a notice to the Martinazzi Woods CIO on July 29, 2022, announcing the August 10, 2022 
neighborhood meeting, via the following e-mail addresses: 

To: martinazziwoodscio@gmail.com 
Cc: solson.1827@gmail.com; delmoore@frontier.com; jamison.l.shields@gmail.com; 
claudiasterling68@gmail.com; janet7531@gmail.com; roydloop@gmail.com 

No response was received.  This standard is met. 
 
Please let me know if you need anything else, or if you’d like me to update the narrative with the finding 
above (to keep things cleaner).   
 
Thanks! 
Heather 
 
Heather Austin, AICP | Senior Planner | 3J Consulting 
she/her | O: 503.946.9365 x206 | C: 503.887.2130 
 
 

mailto:martinazziwoodscio@gmail.com
mailto:solson.1827@gmail.com
mailto:delmoore@frontier.com
mailto:jamison.l.shields@gmail.com
mailto:claudiasterling68@gmail.com
mailto:janet7531@gmail.com
mailto:roydloop@gmail.com
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Introduction Address  City State

To Our Neighbors at 8390 Sw Seminole Trl. Tualatin OR

To Our Neighbors at 20222 Sw 72Nd Ave. Tigard OR

To Our Neighbors at 8320 Sw Mohawk St. Tualatin OR

To Our Neighbors at 8489 Sw Umatilla St. Tualatin OR

To Our Neighbors at 21110 Sw 84Th Ave. Tualatin OR

To Our Neighbors at 20873 Sw Martinazzi Ave. Tualatin OR

To Our Neighbors at 20150 Sw 72Nd Ave. Tualatin OR

To Our Neighbors at 8105 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 20980 Sw 84Th Ave. Tualatin OR

To Our Neighbors at 20905 Sw 84Th Ave. Tualatin OR

To Our Neighbors at 20973 Sw Martinazzi Ave. Tualatin OR

To Our Neighbors at 8153 Sw Seminole Trl. Tualatin OR

To Our Neighbors at 8310 Sw Mohawk St. Tualatin OR

To Our Neighbors at 8330 Sw Mohawk St. Tualatin OR

To Our Neighbors at 20249 Sw 85Th Ct. Tualatin OR

To Our Neighbors at 8235 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 8312 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 8447 Sw Iroquois Dr. Tualatin OR

To Our Neighbors at 8304 Sw Mohawk St. Tualatin OR

To Our Neighbors at 20104 Sw Tillamook Ct. Tualatin OR

To Our Neighbors at 8370 Sw Mohawk St. Tualatin OR

To Our Neighbors at 21125 Sw Martinazzi Ave. Tualatin OR

To Our Neighbors at 20016 Sw 86Th Ave. Tualatin OR

To Our Neighbors at 9801 Ranch Hand Ave. Las Vegas NV

To Our Neighbors at 8485 Sw Iroquois Dr. Tualatin OR

To Our Neighbors at 8404 Sw Mohawk St. Tualatin OR

To Our Neighbors at 20208 Sw 85Th Ct. Tualatin OR

To Our Neighbors at 8540 Sw Modoc Ct. Tualatin OR

To Our Neighbors at 5185 Carman Dr. Lake Oswego OR

To Our Neighbors at 8368 Sw Mohawk St. Tualatin OR

To Our Neighbors at 8360 Sw Chelan St. Tualatin OR

To Our Neighbors at 8332 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 8332 Sw Mohawk St. Tualatin OR

To Our Neighbors at 8336 Sw Mohawk St. Tualatin OR

To Our Neighbors at 20351 Sw 72Nd Ave. Tualatin OR

To Our Neighbors at 8565 Sw Modoc Ct. Tualatin OR

To Our Neighbors at 7392 Sw Tenino Ln. Tualatin OR

To Our Neighbors at 8446 Sw Umatilla St. Tualatin OR

To Our Neighbors at 8228 Sw Seminole Trl. Tualatin OR

To Our Neighbors at 8700 Sw Comanche Way. Tualatin OR

To Our Neighbors at 7313 Sw Delaware Cir. Tualatin OR

To Our Neighbors at 20335 Sw 86Th Ave. Tualatin OR

To Our Neighbors at 8487 Sw Huron Ct. Tualatin OR

To Our Neighbors at 8456 Sw Mohawk St. Tualatin OR

To Our Neighbors at 20176 Sw 72Nd Ave. Tualatin OR

To Our Neighbors at 8380 Se Shenandoah Way. Tualatin OR

To Our Neighbors at 20601 Sw Colville Ct. Tualatin OR

To Our Neighbors at 8740 Sw Comanche Way. Tualatin OR

To Our Neighbors at 8408 Sw Umatilla St. Tualatin OR

To Our Neighbors at 7476 Sw Delaware Cir. Tualatin OR

To Our Neighbors at 7288 Sw Delaware Cir. Tualatin OR

To Our Neighbors at 8462 Sw Umatilla St. Tualatin OR

To Our Neighbors at 8448 Sw Mohawk St. Tualatin OR

To Our Neighbors at 8344 Sw Mohawk St. Tualatin OR

To Our Neighbors at 8486 Sw Mohawk St. Tualatin OR

To Our Neighbors at 21233 Sw Iroquis Dr. Tualatin OR

To Our Neighbors at 8472 Sw Nestucca Ct. Tualatin OR

To Our Neighbors at 20577 Sw Colville Ct. Tualatin OR

To Our Neighbors at 22350 Sw 102Nd Pl. Tualatin OR

To Our Neighbors at 20350 Sw 72Nd Ave. Tualatin OR

To Our Neighbors at 3809 Ne 73Rd Ave. Portland OR
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Zip

97062

97223

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

89117

97062

97062

97062

97062

97035

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97213
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To Our Neighbors at 8160 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 8315 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 8252 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 8522 Sw Mohawk St. Tualatin OR

To Our Neighbors at  .  OR

To Our Neighbors at Po Box 230698. Portland OR

To Our Neighbors at Po Box 230698. Portland OR

To Our Neighbors at 18880 Sw Martinazzi Ave. Tualatin OR

To Our Neighbors at 18880 Sw Martinazzi Ave. Tualatin OR

To Our Neighbors at 18880 Sw Martinazzi Ave. Tualatin OR

To Our Neighbors at 18880 Sw Martinazzi Ave. Tualatin OR

To Our Neighbors at 18880 Sw Martinazzi Ave. Tualatin OR

To Our Neighbors at 18880 Sw Martinazzi Ave. Tualatin OR

To Our Neighbors at 8372 Sw Mohawk St. Tualatin OR

To Our Neighbors at 710 Holladay St. Portland OR

To Our Neighbors at 10735 Sw Bannoch St. Tualatin OR

To Our Neighbors at 20222 Sw Tillamook Ct. Tualatin OR

To Our Neighbors at 8375 Sw Seminole Trl. Tualatin OR

To Our Neighbors at 9500 Sw Barbur Blvd Ste 300. Portland OR

To Our Neighbors at 9500 Sw Barbur Blvd Ste 300. Portland OR

To Our Neighbors at 6195 Sw 150Th Ave. Beaverton OR

To Our Neighbors at 21199 Sw Martinazzi Ave. Tualatin OR

To Our Neighbors at 21233 Sw Martinazzi Ave. Tualatin OR

To Our Neighbors at 20222 Sw 72Nd Ave. Tualatin OR

To Our Neighbors at 8175 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 7321 Sw Delaware Cir. Tualatin OR

To Our Neighbors at 8464 Sw Iroquois Dr. Tualatin OR

To Our Neighbors at 8685 Sw Seminole Trl. Tualatin OR

To Our Neighbors at 8535 Sw Seminole Trl. Tualatin OR

To Our Neighbors at 1220 Sw 3Rd Ave Rm 1616. Portland OR

To Our Neighbors at 19775 Sw Taposa Pl. Tualatin OR

To Our Neighbors at 8510 Sw Mohawk St. Tualatin OR

To Our Neighbors at 7251 Sw Delaware Cir. Beaverton OR

To Our Neighbors at 8105 Sw Seminole Trl. Tualatin OR

To Our Neighbors at 8240 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 8450 Sw Mohawk St. Tualatin OR

To Our Neighbors at 7311 Sw Tenino Ln. Tualatin OR

To Our Neighbors at 8274 Sw Mohawk St. Tualatin OR

To Our Neighbors at 20628 Sw 84Th Ct. Tualatin OR

To Our Neighbors at 20917 Sw Martinazzi Ave. Tualatin OR

To Our Neighbors at 8334 Sw Mowhawk St. Tualatin OR

To Our Neighbors at 8178 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 20948 Sw 84Th Ave. Tualatin OR

To Our Neighbors at 21306 Sw Iroquois Dr. Tualatin OR

To Our Neighbors at 20569 Sw 84Th Ct. Tualatin OR

To Our Neighbors at 7401 Sw Washo Ct #200. Tualatin OR

To Our Neighbors at 2982 Winkel Way. West Linn OR

To Our Neighbors at 21285 Sw Martinazzi Ave. Tualatin OR

To Our Neighbors at 8280 Sw Mohawk St. Tualatin OR

To Our Neighbors at 8685 Sw Comanche Way. Tualatin OR

To Our Neighbors at 8384 Sw Mohawk St. Tualatin OR

To Our Neighbors at 8501 Sw Iroquois Dr. Tualatin OR

To Our Neighbors at 8278 Sw Mohawk St. Tualatin OR

To Our Neighbors at 20270 Sw 86Th Ave. Tualatin OR

To Our Neighbors at 7991 Sw Mohawk St. Tualatin OR

To Our Neighbors at 1930 16Th Ave. Forest Grove OR

To Our Neighbors at 8201 Sw Seminole Trail. Tualatin OR

To Our Neighbors at 8475 Sw Avery St. Tualatin OR

To Our Neighbors at 19800 Spring Ridge Dr. West Linn OR

To Our Neighbors at 7343 Sw Tenino Ln. Tualatin OR

To Our Neighbors at 19760 Sw Boones Ferry Rd. Tualatin OR

To Our Neighbors at 8400 Sw Seminole Trl. Tualatin OR
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97062

97062

97062

97062

00000

97281

97281

97062

97062

97062

97062

97062

97062

97062

97232

97062

97062

97062

97219

97219

97007

97062

97062

97062

97062

97062

97062

97062

97062

97204

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97068

97062

97062

97062

97062

97062

97062

97062

97062

97116

97062

97062

97068

97062

97062

97062

Mailing List_Alden Apartments (002)-Lables-Cleaned



5

To Our Neighbors at 28686 Sw Paris Ave. Wilsonville OR

To Our Neighbors at 20487 Sw 69Th Ave. Tualatin OR

To Our Neighbors at 8121 Sw Seminole Trl. Tualatin OR

To Our Neighbors at 20779 Sw 84Th Ave. Tualatin OR

To Our Neighbors at 7401 Sw Delaware Cir. Tualatin OR

To Our Neighbors at 20445 Sw 86Th Ave. Tualatin OR

To Our Neighbors at 8500 Sw Iroquois Dr. Tualatin OR

To Our Neighbors at 20527 Sw 84Th Ct. Tualatin OR

To Our Neighbors at Po Box 824. Tualatin OR

To Our Neighbors at 7375 Sw Tenino. Tualatin OR

To Our Neighbors at 20173 Sw Tenino Ct. Tualatin OR

To Our Neighbors at 20028 Sw 72Nd Ave. Tualatin OR

To Our Neighbors at 21250 Sw Makah St. Tualatin OR

To Our Neighbors at 8520 Sw Modoc Ct. Tualatin OR

To Our Neighbors at 180 Calico Lake Dr. Brevard NC

To Our Neighbors at 14595 Sw 144Th Ave. Tigard OR

To Our Neighbors at 8735 Sw Avery St. Tualatin OR

To Our Neighbors at 8455 Sw Seminole Trail. Tualatin OR

To Our Neighbors at 22082 Oak Grove. Mission Viejo CA

To Our Neighbors at 8210 Sw Seminole Trl. Tualatin OR

To Our Neighbors at 20100 Sw 72Nd Ave. Tualatin OR

To Our Neighbors at 8520 Sw Sagert St. Tualatin OR

To Our Neighbors at 8488 Sw Mohawk St. Tualatin OR

To Our Neighbors at 20682 Sw Martinazzi Ave. Tualatin OR

To Our Neighbors at 8454 Sw Chelan Ct. Tualatin OR

To Our Neighbors at 8675 Sw Avery St. Tualatin OR

To Our Neighbors at 21198 Sw Iroquois Dr. Tualatin OR

To Our Neighbors at 8460 Sw Seminole Trl. Tualatin OR

To Our Neighbors at 20182 Sw Tillamook Ct. Tualatin OR

To Our Neighbors at 8354 Sw Mohawk St. Tualatin OR

To Our Neighbors at 8204 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 7455 Sw Delaware Cir. Tualatin OR

To Our Neighbors at 4214 Woodside Cir. Lake Oswego OR

To Our Neighbors at 8451 Sw Umatilla St. Tualatin OR

To Our Neighbors at  .  OR

To Our Neighbors at 21267 Sw Martinazzi Ave. Tualatin OR

To Our Neighbors at 20935 Sw 90Th Ave. Tualatin OR

To Our Neighbors at 18840 Sw Boones Ferry Rd Ste 216. Tualatin OR

To Our Neighbors at 18840 Sw Boones Ferry Rd Ste 216. Tualatin OR

To Our Neighbors at 18840 Sw Boones Ferry Rd Ste 216. Tualatin OR

To Our Neighbors at 20164 Sw 85Th Ct. Tualatin OR

To Our Neighbors at 8137 Sw Seminole Trl. Tualatin OR

To Our Neighbors at 2843 Sw Plum Ct. Portland OR

To Our Neighbors at 61690 Summer Shade Dr. Bend OR

To Our Neighbors at 8305 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 20124 Sw 72Nd Ave. Tualatin OR

To Our Neighbors at 7275 Sw Delaware Cir. Tualatin OR

To Our Neighbors at 8665 Sw Seminole Trail. Tualatin OR

To Our Neighbors at 8172 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 8715 Sw Comanche Way. Tualatin OR

To Our Neighbors at 7242 Sw Delaware Cir. Tualatin OR

To Our Neighbors at 8520 Sw Seminole Trl. Tualatin OR

To Our Neighbors at 20248 Sw Tenino Ct. Tualatin OR

To Our Neighbors at 20475 Sw 86Th Ave. Tualatin OR

To Our Neighbors at 20221 Sw Tenino Ct. Tualatin OR

To Our Neighbors at 8550 Sw Seminole Trl. Tualatin OR

To Our Neighbors at 20553 Sw Colville Ct. Tualatin OR

To Our Neighbors at 15253 Se Pebble Beach Dr. Happy Valley OR

To Our Neighbors at 8398 Sw Mohawk St. Tualatin OR

To Our Neighbors at 20480 Sw 86Th Ave. Tualatin OR

To Our Neighbors at 17477 N 101St Way. Scottsdale AZ

To Our Neighbors at 8515 Sw Seminole Trl. Tualatin OR
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97070

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

28712

97224

97062

97062

92692

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97035

97062

00000

97062

97062

97062

97062

97062

97062

97062

97219

97702

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97086

97062

97062

85255

97062
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To Our Neighbors at 8375 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 7296 Sw Tenino Ln. Tualatin OR

To Our Neighbors at 8374 Sw Mohawk St. Tualatin OR

To Our Neighbors at 8535 Sw Avery St. Tualatin OR

To Our Neighbors at 20148 Sw Tenino Ct. Tualatin OR

To Our Neighbors at 20196 Sw Tenino Ct. Tualatin OR

To Our Neighbors at 20834 Sw Martinazzi Ave. Tualatin OR

To Our Neighbors at 20300 Sw Nancy Ln. Beaverton OR

To Our Neighbors at 10335 Sw Hoodview Dr. Tigard OR

To Our Neighbors at 10335 Sw Hoodview Dr. Tigard OR

To Our Neighbors at 21274 Sw Makah St. Tualatin OR

To Our Neighbors at 20390 Sw 86Th Ave. Tualatin OR

To Our Neighbors at 121 Sw Salmon St. Portland OR

To Our Neighbors at 8442 Sw Mohawk St. Tualatin OR

To Our Neighbors at 19740 Sw Boones Ferry Rd. Tualatn OR

To Our Neighbors at 21216 Sw Martinazzi Ave. Tualatin OR

To Our Neighbors at 12801 Nw 40Th Ave. Vancouver WA

To Our Neighbors at 8302 Sw Mohawk St. Tualatin OR

To Our Neighbors at 20084 Sw Tillamook Ct. Tualatin OR

To Our Neighbors at 8137 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 8196 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 8245 Sw Avery St. Tualatin OR

To Our Neighbors at 23662 Stafford Hill Dr. West Linn OR

To Our Neighbors at 8224 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 8670 Sw Comanche Way. Tualatin OR

To Our Neighbors at 21207 Sw Iroquois Dr. Tualatin OR

To Our Neighbors at 21012 Sw 84Th Ave. Tualatin OR

To Our Neighbors at 8328 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at Po Box 1632. Tualatin OR

To Our Neighbors at 28916 La Carreterra. Laguna Niguel CA

To Our Neighbors at 20167 Sw 85Th Ct. Tualatin OR

To Our Neighbors at 8300 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 19745 Sw 49Th Ave. Tualatin OR

To Our Neighbors at 8335 Sw Seminole Trail. Tualatin OR

To Our Neighbors at 5167 Metolius Ave Se. Salem OR

To Our Neighbors at 20036 Sw Tillamook Ct. Tualatin OR

To Our Neighbors at 8295 Sw Seminole Trl. Tualatin OR

To Our Neighbors at 7415 Sw 37Th Ave. Portland OR

To Our Neighbors at 8164 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 8428 Sw Mohawk St. Tualatin OR

To Our Neighbors at 8480 Sw Mohawk St. Tualatin OR

To Our Neighbors at 8524 Sw Mohawk St. Tualatin OR

To Our Neighbors at 8388 Sw Mohawk St. Tualatin OR

To Our Neighbors at 4040 Fairview Industrial Dr Se Ms #2. Salem OR

To Our Neighbors at 8476 Sw Huron Ct. Tualatin OR

To Our Neighbors at 20753 Sw Martinazzi Ave. Tualatin OR

To Our Neighbors at 20012 Sw Tillamook Ct. Tualatin OR

To Our Neighbors at 8235 Sw Avery St. Tualatin OR

To Our Neighbors at 8440 Sw Mohawk St. Tualatin OR

To Our Neighbors at 7768 Sw Red Hawk Ct. Durham OR

To Our Neighbors at 8416 Sw Iroquois Dr. Tualatin OR

To Our Neighbors at 8492 Sw Mohawk St. Tualatin OR

To Our Neighbors at 8352 Sw Mohawk St. Tualatin OR

To Our Neighbors at 8208 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 21224 Sw Iroquois Dr. Tualatin OR

To Our Neighbors at 8320 Sw Chelan St. Tualatin OR

To Our Neighbors at 8625 Sw Comanche Way. Tualatin OR

To Our Neighbors at 8488 Sw Huron Ct. Tualatin OR

To Our Neighbors at 8464 Sw Mohawk St. Tualatin OR

To Our Neighbors at 601 Quail Dr. Newberg OR

To Our Neighbors at 8290 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 8700 Sw Seminole Trl. Tualatin OR

Mailing List_Alden Apartments (002)-Lables-Cleaned
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97062

97062

97062

97062

97062

97062

97062

97007

97224

97224

97062

97062

97204

97062

97062

97062

98685

97062

97062

97062

97062

97062

97068

97062

97062

97062

97062

97062

97062

92677

97062

97062

97062

97062

97306

97062

97062

97219

97062

97062

97062

97062

97062

97302

97062

97062

97062

97062

97062

97224

97062

97062

97062

97062

97062

97062

97062

97062

97062

97132

97062

97062
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To Our Neighbors at 1619 Se 176Th Ave. Portland OR

To Our Neighbors at 32590 Sw Arbor Lake Dr. Wilsonville OR

To Our Neighbors at 8512 Sw Mohawk St. Tualatin OR

To Our Neighbors at 8435 Sw Umatilla St. Tualatin OR

To Our Neighbors at Po Box 733. Beaverton OR

To Our Neighbors at 8462 Sw Mohawk St. Tualatin OR

To Our Neighbors at 8264 Sw Mohawk St. Tualatin OR

To Our Neighbors at 20995 Sw Martinazzi Ave. Tualatin OR

To Our Neighbors at Po Box 730. Tualatin OR

To Our Neighbors at 8525 Sw 165Th Ave. Beaverton OR

To Our Neighbors at 2121 Rosecrans Ave Ste 4325. El Segundo CA

To Our Neighbors at 2121 Rosecrans Ave Ste 4325. El Segundo CA

To Our Neighbors at 2121 Rosecrans Ave Ste 4325. El Segundo CA

To Our Neighbors at 2121 Rosecrans Ave Ste 4325. El Segundo CA

To Our Neighbors at 8490 Sw Mohawk St. Tualatin OR

To Our Neighbors at 8414 Sw Mohawk St. Tualatin OR

To Our Neighbors at 8278 Sw Chelan St. Tualatin OR

To Our Neighbors at 4849 Waylon St. Eau Claire WI

To Our Neighbors at 8460 Sw Mohawk St. Tualatin OR

To Our Neighbors at 20400 Sw 72Nd Ave. Tualatin OR

To Our Neighbors at 8120 Sw Seminole Trl. Tualatin OR

To Our Neighbors at 7448 Sw Delaware Cir. Tualatin OR

To Our Neighbors at 20200 Sw Martinazzi Ave. Tualatin OR

To Our Neighbors at 8346 Sw Mohawk St. Tualatin OR

To Our Neighbors at 21268 Sw Iroquois Dr. Tualatin OR

To Our Neighbors at 8376 Sw Mohawk St. Tualatin OR

To Our Neighbors at 8488 Sw Iroquois Dr. Tualatin OR

To Our Neighbors at 19165 Sw 51St Ave. Tualatin OR

To Our Neighbors at 21521 Sw 91St Ave. Tualatin OR

To Our Neighbors at Po Box 2862. Hillsboro OR

To Our Neighbors at 8472 Sw Mohawk St. Tualatin OR

To Our Neighbors at 8451 Sw Nestucca Ct. Tualatin OR

To Our Neighbors at 20708 Sw Martinazzi Ave. Tualatin OR

To Our Neighbors at 8498 Sw Santiam Dr. Tualatin OR

To Our Neighbors at 8430 Sw Avery St. Tualatin OR

To Our Neighbors at 8280 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 8436 Sw Mohawk St. Tualatin OR

To Our Neighbors at 8344 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 8630 Sw Comanche Way. Tualatin OR

To Our Neighbors at 8518 Sw Mohawk St. Tualatin OR

To Our Neighbors at 8266 Sw Mohawk St. Tualatin OR

To Our Neighbors at 8345 Sw Seminole Trl. Tualatin OR

To Our Neighbors at 8275 Sw Avery St. Tualatin OR

To Our Neighbors at 8320 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 8355 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 9500 Sw Barbur Blvd Ste 300. Portland OR

To Our Neighbors at 20653 Sw 84Th Ave. Tualatin OR

To Our Neighbors at 17367 Lake Haven Dr. Lake Oswego OR

To Our Neighbors at 17367 Lake Haven Dr. Lake Oswego OR

To Our Neighbors at 8064 Sw Woody End St. Portland OR

To Our Neighbors at 9839 Sw Siuslaw Ln. Tualatin OR

To Our Neighbors at 8311 Sw Chelan St. Tualatin OR

To Our Neighbors at 8348 Sw Mohawk St. Tualatin OR

To Our Neighbors at 26951 S Bolland Rd. Canby OR

To Our Neighbors at 20154 Sw Tillamook Ct. Tualatin OR

To Our Neighbors at 20578 Sw Colville Ct. Tualatin OR

To Our Neighbors at 8331 Sw Avery St. Tualatin OR

To Our Neighbors at 20244 Sw Tenino Ct. Tualatin OR

To Our Neighbors at 20086 Sw 86Th Ave. Tualatin OR

To Our Neighbors at 8129 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 8151 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 8386 Sw Mohawk St. Tualatin OR
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97223

97070

97062

97062

97075

97062

97062

97062

97062

97007

90245

90245

90245

90245

97062

97062

97062

54703

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97123

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97062

97219

97062

97035

97035

97224

97062

97062

97062

97013

97062

97062

97062

97062

97062

97062

97062

97062
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To Our Neighbors at 20062 Sw Tillamook Ct. Tualatin OR

To Our Neighbors at 8340 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 8505 Sw Avery St. Tualatin OR

To Our Neighbors at 6941 Sw 148Th Ct. Beaverton OR

To Our Neighbors at 20737 Sw Martinazzi Ave. Tualatin OR

To Our Neighbors at 1532 Sunlight Dr. Fairbanks AK

To Our Neighbors at 8336 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 8365 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 8245 Sw Seminole Trl. Tualatin OR

To Our Neighbors at 8555 Sw Seminole Trail. Tualatin OR

To Our Neighbors at 7424 Sw Tenino Ln. Tualatin OR

To Our Neighbors at 8410 Sw Seminole Trl. Tualatin OR

To Our Neighbors at 1481 Nw 13Th Ave Apt 732. Portland OR

To Our Neighbors at 8660 Sw Seminole Trl. Tualatin OR

To Our Neighbors at 14919 Ne Lawnview Cir. Aurora OR

To Our Neighbors at 19738 Sw Boones Ferry Rd. Tualatin OR

To Our Neighbors at 19770 Sw Boones Ferry Rd. Tualatin OR

To Our Neighbors at 20817 Sw Martinazzi Ave. Tualatin OR

To Our Neighbors at 21762 Sw Mountain Home Rd. Sherwood OR

To Our Neighbors at 8360 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 8444 Sw Mohawk St. Tualatin OR

To Our Neighbors at 20602 Sw Colville Ct. Tualatin OR

To Our Neighbors at 8452 Sw Mohawk St. Tualatin OR

To Our Neighbors at 8220 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 21044 Sw 84Th Ave. Tualatin OR

To Our Neighbors at 8125 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 8499 Sw Huron Ct. Tualatin OR

To Our Neighbors at 8552 Sw Santiam Dr. Tualatin OR

To Our Neighbors at 8477 Sw Nestucca Ct. Tualatin OR

To Our Neighbors at 8214 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 7367 Sw Delaware Cir. Tualatin OR

To Our Neighbors at 8347 Sw Avery St. Tualatin OR

To Our Neighbors at 20947 Sw 84Th Ave. Tualatin OR

To Our Neighbors at 8298 Sw Mohawk St. Tualatin OR

To Our Neighbors at 8350 Sw Seminole Trl. Tualatin OR

To Our Neighbors at 20044 Sw 86Th Ave. Tualatin OR

To Our Neighbors at 8165 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 20551 Sw Martinazzi Ave. Tualatin OR

To Our Neighbors at 20211 Sw 85Th Ct. Tualatin OR

To Our Neighbors at 20292 Sw Tenino Ct. Tualatin OR

To Our Neighbors at 4218 Ne 41St Ave. Portland OR

To Our Neighbors at 11970 Sw Hazelwood Loop. Tigard OR

To Our Neighbors at 7414 Sw Delaware Cir. Tualatin OR

To Our Neighbors at 8268 Sw Mohawk St. Tualatin OR

To Our Neighbors at 7328 Sw Tenino Ln. Tualatin OR

To Our Neighbors at 7293 Sw Delaware Cir. Tualatin OR

To Our Neighbors at 8138 Sw Seminole Trl. Tualatin OR

To Our Neighbors at 8680 Sw Seminole Trl. Tualatin OR

To Our Neighbors at 8520 Sw Mohawk St. Tualatin OR

To Our Neighbors at 8408 Sw Mohawk St. Tualatin OR

To Our Neighbors at 7439 Sw Tenino Ln. Tualatin OR

To Our Neighbors at 8325 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 8466 Sw Chelan Ct. Tualatin OR

To Our Neighbors at 20350 Sw 86Th Ave. Tualatin OR

To Our Neighbors at 8395 Sw Seminole Trl. Tualatin OR

To Our Neighbors at 8325 Sw Seminole Trl. Tualatin OR

To Our Neighbors at 21711 Sw Martinazzi Ave. Tualatin OR

To Our Neighbors at 8265 Sw Seminole Trl. Tualatin OR

To Our Neighbors at 8392 Sw Mohawk St. Tualatin OR

To Our Neighbors at 3468 Ala Haukulu. Honolulu HI

To Our Neighbors at 21265 Sw Iroquois Dr. Tualatin OR

To Our Neighbors at 8545 Sw Modoc Ct. Tualatin OR
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To Our Neighbors at 8364 Sw Mohawk St. Tualatin OR

To Our Neighbors at 8420 Sw Umatilla St. Tualatin OR

To Our Neighbors at 7327 Sw Delaware Cir. Tualatin OR

To Our Neighbors at 17547 N Somerset Dr. Surprise AZ

To Our Neighbors at 8355 Sw Seminole Trl. Tualatin OR

To Our Neighbors at 7205 Sw Delaware Cir. Tualatin OR

To Our Neighbors at 10 Goodrich Trl. Carmel CA

To Our Neighbors at 2305 W I20 Ste 140 #172. Grand Prairie TX

To Our Neighbors at 8490 Sw Seminole Trl. Tualatin OR

To Our Neighbors at 20532 Sw 84Th Ct. Tualatin OR

To Our Neighbors at 8452 Sw Iroquois Dr. Tualatin OR

To Our Neighbors at 8400 Sw Mohawk St. Tualatin OR

To Our Neighbors at Po Box 2690. Tualatin OR

To Our Neighbors at 7355 Sw Delaware Cir. Tualatin OR

To Our Neighbors at 8503 Sw Santiam Dr. Tualatin OR

To Our Neighbors at 20564 Sw 84Th Ct. Tualatin OR

To Our Neighbors at 8492 Sw Umatilla St. Tualatin OR

To Our Neighbors at 8246 Sw Seminole Trl. Tualatin OR

To Our Neighbors at 8474 Sw Mohawk St. Tualatin OR

To Our Neighbors at 20276 72Nd Ave. Tualatin OR

To Our Neighbors at 7223 Sw Tenino Ln. Tualatin OR

To Our Neighbors at 7407 Sw Tenino Ln. Tualatin OR

To Our Neighbors at 21333 Sw Makah St. Tualatin OR

To Our Neighbors at 21885 Ne Alton St. Fairview OR

To Our Neighbors at 8410 Sw Mohawk St. Tualatin OR

To Our Neighbors at 20376 Sw 72Nd Ave. Tualatin OR

To Our Neighbors at 20750 Sw Martinazzi Ave. Tualatin OR

To Our Neighbors at 12424 Se Winter Creek Ct. Happy Valley OR

To Our Neighbors at 20124 Sw Tillamook Ct. Tualatin OR

To Our Neighbors at 8485 Sw Seminole Trl. Tualatin OR

To Our Neighbors at 20002 Sw 86Th St. Tualatin OR

To Our Neighbors at 20922 Sw Winema Ct. Tualatin OR

To Our Neighbors at 20679 Sw Martinazzi Ave. Tualatin OR

To Our Neighbors at 20795 Sw Martinazzi Ave. Tualatin OR

To Our Neighbors at 7456 Sw Tenino Ln. Tualatin OR

To Our Neighbors at 8484 Sw Mohawk St. Tualatin OR

To Our Neighbors at 7229 Sw Delaware Cir. Tualatin OR

To Our Neighbors at 5223 Ne 47Th Ave. Portland OR

To Our Neighbors at 8625 Sw Seminole Trail. Tualatin OR

To Our Neighbors at 8645 Sw Avery St. Tualatin OR

To Our Neighbors at 8119 Sw Avery St. Tualatin OR

To Our Neighbors at 4800 Sw Meadows Rd Ste 300. Lake Oswego OR

To Our Neighbors at 8360 Sw Mohawk St. Tualatin OR

To Our Neighbors at 104 South Aspen Ct. Chandler AZ

To Our Neighbors at 8514 Sw Mohawk St. Tualatin OR

To Our Neighbors at 8426 Sw Mohawk St. Tualatin OR

To Our Neighbors at 4914 E Quien Sabe Way. Cave Creek AZ

To Our Neighbors at 8690 Sw Comanche Way. Tualatin OR

To Our Neighbors at 21183 Sw Martinazzi Ave. Tualatin OR

To Our Neighbors at 20776 Sw Martinazzi Ave. Tualatin OR

To Our Neighbors at 19767 Sw 72Nd Ave Ste 100. Tualatin OR

To Our Neighbors at 21313 Sw Makah St. Tualatin OR

To Our Neighbors at 476 Sw Brookwood Ave. Hillsboro OR

To Our Neighbors at 14510 Sw Chesterfield Ln. Tigard OR

To Our Neighbors at 20052 Sw 72Nd Ave. Tualatin OR

To Our Neighbors at 8415 Sw Avery St. Tualatin OR

To Our Neighbors at 8487 Sw Chelan Ct. Tualatin OR

To Our Neighbors at 8487 Sw Chelan Ct. Tualatin OR

To Our Neighbors at 7345 Sw Delaware Cir. Tualatin OR

To Our Neighbors at 16745 Sw Stellar Dr. Sherwood OR

To Our Neighbors at 20532 Sw 84Th Ct. Tualatin OR

To Our Neighbors at 20230 Sw Tillamook Ct. Tualatin OR
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To Our Neighbors at 7426 Sw Delaware Cir. Tualatin OR

To Our Neighbors at 8385 Sw Avery St. Tualatin OR

To Our Neighbors at 8316 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 8500 Sw Modoc Ct. Tualatin OR

To Our Neighbors at 8380 Sw Mohawk St. Tualatin OR

To Our Neighbors at 20705 Sw Martinazzi Ave. Tualatin OR

To Our Neighbors at 7434 Sw Delaware Cir. Tualatin OR

To Our Neighbors at 20269 Sw Tenino Ct. Tualatin OR

To Our Neighbors at 8412 Sw Mohawk St. Tualatin OR

To Our Neighbors at 8446 Sw Mohawk St. Tualatin OR

To Our Neighbors at 20300 Sw 72Nd Ave. Tualatin OR

To Our Neighbors at 7305 Sw Delaware Cir. Tualatin OR

To Our Neighbors at 34580 Ne Wilsonville Rd. Newberg OR

To Our Neighbors at 20621 Sw Martinazzi Ave. Tualatin OR

To Our Neighbors at 200 Granada Dr. Corte Madera CA

To Our Neighbors at 8260 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 8402 Sw Mohawk St. Tualatin OR

To Our Neighbors at 8233 Sw Seminole Tr. Tualatin OR

To Our Neighbors at 8476 Sw Iroquois Dr. Tualatin OR

To Our Neighbors at 8640 Sw Seminole Trl. Tualatin OR

To Our Neighbors at 8228 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 7360 Sw Tenino Ln. Tualatin OR

To Our Neighbors at 8314 Sw Mohawk St. Tualatin OR

To Our Neighbors at 8147 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 8705 Sw Avery St. Tualatin OR

To Our Neighbors at 7281 Sw Delaware Cir. Tualatin OR

To Our Neighbors at 8358 Sw Mohawk St. Tualatin OR

To Our Neighbors at 8438 Sw Mohawk St. Tualatin OR

To Our Neighbors at 20724 Sw 84Th Ave. Tualatin OR

To Our Neighbors at 20015 Sw Tillamook Ct. Tualatin OR

To Our Neighbors at 8406 Sw Mohawk St. Tualatin OR

To Our Neighbors at 8500 Sw Mohawk St. Tualatin OR

To Our Neighbors at 8470 Sw Mohawk St. Tualatin OR

To Our Neighbors at 16543 S Harding Rd. Oregon City OR

To Our Neighbors at 8300 Sw Seminole Trl. Tualatin OR

To Our Neighbors at 8458 Sw Mohawk St. Tualatin OR

To Our Neighbors at 8212 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 10685 Sw Clay. Sherwood OR

To Our Neighbors at 10685 Sw Clay St. Sherwood OR

To Our Neighbors at 20969 Sw 84Th Ave. Tualatin OR

To Our Neighbors at 8465 Sw Chelan Ct. Tualatin OR

To Our Neighbors at Po Box 1816. Tualatin OR

To Our Neighbors at 7190 Sw Delaware St. Tualatin OR

To Our Neighbors at 8705 Sw Seminole Trl. Tualatin OR

To Our Neighbors at 2875 Marylhurst Dr. West Linn OR

To Our Neighbors at 8296 Sw Mohawk St. Tualatin OR

To Our Neighbors at 20624 Sw Martinazzi Ave. Tualatin OR

To Our Neighbors at 8490 Sw Nestucca Ct. Tualatin OR

To Our Neighbors at 21246 Sw Iroquois Dr. Tualatin OR

To Our Neighbors at 8239 Cahmpoeg Rd Ne. Saint Paul OR

To Our Neighbors at 8402 Sw Santiam Dr. Tualatin OR

To Our Neighbors at 9795 Sw Iowa Dr. Tualatin OR

To Our Neighbors at 20101 Sw Tenino Ct. Tualatin OR

To Our Neighbors at 4641 Firtree Ln. Sparks NV

To Our Neighbors at 20076 Sw 72Nd Ave. Tualatin OR

To Our Neighbors at 4856 Sw Wembley Pl. Beaverton OR

To Our Neighbors at 8390 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 4165 Imperial Dr. West Linn OR

To Our Neighbors at 8418 Sw Mohawk St. Tualatin OR

To Our Neighbors at 20771 Sw Martinazzi Ave. Tualatin OR

To Our Neighbors at 7335 Sw Delaware Cir. Tualatin OR

To Our Neighbors at 7007 Sw 7Th Ave. Portland OR
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To Our Neighbors at 8448 Sw Chelan Ct. Tualatin OR

To Our Neighbors at 20317 Sw Tenino Ct. Tualatin OR

To Our Neighbors at 7365 Sw Delaware Cir. Tualatin OR

To Our Neighbors at 20055 Sw Tillamook Ct. Tualatin OR

To Our Neighbors at 20821 Sw 84Th Ave. Tualatin OR

To Our Neighbors at 8143 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 8232 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 8325 Sw Avery St. Tualatin OR

To Our Neighbors at 7488 Sw Delaware Cir. Tualatin OR

To Our Neighbors at 18264 Holly Ln. Oregon City OR

To Our Neighbors at 20579 Sw Martinazzi Ave. Tualatin OR

To Our Neighbors at 21150 Sw Iroquois Dr. Tualatin OR

To Our Neighbors at 8270 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 8285 Sw Chelan St. Tualatin OR

To Our Neighbors at 8300 Sw Chelan St. Tualatin OR

To Our Neighbors at 8248 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 21180 Sw Martinazzi Ave. Tualatin OR

To Our Neighbors at 8466 Sw Mohawk St. Tualatin OR

To Our Neighbors at 8340 Sw Mohawk St. Tualatin OR

To Our Neighbors at 448 Tenney Dr. Rogue River OR

To Our Neighbors at 8508 Sw Mohawk St. Tualatin OR

To Our Neighbors at 7237 Sw Delaware Cir. Tualatin OR

To Our Neighbors at 8504 Sw Mohawk St. Tualatin OR

To Our Neighbors at 10345 W Olympic Blvd. Los Angeles CA

To Our Neighbors at 8475 Sw Huron Ct. Tualatin OR

To Our Neighbors at 8510 Sw Sagert St. Tualatin OR

To Our Neighbors at 20373 Sw 72Nd Ave. Tualatin OR

To Our Neighbors at 20788 Sw 84Th Ave. Tualatin OR

To Our Neighbors at 8378 Sw Mohawk St. Tualatin OR

To Our Neighbors at 8131 Sw Avery St. Tualatin OR

To Our Neighbors at 20884 Sw 84Th Ave. Tualatin OR

To Our Neighbors at 21109 Sw Martinazzi Ave. Tualatin OR

To Our Neighbors at 20126 Sw Tenino Ct. Tualatin OR

To Our Neighbors at 2706 Gilbert St S. Salem OR

To Our Neighbors at 2823 San Ardo. Belmont CA

To Our Neighbors at 2823 San Ardo. Belmont CA

To Our Neighbors at 20695 Sw 84Th Ave. Tualatin OR

To Our Neighbors at 20170 Sw 86Th Ave. Tualatin OR

To Our Neighbors at 5870 Sw Wichita St. Tualatin OR

To Our Neighbors at 5870 Sw Wichita St. Tualatin OR

To Our Neighbors at 7224 Sw Delaware Cir. Tualatin OR

To Our Neighbors at 678 Gemstone Dr. San Marcos CA

To Our Neighbors at 19030 Sw Chesapeake Dr. Tualatin OR

To Our Neighbors at 21265 S Makah St. Tualatin OR

To Our Neighbors at 8270 Sw Mohawk St. Tualatin OR

To Our Neighbors at 20863 Sw 84Th Ave. Tualatin OR

To Our Neighbors at 20136 Sw 85Th Ct. Tualatin OR

To Our Neighbors at 20989 Sw 84Th Ave. Tualatin OR

To Our Neighbors at 7404 Sw Delaware Cir. Tualatin OR

To Our Neighbors at 8465 Sw Umatilla St. Tualatin OR

To Our Neighbors at 7392 Sw Delaware Cir. Tualatin OR

To Our Neighbors at 8107 Sw Avery St. Tualatin OR

To Our Neighbors at 20366 Sw Tenino Ct. Tualatin OR

To Our Neighbors at 15650 Sw 133Rd Ave. Tigard OR

To Our Neighbors at 20603 Sw Martinazzi Ave. Tualatin OR

To Our Neighbors at 20168 Sw Tillamook Ct. Tualatin OR

To Our Neighbors at 8660 Sw Comanche Way. Tualatin OR

To Our Neighbors at 8284 Sw Mohawk St. Tualatin OR

To Our Neighbors at 21137 Sw Martinazz1 Ave. Tualatin OR

To Our Neighbors at 20726 Sw Martinazzi Ave. Tualatin OR

To Our Neighbors at 8430 Sw Seminole Trl. Tualatin OR

To Our Neighbors at 8425 Sw Seminole Trail. Tualatin OR
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To Our Neighbors at 20847 Sw 84Th Ave. Tualatin OR

To Our Neighbors at 8441 Sw Chelan Ct. Tualatin OR

To Our Neighbors at 8188 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 20212 Sw 86Th Ave. Tualatin OR

To Our Neighbors at 8324 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 20846 Sw Martinazzi Ave. Tualatin OR

To Our Neighbors at 7201 Sw Tenino Ln. Tualatin OR

To Our Neighbors at 8680 Sw Comanche Way. Tualatin OR

To Our Neighbors at 7468 Sw Delaware Cir. Tualatin OR

To Our Neighbors at 10440 Sw Susquehanna Dr. Tualatin OR

To Our Neighbors at 8422 Sw Chelan Ct. Tualatin OR

To Our Neighbors at 8485 Sw Nestucca Ct. Tualatin OR

To Our Neighbors at 160 Mckenzie Creek Rd. Scotts Valley CA

To Our Neighbors at 20692 Sw 84Th Ave. Tualatin OR

To Our Neighbors at 5100 Sw Greenwood Cir. Tualatin OR

To Our Neighbors at 8366 Sw Mohawk St. Tualatin OR

To Our Neighbors at 7247 Sw Tenino Ln. Tualatin OR

To Our Neighbors at 8185 Sw Seminole Trl. Tualatin OR

To Our Neighbors at 8390 Sw Mohawk St. Tualatin OR

To Our Neighbors at 16840 Sw Parrett Mountain Rd. Sherwood OR

To Our Neighbors at 8192 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 22760 Sw 87Th Ave. Tualatin OR

To Our Neighbors at 20939 Sw Martinazzi Ave. Tualatin OR

To Our Neighbors at 8502 Sw Mohawk St. Tualatin OR

To Our Neighbors at 8710 Sw Comanche Way. Tualatin OR

To Our Neighbors at 7456 Sw Delaware Cir. Tualatin OR

To Our Neighbors at 8295 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 61690 Summer Shade Dr. Bend OR

To Our Neighbors at 8434 Sw Mohawk St. Tualatin OR

To Our Neighbors at 8256 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 8350 Sw Mohawk St. Tualatin OR

To Our Neighbors at 8394 Sw Mohawk St. Tualatin OR

To Our Neighbors at 8385 Sw Iroquois Dr. Tualatin OR

To Our Neighbors at 7306 Sw Delaware Cir. Tualatin OR

To Our Neighbors at 8490 Sw Chelan Ct. Tualatin OR

To Our Neighbors at 8264 Sw Seminole Trl. Tualatin OR

To Our Neighbors at Po Box 3923. Tualatin OR

To Our Neighbors at 8478 Sw Mohawk St. Tualatin OR

To Our Neighbors at 8424 Sw Mohawk St. Tualatin OR

To Our Neighbors at 7471 Sw Tenino Ln. Tualatin OR

To Our Neighbors at 7380 Sw Delaware Cir. Tualatin OR

To Our Neighbors at Po Box 1790. Tualatin OR

To Our Neighbors at 8470 Sw Avery St. Tualatin OR

To Our Neighbors at 20820 Sw 84Th Ave. Tualatin OR

To Our Neighbors at 7266 Sw Delaware Circle. Tualatin OR

To Our Neighbors at 8306 Sw Mohawk St. Tualatin OR

To Our Neighbors at 8255 Sw Avery St. Tualatin OR

To Our Neighbors at 20916 Sw 84Th Ave. Tualatin OR

To Our Neighbors at 8685 Sw Sagert St. Tualatin OR

To Our Neighbors at 8494 Sw Mohawk. Tualatin OR

To Our Neighbors at 8295 Sw Avery St. Tualatin OR

To Our Neighbors at 7279 Sw Tenino Ln. Tualatin OR

To Our Neighbors at 19790 Sw Boones Ferry Rd. Tualatin OR

To Our Neighbors at 8342 Sw Mohawk St. Tualatin OR

To Our Neighbors at 8533 Sw Santiam Dr. Tualatin OR

To Our Neighbors at 8182 Sw Shenandoah Way. Tualatin OR

To Our Neighbors at 8468 Sw Mohawk St. Tualatin OR

To Our Neighbors at 20852 Sw 84Th Ave. Tualatin OR

To Our Neighbors at 4585 Sw Trail Rd. Tualatin OR

To Our Neighbors at Po Box 1567. Lake Oswego OR

To Our Neighbors at 21234 Sw Martinazzi Ave. Tualatin OR

To Our Neighbors at 8300 Sw Mohawk St. Tualatin OR
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To Our Neighbors at 8565 Sw Avery St. Tualatin OR

To Our Neighbors at 18725 Sw Boones Ferry Rd. Tualatin OR

To Our Neighbors at 8324 Sw Maxine Ln Unit #46. Wilsonville OR

To Our Neighbors at  .   
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CIVIL ENGINEERING | WATER RESOURCES | COMMUNITY PLANNING 

9600 SW NIMBUS AVENUE, SUITE 100 

BEAVERTON, OREGON 97008 

PH: (503) 946.9365 

WWW.3JCONSULTING.COM 

July 27, 2022 
 
Alden Apartments 
Neighborhood Meeting 
 
 
 
 
To Our Neighbors at 
8390 Sw Seminole Trl. 
Tualatin, OR 97062 
 
 
3J Consulting acts on behalf of Colrich California Construction, INC. regarding a proposal for the 
development of an additional 45 townhomes in Tualatin. The site is 16.53 acres in size and is located at 
7800 SW Sagert St, Tualatin, OR 97062. The cross streets are SW Sagert St. and SW Martinazzi Ave. The 
site consists of one tax lot, identified as 2S125BA00100. The site is zoned Medium High Density Residential 
(RMH). The site location of the proposed project is shown on the attached vicinity map. The proposal 
includes applications for an Architectural Review. 
 
Prior to applying to the City of Tualatin for the necessary land use approvals, I would like to discuss the 
proposal in more detail with the surrounding property owners and residents. 
 

You are cordially invited to attend an In-person Neighborhood Meeting: 
Wednesday, August 10th, 2022 at 6:00pm 

The meeting will be held at the Tualatin Public Library in the Community Room. 
18878 SW Martinazzi Ave. Tualatin, OR 97062 

 
Please note that this will be an informational meeting on preliminary plans. These plans may be altered 
prior to the submittal of the application to the City. The purpose of this meeting is to provide a forum for 
the applicant and surrounding property owners/residents to review and consider the proposal. The 
meeting gives you the opportunity to share with us any special information you know about the property. 
 
I look forward to more specifically discussing the proposal with you. If you have any questions on how to 
participate in the proposed meeting, please contact us at ashley.doty@3j-consulting.com or (503) 
946.9365 x.223. 
 
 
Sincerely, 
 
 
 
Ashley Doty 
Project Manager 
3J Consulting, Inc. 
 
 



Alden Apartments    

July 27th, 2022 
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VICINITY MAP 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
cc: planning@tualatin.gov, Tualatin Community Development Department 

mailto:planning@tualatin.gov










 

 

 

CIVIL ENGINEERING | WATER RESOURCES | COMMUNITY PLANNING 

9600 SW NIMBUS AVENUE, SUITE 100 
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Neighborhood Meeting Notes – Alden Apartments 

  
Date:  August 10th, 2022 

Project:  Alden Apartments 

3J No.:  22791 

 

Presenters: Heather Austin, 3J Consulting, Inc. 

  Ashley Doty, 3J Consulting, Inc. 

 
 

In compliance with the requirements for the submission of a land use application for Architectural 

Review for the development of a Multifamily Housing project, the applicant conducted a 

neighborhood meeting with notice provided to neighboring property owners within 1,000 feet of the 

subject site, designated Citizen Involvement Organization representatives, and the Tualatin 

Community Development Department. 

 

3J Consulting hosted the meeting in the Community Room of the Tualatin Public Library located at 

18878 SW Martinazzi Ave. The meeting began at 6:00 PM on August 10, 2022. A sign in sheet was 

provided for attendees to provide their name, address, telephone number, and email address. The 

presentation included an overview of the proposed development, zoning requirements and land use 

process. A site plan, various renderings, and floor plans of the proposed development were available 

for attendees to view.  The following is a list of questions which were asked during the meeting. Names 

of attendees with comments/questions are included per Tualatin Development Code section 32.120. 

 

Question Answer 

Bob Kern: What will the heights of the 

buildings be? Code used to be 45’. 

The building heights will be maximum 35’, which is the 

maximum height allowed by City code. 

Is the church next door staying? Yes. The proposed development is completely within the 

current Alden Apartments site.  

What is the design of the landscaping 

going to be? 

The proposal does not yet have a landscape designed. The 

renderings just show concept landscaping.  

Linda Weland: How many units will be 

removed? 

15 units are being removed (two buildings total). 45 units 

are being added. 

Wes Davis: Will there be 2 cars per 

units? What will the street access be? 

Will cars be exiting on Sagert? Is it 

right turn out only? 

The units each have a 2 car garage. Most units are on the 

loop drive that access the property from Martinazzi. One 

new building (4 units) will have access from Sagert. 

Currently there are no proposed restrictions to turning 

movements into or out of the property. 

Bob: Are there any new entrances to 

the site? 

There are no new proposed vehicular accesses to the site 

at this time. The existing a vehicular access to the site will 

remain. 
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Bob: How many units will there be per 

acre? 

The overall property site is 17.09 acres. There will be 240 

units total after construction. density. The maximum 

density per code is 250 units. This meets the City code for 

density requirements. 

Tim: Are the new units townhomes? 

Are the current ones staying on the 

site? 

The proposed new buildings are townhomes. The 

development would remove two existing buildings that are 

apartments, but no other changes to the existing 

apartments will occur. 

Tim: Are there any traffic impacts? 

Where will new units be accessing 

from? 

There are no expected major traffic impacts. This was 

already looked at by the consulting team. 

 

Additional info: A trip generation study has been conducted 

by the consulting traffic engineer, Kittelson & Associates. 

The proposed development is expected to generate fewer 

than 500 daily drips, fewer than 60 morning and evening 

peak trips, and fewer than 20 large truck trips per day, and 

therefore a full transportation impact analysis is not 

expected for Tualatin Development Code Section 74.440. 

This report will be included in the land use application. 

 

Gayle: Will there be overflow parking 

for guests? 

The proposed development will be meeting City code 

requirements for off-street parking. 

Linda: Will there be play areas or 

open spaces for the new units? 

 

These areas have not been finalized but the intent is to 

meet City code requirements for site design standards. 

Gayle: When is the estimated 

completion date? 

Spring/Summer 2024 

Linda: Are these townhomes going to 

be to own or to rent? 

All of the new townhome style apartments will be for rent 

from the same property managements company as the 

rest of the complex. No private ownership of individual 

units. 

Wally: Are the common areas public 

or just for the residents? Are there 

any public funds involved? 

The common areas will be private and just for the use of 

residents and guests. There is no public funding involved 

for the common areas. 

 

Linda: Will there be affordable 

housing? 

No, the new units will not be considered Affordable 

Housing per the State definition of “regulated affordable 

housing”. New units will be market rate set by the property 

owner. 

Bob: Are there low cost units on site? 

What is the current market rate of the 

units now? 

Current rates for existing units are unknown to the 

consultant team. Please contact the property management 

company for more information on unit rates. 

Wes: What is the different between 

townhomes and apartments? The 

project is called Alden Apartments 

but these are townhomes? 

The property is called Alden Apartments and contains 

various sized apartment units each on individual floors. The 

proposed units will be townhome style apartments, with 
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each units spread across 3 vertical floors, separated by 

shared walls between units. 

Wally: What are the targeted 

demographics of the new units? Will 

there be multi-generational style 

units with bedrooms on the first 

floor? Can multiple levels be accessed 

from outside or are there stairs inside 

to each level. 

The units will all only have access from the ground floor. 

There are currently two proposed unit floorplans. 

Floorplan A has a bedroom on the first floor. Floorplans are 

available to view at this meeting. 

Linda: What will the unit layouts be? 

How many bedrooms? 

There are currently two different proposed floorplans. 

Floorplan A has 3 bedrooms and 3 bathrooms. Floorplan B 

has 2 bedrooms and 2.5 bathrooms. 

 

Barb: How many car spaces will the 

garages be? 

All units are proposed to have a 2 car garage. 

  

 

The meeting concluded at approximately 6:30 PM. 

 

 



 

Appendix F. Neighborhood Meeting Materials 

Signs posted along property’s frontage on Sagert, Martinazzi and Avery, and close-up of sign designed to 

city standards. 
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ALDEN APARTMENTS 
7800 SW Sagert Street and 20400 SW Martinazzi Avenue 

Pre-Application Meeting Summary 
 
Thank you for discussing your proposed multiple family development project. Below you will find a 
summary of our discussion points. If there is anything else from our meeting that you wish to document, 
please respond with your notes as well. Thank you. 
 
Required Land Use Reviews 
Submit electronically via eTrakit: https://permits.ci.tualatin.or.us/eTrakit/. 
 
Neighborhood/Developer meeting  

• Holding a Neighborhood/Developer meeting is required for the Annexation, Plan Map 
Amendment (Zone Change), and Architectural Review applications. The same meeting may be 
used for both applications. 

• Neighborhood/Developer meetings should generally be held no more than six months prior to 
application. More detailed information about this meeting, is online here: 
https://www.tualatinoregon.gov/planning/neighborhood-developer-meetings 

• Applicants are responsible for mailing and posting notice of your Neighborhood Developer 
meeting. The City can provide a list of addresses for your notice letters. This mailing list includes 
neighboring property owners. Please email us at planning@tualatin.gov to request a Mailing List 
for a $32 fee.  

 
Architectural Review Application: 
Type III Land Use Decision – See TDC 33.020(3) 
https://www.tualatinoregon.gov/sites/default/files/fileattachments/planning/page/5081/ar_instruction
s_2019_withforms.pdf 
 
Type III AR applications and examples for industrial development found here: 
https://www.tualatinoregon.gov/planning/ar-19-0008-tualatin-industrial-park 
 
Criteria to address for your AR narrative includes:  

• Tualatin Municipal Code:  
o 03-02: Sewer Regulations; 
o 03-03: Water Service; 
o 03-05: Soil Erosion, Surface Water Management, Water Quality Facilities, and Building & 

Sewers; 
  

• Tualatin Development Code:  

https://permits.ci.tualatin.or.us/eTrakit/
https://www.tualatinoregon.gov/planning/neighborhood-developer-meetings
mailto:planning@tualatin.gov
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH33APAPCR_TDC_33.020ARRE
https://www.tualatinoregon.gov/sites/default/files/fileattachments/planning/page/5081/ar_instructions_2019_withforms.pdf
https://www.tualatinoregon.gov/sites/default/files/fileattachments/planning/page/5081/ar_instructions_2019_withforms.pdf
https://www.tualatinoregon.gov/planning/ar-19-0008-tualatin-industrial-park
https://www.tualatinoregon.gov/municipalcode/chapter-03-02-sewer-regulations-rates
https://www.tualatinoregon.gov/municipalcode/chapter-03-03-water-service
https://www.tualatinoregon.gov/municipalcode/chapter-03-05-soil-erosion-surface-water-management-water-quality-facilities-and
https://www.tualatinoregon.gov/municipalcode/chapter-03-05-soil-erosion-surface-water-management-water-quality-facilities-and
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o 32: Procedures; 
o 33.020: Architectural Review; 
o 33.110: Tree Removal Permit/Review; 
o 42: Medium High Density Residential Zone (RMH); 
o 73A, 73B, 73C and 73D: Design Standards; 
o 74: Public Improvements 
o 75: Access Management  

 
Type III Timeline: 
• Decided by Architectural Review Board, meets as needed on Wednesdays: 

https://www.tualatinoregon.gov/arb 
o 30 day Completeness Review. 

o Hearing typically scheduled within 60 days of complete application 
o Notice of Hearing: 

 20 day prior to hearing 
 Those who comment gain standing for potential appeal 
 Notice of Decision: 

• 14 day appeal period – opportunity to appeal decision to City Council 
• Decision is good for two years (TDC33.020(9)) with an opportunity to 

request a one-time decision extension (TDC 33.020(8)) of one (1) 
additional year, if approved. Extensions require a Type II review process. 

 
Required Service Provider Letters 
Clean Water Services will comment on additional natural resource, through their Review process. The 
Service Provider Letter from CWS is a requirement of a complete land use or Engineering permit 
submittal. For more information, see http://www.cleanwaterservices.org/permits-development/step-
by-step-process/environmental-review/ This letter will specify any required wetland and buffer 
mitigation.  
 
Coordination with Republic Services, the City’s waste disposal service, is required as part of the 
Architectural Review process. To obtain a service provider letter for proposed development, please work 
directly with John Olivares, Operations Manager: jolivares@republicservices.com and (503) 826-7139. 
 
Coordination with TVF&R, the City’s emergency and fire protection service, is required as part of the 
Architectural Review process. To obtain a service provider letter for proposed development, please work 
directly with TVF&R: https://www.tvfr.com/FormCenter/Public-Records-7/Service-provider-permit-for-
Tualatin-73 
 
Highlighted Site Design Standards 

• Ordinance 1463-21: The Middle Housing ordinance is effective but the online 
development code may not have been updated at this time.  

• TDC 73A.200(1) Common Wall Design Standards: 
• Walkways must be provided between the main building entrances and other on-site buildings, 

accessways, and sidewalks along the public right-of-way; 
• Phasing of Improvements – Phasing of required improvements are regulated in  

 

https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH32PR
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH33APAPCR_TDC_33.020ARRE
https://www.tualatinoregon.gov/developmentcode/tdc-chapter-33-applications-and-approval-criteria
https://www.tualatinoregon.gov/developmentcode/chapter-73a-site-design
https://www.tualatinoregon.gov/developmentcode/chapter-73b-landscaping-standards
https://www.tualatinoregon.gov/developmentcode/chapter-73-c-parking-standards
https://www.tualatinoregon.gov/developmentcode/tdc-chapter-74-public-improvement-requirements
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH75ACMA
https://www.tualatinoregon.gov/arb
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH33APAPCR_TDC_33.020ARRE#:%7E:text=9),the%20Building%20Division.
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH33APAPCR_TDC_33.020ARRE#:%7E:text=Architectural%20Review%20process.-,(8),-Effective%20Date.%20The
http://www.cleanwaterservices.org/permits-development/step-by-step-process/environmental-review/
http://www.cleanwaterservices.org/permits-development/step-by-step-process/environmental-review/
mailto:jolivares@republicservices.com
https://www.tvfr.com/FormCenter/Public-Records-7/Service-provider-permit-for-Tualatin-73
https://www.tvfr.com/FormCenter/Public-Records-7/Service-provider-permit-for-Tualatin-73
https://www.tualatinoregon.gov/sites/default/files/fileattachments/planning/project/50331/ordinance_no._1463-21.pdf
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73ASIDEST_INDEST01
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Tree Removal: 
Four or fewer trees may be removed within a single calendar year from a single parcel of property or 
contiguous parcels of property under the same ownership without a permit. Tree is defined as: a living, 
standing, woody plant having a trunk eight inches or more in diameter, widest cross section, at a point 
four feet above mean ground level. 
 
If required, tree removal is reviewed under the Architectural Review application. A tree preservation 
plan and a tree assessment report prepared by a certified arborist are required to address the approval 
criteria for tree removal found in TDC 33.110(5). 
 
Public Utilities and Other Site Development 

• Request available public utility as-builts by emailing tdoran@tualatin.gov. Washington County 
can provide public as-builts adjacent to your site. 

• Apply for Hydraulic Modeling and Tualatin Erosion Control, Public Works, and Water Quality 
Permits electronically via eTrakit: https://permits.ci.tualatin.or.us/eTrakit/. 

• An Erosion Control permit is required from Tualatin for projects disturbing over 500 square feet. 
o Additionally, if between one and five acres are disturbed, a 1200CN is needed from 

CWS. 
o If over five acres are disturbed, a 1200C is needed from DEQ. 

• A Water Quality Permit is needed for construction and modification of public and private 
impervious areas. The permit will include wetland mitigation/revegetation required by CWS SPL 
in addition to treatment, detention as required for conveyance, and hydromodification per CWS 
D&CS Ch 4. 

o Any additional permits from regulating agencies such as CWS Environmental Services 
o Include all private stormwater treatment and conveyance within a maintenance 

agreement including existing facilities. 
o For water quality permit application completeness submit stormwater plans and 

calculations certified by an Oregon registered, professional engineer in accordance with 
TMC 3-5-390(1) proving proposed systems: 
 In accordance with TMC 3-5-200 through 3-5-430, TDC 74.630 and 74.650, 

Public Works Construction Code (PWCC), and Clean Water Services’ (CWS) 
Design and Construction Standards (D&CS) Chapter 4. 

 Show onsite facilities for proposed new and modified impervious areas. 
 Address runoff from all new and modified private impervious areas. 
 Treat new and modified impervious areas in accordance with CWS D&CS 

4.08.1.d meeting phosphorous removal in accordance with TMC 3-5-350 per the 
design storm in accordance with TMC 3-5-360 and CWS D&CS 4.08.2. 

 Detain as needed TMC 3-5-220, TMC 3-5-230, and CWS D&CS 4.08. 
 Accommodate hydromodification in accordance with CWS D&CS 4.03.5. 
 Include conveyance calculations that accommodates up to a 25-year storm 

event with 100-year overland flow to the public stormwater system in 
accordance with TDC 74.640 and CWS D&CS 5.05.2.d. 

• Downstream evaluation with a maximum of 82% capacity within public 
lines per TMC 3-5-210 - Review of Downstream System 

 Demonstrate compliance with the Clean Water Services’ Service Provider Letter 
CWS conditions sufficient to obtain a Stormwater Connection Permit 
Authorization Letter in accordance with TDC 74.650(2) and CWS D&CS 3.01.2(d). 

https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH33APAPCR_TDC_33.110TRREPERE
mailto:tdoran@tualatin.gov
https://permits.ci.tualatin.or.us/eTrakit/
https://library.municode.com/or/tualatin/codes/city_charter_and_municipal_code_?nodeId=TUALATIN_MUNICIPAL_CODE_TIT3UTWAQU_CH3-05SOERSUWAMAWAQUFABUSE_ADSUWAMAST_TMC_3-5-210REDOSY
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o If the proposed water quality facility includes infiltration in the design, a 
Geotech/soil/infiltration report will need to be submitted to Engineering for a complete 
land use application. 

• A Public Works Permit is needed for any sanitary sewer, stormwater, or water line work within 
right-of-way or public easements. 

• Record an 8-foot wide public utility easement adjacent to right-of-way. Underground utilities 
unless over 50kv (then associated existing utilities may remain above).  

o Work directly with PGE regarding any existing lines and poles vs what they will require 
to serve your site.  

o Your conversations with PGE may result in their request of special circumstances to the 
City. Please provide us PGE’s response early so we can provide any needed input. 

o Private retaining walls must be located outside of the public utility easement.  
o The maximum allowed slope within the public utility easement is per: 

 Washington County standards for SW Grahams Ferry Road. 
 Tualatin Public Works Construction Code 203.2.07 Slope Design 3:1 standard for 

local streets. 
• Hydraulic Modeling is required for over 48,300 square footage of new building area, 870 

gallons/acre/day use, and/or more than 49 residential units. Hydraulic Modeling may be 
requested in advance of application for a land use to confirm availability and requirements, but 
may need to be updated depending on changes due to conditions of approval. When submitting 
a modeling application include:  

o Requirements/alternatives allowed by TVF&R. Apply for a TVF&R service provider letter 
via https://www.tvfr.com/FormCenter/Public-Records-7/Service-provider-permit-for-
Tualatin-73. 

o Hydrant flow test results. Request testing via 
https://www.tualatinoregon.gov/publicworks/hydrant-flow-tests. For questions contact 
Terrance Leahy, Water Division Manager, (503) 691-3095; tleahy@tualatin.gov.  

o After submittal Staff will coordinate with you regarding payment of the fee per the 
current fee schedule. The fee is currently $300/building. 

 
Transportation and Site Access  

• Your transportation engineer must email Mike McCarthy, Principal Traffic Engineer, 
mmccarthy@tualatin.gov (please also copy tdoran@tualatin.gov) to confirm proposed Traffic 
Impact Analysis scope including site plan, building sizes, etc. and estimated trip generation. Staff 
will coordinate with any other applicable agencies and jurisdictions. Mike may also be reached 
at (503) 691-3674. 

• Additional ROW may be required to permit the construction of public transportation 
improvements (Traffic Impact Analysis will identify mitigation measures). 

 
Fire 

• Drew Dubois, TVF&R (503) 259-1404; drew.debois@tvfr.com 
• Flow testing: Terrance Leahy, Water Division Manager, (503) 691-3095; tleahy@tualatin.gov 

 
Building 

• At the conclusion of the AR appeal period, please contact Building Services at (503) 691-3044 to 
schedule a pre-submittal meeting to discuss the permit process with Building Division staff. 

https://www.tualatinoregon.gov/engineering/public-works-construction-code-0
https://www.tvfr.com/FormCenter/Public-Records-7/Service-provider-permit-for-Tualatin-73.
https://www.tvfr.com/FormCenter/Public-Records-7/Service-provider-permit-for-Tualatin-73.
https://www.tualatinoregon.gov/publicworks/hydrant-flow-tests
mailto:tleahy@tualatin.gov
https://www.tualatinoregon.gov/finance/fee-schedule
mailto:mmccarthy@tualatin.gov
mailto:tdoran@tualatin.gov
mailto:drew.debois@tvfr.com
mailto:tleahy@tualatin.gov
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• Current fee schedule: https://www.tualatinoregon.gov/finance/fee-schedule 
• For calculating SDC fees, please work with Lauren Gonzalez, lgonzalez@tualatin.gov 

https://www.tualatinoregon.gov/finance/fee-schedule
mailto:lgonzalez@tualatin.gov




















































3J Consulting 
Attn:  Heather Austin, AICP 
9600 SW Nimbus Ave., Ste. 100 
Beaverton, OR 97008 

 Colrich California Construction, LLC 
Attn:  Matthew Moiseve 
444 West Beech St., Ste. 300 
San Diego, CA 92101 
 

  

     

     

     

     

     

     

     

     

     



From: Keith Leonard 

Sent: Thursday, October 13, 2022 1:27 PM 

To: riverparkcio@gmail.com; jasuwi7@gmail.com; famtunstall1@frontier.com; 

dan@danhardyproperties.com; katepinamonti@hotmail.com; 

cynmartz12@gmail.com; daniel@bachhuber.co; cio.east.west@gmail.com; 

doug_ulmer@comcast.net; keenanwoods7@gmail.com; 

keenanwoods7@gmail.com; dana476@gmail.com; 

mcrowell248@comcast.net; tualatinmidwestcio@gmail.com; 

dikkusan@live.com; cniew@yahoo.com; tmpgarden@comcast.net; 

snoelluwcwle@yahoo.com; MartinazziWoodsCIO@gmail.com; 

solson.1827@gmail.com; delmoore@frontier.com; 

jamison.l.shields@gmail.com; ClaudiaSterling68@gmail.com; 

janet7531@gmail.com; roydloop@gmail.com; Tualatinibachcio@gmail.com; 

edkcnw@comcast.net; patricia.parsons@ctt.com; 

rwcleanrooms@gmail.com; byromcio@gmail.com; 

mwestenhaver@hotmail.com; tualatincommercialcio@gmail.com; 

tualatincommercialcio@gmail.com; scottm@capacitycommercial.com; 

robertekellogg@yahoo.com; famtunstall1@frontier.com; 

tualatincio@gmail.com; Megan George 

Subject: Notice of Hearing November 30th: AR22-0008 7800 SW Sagert St. and 20400 

SW Martinazzi Ave.- Alden Apartments 

 

 
NOTICE OF HEARING AND OPPORTUNITY TO COMMENT 

NOTICE IS HEREBY GIVEN  that a public hearing will be held before the City of Tualatin Architectural 

Review Board on Wednesday November 30, 2022 at 6:30 p.m. All are invited to attend the hearing and 

testify verbally. The hearing will be held at the Tualatin Service Center, 10699 SW Herman Road, 

Tualatin, OR 97062, and a Zoom meeting link will be published with the meeting agenda and packet 

materials at: www.tualatinoregon.gov/meetings. 

 

3j Consulting, on behalf of CR Alden Communities, LLC., is requesting approval to construct 45 new 

townhome units in 12 new buildings. The 16.7 acre property is located in the Medium High Density 

Residential Zone (RMH) at 7800 SW Sagert Street and 20400 SW Martinazzi Avenue, Tax Lot 

2S125BA00100. Two existing buildings are proposed for removal for a net gain of 10 buildings on the 

site. Removal of an existing basketball court is proposed. There will be a total of 5 shared outdoor play 

areas for the overall development. 

 

You may view the application materials on our Projects web page: 

https://www.tualatinoregon.gov/planning/ar22-0008-alden-apartments-0. 

 

Individuals wishing to comment may do so in writing to the Planning Division prior to the hearing 

and/or present written and/or verbal testimony to the Architectural Review Board at the hearing.  To be 



included in the materials packet published ahead of the hearing, comments must be received by 

November 16, 2022. Hearings begin with a staff presentation, followed by testimony by proponents, 

testimony by opponents, and rebuttal. The time of individual testimony may be limited.  If a participant 

requests before the hearing is closed, the record shall remain open for at least 7 days after the hearing. 

 

All citizens are invited to attend and be heard upon the Architectural Features application: Failure of an 

issue to be raised in the hearing, in person, or by letter, or failure to provide sufficient specificity to 

afford the decision maker an opportunity to respond to the issue precludes appeal to the State Land Use 

Board of Appeals (LUBA) based on that issue. The failure of the applicant to raise constitutional or other 

issues relating to the proposed conditions of approval with sufficient specificity to the decision maker to 

respond to the issue precludes an action for damages in circuit court. 

 

Type III Architectural Review Criteria: Tualatin Development Code Chapters: 32, 33, 42, 73A-D, 74, 75 

 

A staff report will available seven day prior to the public hearing, published at 

www.tualatinoregon.gov/meetings. This meeting and any materials being considered can be made 

accessible upon request. 

 

Written comments and questions can be submitted to: kleonard@tualatin.gov. 

 

 

Keith Leonard, AICP 

Associate Planner 
City of Tualatin | Planning 
503.691.3029 | www.tualatinoregon.gov 

 
 



From: Keith Leonard 

Sent: Thursday, October 13, 2022 1:35 PM 

To: camila.garrido@dahlingroup.com; troym@mearsdesigngroup.com; Ashley 

Doty; matm@colrich.com; Heather Austin 

Cc: Alyssa Kerr; Don Hudson; Erin Engman; Jonathan Taylor; Kim McMillan; 

Martin Loring; Mike McCarthy; Rich Mueller; Sherilyn Lombos; Steve Koper; 

Terrance Leahy; Tom Scott; Tom Steiger; Hayden Ausland; Tony Doran; 

Lindsey Hagerman; Madeleine Nelson; Keith Leonard; Suzanne Tyler; Edward 

Jones; naomi_vogel@co.washington.or.us; 

theresa_cherniak@co.washington.or.us; deqinfo@deq.state.or.us; 

landusenotifications@oregonmetro.gov; 

ODOT_R1_DevRev@odot.oregon.gov; baldwinb@trimet.org; 

LUComments@cleanwaterservices.org; Ty.Darby@tvfr.com; 

KHerrod@republicservices.com; trose1@ttsd.k12.or.us; 

info@theintertwine.org; Anneleah@tualatinchamber.com; 

OR.METRO.ENGINEERING@ZIPLY.COM; tod.shattuck@pgn.com; 

brandon.fleming@pgn.com; kenneth.spencer@pgn.com; 

richard.girard@nwnatural.com; icrawford@wccca.com 

Subject: Notice of Hearing November 30th: AR22-0008 7800 SW Sagert St. and 20400 

SW Martinazzi Ave.- Alden Apartment 

 

 
NOTICE OF HEARING AND OPPORTUNITY TO COMMENT 

NOTICE IS HEREBY GIVEN  that a public hearing will be held before the City of Tualatin Architectural 

Review Board on Wednesday November 30, 2022 at 6:30 p.m. All are invited to attend the hearing and 

testify verbally. The hearing will be held at the Tualatin Service Center, 10699 SW Herman Road, 

Tualatin, OR 97062, and a Zoom meeting link will be published with the meeting agenda and packet 

materials at: www.tualatinoregon.gov/meetings. 

 

3j Consulting, on behalf of CR Alden Communities, LLC., is requesting approval to construct 45 new 

townhome units in 12 new buildings. The 16.7 acre property is located in the Medium High Density 

Residential Zone (RMH) at 7800 SW Sagert Street and 20400 SW Martinazzi Avenue, Tax Lot 

2S125BA00100. Two existing buildings are proposed for removal for a net gain of 10 buildings on the 

site. Removal of an existing basketball court is proposed. There will be a total of 5 shared outdoor play 

areas for the overall development. 

 

You may view the application materials on our Projects web page: 

https://www.tualatinoregon.gov/planning/ar22-0008-alden-apartments-0. 

 

Individuals wishing to comment may do so in writing to the Planning Division prior to the hearing 

and/or present written and/or verbal testimony to the Architectural Review Board at the hearing.  To be 

included in the materials packet published ahead of the hearing, comments must be received by 



November 16, 2022. Hearings begin with a staff presentation, followed by testimony by proponents, 

testimony by opponents, and rebuttal. The time of individual testimony may be limited.  If a participant 

requests before the hearing is closed, the record shall remain open for at least 7 days after the hearing. 

 

All citizens are invited to attend and be heard upon the Architectural Features application: Failure of an 

issue to be raised in the hearing, in person, or by letter, or failure to provide sufficient specificity to 

afford the decision maker an opportunity to respond to the issue precludes appeal to the State Land Use 

Board of Appeals (LUBA) based on that issue. The failure of the applicant to raise constitutional or other 

issues relating to the proposed conditions of approval with sufficient specificity to the decision maker to 

respond to the issue precludes an action for damages in circuit court. 

 

Type III Architectural Review Criteria: Tualatin Development Code Chapters: 32, 33, 42, 73A-D, 74, 75 

 

A staff report will available seven day prior to the public hearing, published at 

www.tualatinoregon.gov/meetings. This meeting and any materials being considered can be made 

accessible upon request. 

 

Written comments and questions can be submitted to: kleonard@tualatin.gov. 

 

 

Keith Leonard, AICP 

Associate Planner 
City of Tualatin | Planning 
503.691.3029 | www.tualatinoregon.gov 
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   M E M O R A N D U M 
 
 
 
Date:  November 10, 2022 
 
To:  Keith Leonard, Associate Planner, City of Tualatin 
 
From:  Jackie Sue Humphreys, Clean Water Services (CWS) 
 
Subject: Alden Apartments New Buildings, AR22-0008, 2S125BA00100 
 
 
 
Please include the following comments when writing your conditions of approval: 
 
PRIOR TO ANY WORK ON THE SITE  
 
A Clean Water Services (CWS) Storm Water Connection Permit Authorization must be 
obtained.  Application for CWS Permit Authorization must be in accordance with the 
requirements of the Design and Construction Standards, Resolution and Order No. 19-5 as 
amended by R&O 19-22, or prior standards as meeting the implementation policy of R&O 18-
28, and is to include: 
 
 

a. Detailed plans prepared in accordance with Chapter 2, Section 2.04. 
 
b. Detailed grading and erosion control plan.  An Erosion Control Permit will be required. 

Area of Disturbance must be clearly identified on submitted construction plans.  If site 
area and any offsite improvements required for this development exceed one-acre of 
disturbance, project will require a 1200-CN Erosion Control Permit. If site area and any 
offsite improvements required for this development exceed five-acres of disturbance, 
project will require a 1200-C Erosion Control Permit. 
 

c. Detailed plans showing the development having direct access by gravity to public storm 
and sanitary sewer.   

 
d. Provisions for water quality in accordance with the requirements of the above named 

design standards.  Water Quality is required for all new development and redevelopment 
areas per R&O 19-5, Section 4.04.  Access shall be provided for maintenance of facility 
per R&O 19-5, Section 4.07.6. 



 
e. If use of an existing offsite or regional Water Quality Facility is proposed, it must be 

clearly identified on plans, showing its location, condition, capacity to treat this site and, 
any additional improvements and/or upgrades that may be needed to utilize that facility. 
 

f. If private lot LIDA systems proposed, must comply with the current CWS Design and 
Construction Standards. A private maintenance agreement, for the proposed private lot 
LIDA systems, needs to be provided to the City for review and acceptance. 
 

g. Show all existing and proposed easements on plans.  Any required storm sewer, sanitary 
sewer, and water quality related easements must be granted to the City. 
 

h. Application may require additional permitting and plan review from CWS Source 
Control Program.  For any questions or additional information, please contact Source 
Control at (503) 681-5175. 

 
i. Any proposed offsite construction activities will require an update or amendment to the 

current Service Provider Letter for this project. 
 
 
CONCLUSION 
 
This Land Use Review does not constitute CWS approval of storm or sanitary sewer compliance 
to the NPDES permit held by CWS.  CWS, prior to issuance of any connection permits, must 
approve final construction plans and drainage calculations. 



 

 
 
November 14, 2022                         ODOT #12791 

ODOT Response  

Project Name: Alden Apartments Addition Applicant: Alden Apartments 

Jurisdiction: City of Tualatin Jurisdiction Case #: AR22-0008 

Site Address: 20400 SW MARTINAZZI AVE, 

7800 SW Sagert St, Tualatin, Oregon 

State Highway: I-5 

The site of this proposed land use action is in the vicinity of I-5. ODOT has permitting authority 

for this facility and an interest in ensuring that this proposed land use is compatible with its safe 

and efficient operation. Please direct the applicant to the District Contact indicated below to 

determine permit requirements and obtain application information. 

 

COMMENTS/FINDINGS  
 

ODOT has reviewed the formal application materials submitted for the additions to Alden 

Apartments including new apartment buildings, parking lots, other hardscaping, and utility 

improvements. The project site is located in the vicinity of ODOT’s I-5 facility and discharges to 

storm drain infrastructure within ODOT right-of-way. Due to the amount of impervious area 

modified, storm water management approaches are proposed. The applicant is indicating 

detention to 50 year events to accommodate their release to ODOT.  

 

ODOT recommends the City of Tualatin require the applicant to obtain a Miscellaneous Permit 

from ODOT for connection to state highway drainage facilities as a condition of the land use 

approval. Please direct the applicant to the District 2B contact indicated below to determine 

permit requirements and obtain application information. All ODOT permits and approvals must 

reach 100% plans before the District Contact will sign-off on a local jurisdiction building permit, 

or other necessary requirement prior to construction. 

Below is a summary of ODOT’s initial technical review comments for the Preliminary 

Stormwater Report submitted in the formal application materials, however formal review of site 

drainage and storm water management plans will occur through the permitting process with 

ODOT Geo-Hydro staff.  

 

1. The use of 50 year storm for detention is correct. ODOT will need to review analysis for 

the 100 year storm verifying that the facilities will safely store and release the check 

storm to approximate the risk to ODOT downstream facilities. What is the likelihood of 

impact to ODOT facilities? 

2. Two of the three proposed storm facility outfalls are shown on sheet C400 of the 

submitted materials. For the proposed building #J2, there is a proposed connection to an 

existing storm line. Where does this line outfall? All outfalls/scour pads need to be on the 

private property and maintained by the property owner. 

3. What is the allowable freeboard per CWS standards? Shown are 6-inch proposed on 

plans for the infiltration ponds. Our standard for ODOT facilities is 12-inch minimum. 

Oregon 
 Kate Brown, Governor 

Department of Transportation 
Region 1 Headquarters 

123 NW Flanders Street 

Portland, Oregon  97209 

(503) 731.8200 

FAX (503) 731.8259 

 



 

This may not be required in this case, however the applicant will need to show the 

overflow risk. 

4. In the pending final storm report, ODOT will need to review the pre and post 

development total volume of water contributing to ODOT’s system. 

5. Please present the full hydro-modification impacts to ODOT system and identify changes.  

6. Hydrographs: The Post development hydrographs do not show the impact of the 

detention facility, only the increased runoff. ODOT will need to receive post development 

runoff hydrographs with the inclusion of the detention to understand the impact to the 

ODOT facility. The current provided post-development hydrographs only illustrate an 

increased peak and volume. The axis should have consistent and labeled units on both 

axis, i.e (CFS) and time (hours) not with days of the week (both on some charts). 

 

ODOT RECOMMENDED LOCAL CONDITIONS OF APPROVAL 

 An ODOT Miscellaneous Permit is required for connection to state highway drainage 

facilities. Connection will only be considered if the site’s drainage naturally enters 

ODOT right of way. The applicant must provide ODOT District with a preliminary 

drainage plan showing impacts to the highway right of way. 

A drainage study prepared by an Oregon Registered Professional Engineer is usually 

required by ODOT if: 

1. Total peak runoff entering the highway right of way is greater than 1.77 cubic feet 

per second; or 

2. The improvements create an increase of the impervious surface area greater than 

10,758 square feet. 

 

Please send a copy of the Notice of Decision including conditions of approval to: 

ODOT Region 1 Planning 

Development Review 

123 NW Flanders St 

Portland, OR 97209 

ODOT_R1_DevRev@odot.oregon.gov 

 

Development Review Planner: Diana Powers Diana.Powers@odot.oregon.gov  

District Contact: District 2B D2BUP@odot.oregon.gov  

 

 

 
 

mailto:ODOT_R1_DevRev@odot.oregon.gov
mailto:Diana.Powers@odot.oregon.gov
mailto:D2BUP@odot.oregon.gov








Map 8-1: Functional Classification and Traffic Signal Plan
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The projects embodied in this map that could affect
rivers, streams and wetlands have not been
analyzed in terms of Statewide Planning Goal 5
(Natural Resources) as required by Oregon
Administrative Rule 660-12-0025(2) and (3)(b).
Thus, prior to construction a Goal 5 analysis will be
completed and proper permits obtained.

This map is derived from various digital databasesources.  While an attempt has been made to
provide an accurate map, the City of Tualatin assumes no responsibility or liability for any errors
or omissions in the information.  This map is provided "as is".  -TualGIS

Notes:
- Future roadway alignments are
  approximate and subject to
  additional engineering and design.
- Proposed traffic signal locations
  are subject to engineering
  judgment and additional analysis.

Air Photo: Summer 2017
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Map 8-4: Bicycle and Pedestrian Plan
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Arrangements can be made to provide these materials in alternative formats such as large type or audio 
recording. Please contact the Planning Division at 503.691.3026 and allow as much lead time as possible. 

 
 
 
 
 

 

ARCHITECTURAL REVIEW BOARD DECISION 
November 30, 2022 

 

 

Case #: AR 22-0008 
Project: Alden Apartments 
Location: 7800 SW Sagert Street and 20400 SW Martinazzi Avenue, Tax Map/Lot: 

2S125BA00100 
Representative Heather Austin, AICP, 3j Consulting, Inc. 
Owner: CR Alden Communities, LLC 

 

I.FINDINGS 

A. An application for Architectural Review (AR 22-0008) was filed by 3j Consulting, Inc., requesting 
approval of a 45 unit multi-family development addition to the Alden Apartments.  

B. The Architectural Review Board (ARB) conducted a noticed quasi-judicial public hearing on 
November 30, 2022 in conformance with the laws of the State of Oregon and the City of Tualatin. 

C. At the November 30, 2022 public hearing, the ARB found that with conditions of approval to further 
the implementation of the requirements of the Tualatin Development Code, and in order to meet 
purpose and objectives of community design standards to achieve pleasant environments for 
living and ensure all public facilities are adequate to serve the development, as described in TDC 
33.020.  

II.ACTION 

The Architectural Review Board Decision approves AR 22-0008 and adopted the staff analysis and findings, 
dated November 30, 2022, with the following Conditions of Approval: 

 

GENERAL: 

A1. This Architectural Review approval shall expire after two years unless a building, or 
grading permit submitted in conjunction with a building permit application, has been issued 
and substantial construction pursuant thereto has taken place and an inspection 
performed by a member of the Building Division, or an extension is granted under TDC 
33.020(10). 

 

PRIOR TO EROSION CONTROL, PUBLIC WORKS, AND WATER QUALITY PERMIT 
ISSUANCE: 

Submit to eTrakit for review and approval: 

A2. The applicant must apply for applicable Engineering Erosion Control, Water Quality, and 

Public Works permits: 

a. Apply using eTrakit. With the initial Engineering permit(s) application(s) include: 

https://www.tualatinoregon.gov/communitydevelopment/etrakit-one-stop-online-permits-and-land-use-cases
https://www.tualatinoregon.gov/communitydevelopment/etrakit-one-stop-online-permits-and-land-use-cases


ARB Decision—AR 22-0008 Alden Apartments 
Page 2 of 8 

 

i. One combined set of 24”x36” plans including all applicable Engineering 

permits attached to one Engineering permit. Include a note on other 

Engineering permits stating which application includes the set; and, 

ii. Payment for an Erosion Control permit fee per the fee schedule; and, 

iii. Engineering estimate and deposit for each Water Quality or Public Works 

permit per the fee schedule; and, 

b. Deliver two 24”x36” hard copies of the combined Engineering permit plan sets to: 

 

City of Tualatin 
Attn: Engineering Division c/o Principal Engineer 

10699 SW Herman Road 
Tualatin, OR 97062 

 
A3.         The applicant must submit Final Street Improvement Plans for SW Avery Street, SW 

Martinazzi Avenue, and SW Sagert Street adjacent to the lot in accordance with 

applicable sections of Tualatin Development Code (TDC) 74 and 75 and Public Works 

Construction Code (PWCC) that show: 

a. Dedication of half-street right-of-way from centerline totaling: 

i. 25 feet for SW Avery Street; and,  

ii. 38 feet for SW Martinazzi Avenue; and, 

iii. 37 feet for SW Sagert Street; and, 

b. Any additional dedication needed for SW Avery Street and SW Martinazzi 

Avenue and construction: 

i. On the north side of SW Avery Street to the Shaniko Greenway Trail: 

1. A 4-foot-wide planter strip; and, 

2. Street trees; and, 

3. Widened to accommodate any required LIDA street swales for 

public stormwater to meet current CWS requirements; and, 

4. A 5-foot-wide public sidewalk; and, 

5. Street lighting improvements as necessary to meet Tualatin 

standards. 

ii. Ramps at the northeast corner of the intersection of SW Avery Street 

and SW Martinazzi Avenue; and, 

c. Ramp replacement at the intersection of SW Avery Street and SW Martinazzi: 

i. For the northeast and southeast corners crossing the east side of the 

intersection; and, 

ii. For the northwest and northeast corners crossing the north side of the 

intersection with curb extensions; and, 

d. Continental striping of all four crosswalks of the intersection of SW Avery Street 

and SW Martinazzi Avenue. 

e. SW Martinazzi Avenue on the east side including: 

i. Preferred half-street improvements including on-street parallel parking 

along Martinazzi. This section may be adjusted as necessary (as 

determined by the City Engineer) to preserve existing large mature 

trees; and, 

ii. Street lighting improvements as necessary to meet City Engineer 

standards including PGE’s Option A. 

iii. A planter strip with street trees: 

6. With a minimum 6-foot width where possible; and, 

https://www.tualatinoregon.gov/finance/fee-schedule
https://www.tualatinoregon.gov/finance/fee-schedule
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7. Widened to preserve street and private trees or accommodate any 

required LIDA street swales for public stormwater to meet current 

CWS requirements; and, 

iv. A 6-foot-wide sidewalk meandered as needed for topography, tree 

preservation, and to match the planter strip; and, 

f. SW Sagert Street with: 

i. Preferred half-street improvements including a center turn lane 

extending from the existing center turn lane (near the western edge of 

the property) east serving the Alden driveway and tapering to meet the 

existing SW Sagert Street structure at ODOT’s bridge over I-5 at the 

eastern edge of the subject property. and, 

ii. Street lighting improvements as necessary to meet City Engineer 

standards including PGE’s Option A. 

iii. A planter strip with street trees adjacent to locations of adequate 

lengths new or replaced sidewalk as determined by the City Engineer: 

8. With a minimum 6-foot width where possible; and, 

9. Widened to preserve existing mature trees, match existing 

topography, or accommodate any required LIDA street swales for 

public stormwater to meet current CWS requirements; and, 

iv. A 6-foot-wide sidewalk extended as far east towards the bridge as 

possible; and, 

g. An 8-foot-wide public utility easement and any required slope easement, or 

existing equivalent approved by the City Engineer, adjacent to SW Avery Street, 

SW Martinazzi Avenue, and SW Sagert Street including: 

i. Five feet of public utility easement surrounding water meter, backflow 

protection, and fire vault; and, 

ii. Any proposed private retaining walls must be outside of public utility and 

slope easements; and, 

iii. The City Engineer may allow existing right-of-way in excess of the 

Preferred half-street to equivalently reduce the required easement 

width; and,  

h. Bring into compliance of ADA standards: 

i. All public sidewalks adjacent to the lot; and, 

ii. Driveways serving the lot; and, 

iii. All ramps adjacent to the lot including receiving ramps at the northwest 

and southeast corner at the intersection of SW Avery Street and SW 

Martinazzi Avenue. 

A4.  The applicant must submit Final Water System Plans in accordance with Tualatin 

Development Code (TDC) 74.610, Tualatin Municipal Code (TMC) 3-3, and Public 

Works Construction Code (PWCC) that show: 

a. Separate laterals for domestic and fire services; and, 

b. A gate valve at the main for both domestic and fire service laterals; and 

c. Adjacent to public right-of-way: 

i. Reduced pressure backflow prevention for the domestic lateral; and, 

ii. Water meter(s) behind the curb within the planter strip, and 

iii. If within final plans, irrigation after a domestic meter and reduced 

pressure backflow device; and, 

iv. Fire vault(s) surrounded by a five foot public utility easement. 

A5. The applicant must submit Final Sanitary Sewer System Plans in accordance with 

Tualatin Development Code (TDC) 74.620, Tualatin Municipal Code (TMC) 3-2, and 
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Public Works Construction Code (PWCC) that show location of the lines, grade, 

materials, and other details including cleanout at right-of-way. 

A6.     The applicant must submit:  

a. Proof from DEQ of approval of construction of the Underground Infiltration 

Facility or accommodation of associated stormwater infiltration volume within 

detention facilities approvable under City of Tualatin codes and Clean Water 

Services’ Design and Construction Standards; and, 

b. Final Stormwater System Calculations and Plans in accordance with Tualatin 

Development Code (TDC) 74.630 and 74.650, Tualatin Municipal Code (TMC) 3-

5-200 through 3-5-430, Public Works Construction Code (PWCC), and Clean 

Water Services’ (CWS) Design & Construction Standards (D&CS) Chapter 4 

stamped by an Oregon registered, professional engineer in accordance with 

TMC 3-5-390(1) that: 

i. Provide a downstream analysis, including but not limited to erosion, and 

include solutions within final plans for ¼ mile downstream from the 

release from the private development through the public stormwater 

system, in accordance with TMC 3-5-210(4); and, 

ii. Accommodate up to a 25-year storm event within the City of Tualatin’s 

public stormwater system with a maximum capacity of 82% for 

Tualatin’s lines in accordance with TDC 74.640, CWS D&CS 5.05.2.d, 

and the City Engineer; and, 

iii. Evaluate the 100-year check storm for any release directly or indirectly 

to ODOT’s stormwater system in accordance with the ODOT Hydraulics 

Manual; and 

iv. Address runoff from all new and modified private and public impervious 

areas; and, 

v. Prove gravity flow five feet from the outside of the established line of the 

building to the public stormwater system or as otherwise approved by 

the City Engineer, in accordance with CWS D&CS 1.03.39 and 

5.09.3(a) (1) and (4); and, 

vi. Discharge to an approved public system; and, 

vii. Treat new and modified impervious areas in accordance with CWS 

D&CS 4.08.1.d meeting phosphorous removal in accordance with TMC 

3-5-350 per the design storm in accordance with TMC 3-5-360 and 

CWS D&CS 4.08.2; and, 

viii. Prove infiltration rates in accordance with CWS D&CS 4.08.03; and, 

ix. Detain as required for conveyance with the City of Tualatin’s stormwater 

system and up to the 50-year storm event for release to ODOTs 

stormwater system in accordance with the ODOT Hydraulics Manual, 

TMC 3-5-220, TMC 3-5-230, and CWS D&CS 4.08; and, 

x. Accommodate hydromodification including post-development runoff 

rates not exceeding pre-development runoff rates for ½ the 2-year 

storm event and the 5-year and 10-year storm events for proposed new 

and modified impervious areas in accordance with CWS D&CS 4.03.5; 

and, 

xi. In accordance with TDC 74.650(2) and CWS D&CS 3.01.2(d), comply 

with: 

1. The submitted Clean Water Services’ Service Provider Letter 

CWS File Number dated July 19, 2022 conditions to obtain a 

Stormwater Connection Permit Authorization Letter, and, 
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2. Requirements stated within the Clean Water Services’ 

Memorandum dated November 10, 2022; and, 

c. Financial assurance for construction performance in accordance with TMC 3-

390(3), PWCC 102.14.00, and amount per CWS D&CS 2.07 Table 2-1; and, 

d. A copy of the recorded private stormwater maintenance agreement in 

accordance with TMD 3-5-390(4). The agreement must assure the owner as 

responsible for maintenance of the constructed portions of private stormwater 

systems within their lot. The identified system must include all conveyance, 

detention, hydromodification, and treatment. 

A7. The applicant must submit Final Erosion Control Plans in accordance with Tualatin 

Development Code (TDC) 74.640, Tualatin Municipal Code (TMC) 3-5-050 and 3-5-060, 

Public Works Construction Code (PWCC), and Clean Water Services’ (CWS) Design & 

Construction Standards (D&CS) Chapters 2 and 6 that: 

a. Minimize the impact of stormwater from the development to adjacent properties; 

and, 

b. Are sufficient to obtain a National Pollution Discharge Elimination System 

(NPDES) 1200-CN Stormwater Discharge Permit from Clean Water Services as 

an agent of Oregon Department of Environmental Quality if disturbance is 

between 1 and 5 acres. 

 

PRIOR TO BUILDING PERMIT ISSUANCE: 

A8. The applicant must submit copies of recorded deeds of right-of-way dedication along with public 
utility and slope easements, as approved by the City Engineer, in accordance with Tualatin 
Development Code (TDC) 74.210 and 74.330 which show: 

a. Right-of-way dedication including: 
i. A half-street from centerline for a total of: 

1. 25 feet for SW Avery Street; and, 
2. 38 feet for SW Martinazzi Avenue; and, 
3. 37 feet for SW Sagert Street; and, 

ii. Any additional at the intersection of SW Avery Street and SW Martinazzi Avenue 
to construct a 5-foot-wide public sidewalk and 4-foot-wide planter strip along with 
ramps at the northeast corner of the intersection; and, 

iii. Any additional to accommodate and any final public street improvements or 
stormwater LIDA facilities; and, 

b. 8-foot-wide public utility and any necessary slope easements, adjacent to SW Avery 
Street, SW Martinazzi Avenue, and SW Sagert Street including: 
i. A 10-foot-wide public utility easement centered on any water lateral extending 

onsite past the public utility easement adjacent to right-of-way; and, 
ii. Five feet of public utility easement surrounding water meters, backflow 

protection, and fire vaults; and 
iii. Reduced width of easements from standard due to existing right-of-way in excess 

of the Preferred half-street width as determined by the City Engineer; and, 
A9. The applicant must obtain: 

a. A National Pollution Discharge Elimination System (NPDES) 1200-CN Stormwater 
Discharge Permit from Clean Water Services as an agent of Oregon Department of 
Environmental Quality, and, 

b. ODOT Miscellaneous Permit 
c. Erosion Control, Public Works, and Water Quality Permits from the City of Tualatin. 

A10.  The applicant must submit a Final Site Plan Set (in PDF format) to the Planning Division 
that is in substantial conformance to the submitted site plans and includes: 
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a. Tree Preservation Plan that corresponds to the Tree Assessment Report 
(submitted as Exhibit A3) that is drawn to scale that includes the location of all 
trees proposed for removal and preservation that are eight inches or more in 
diameter, all existing and proposed structures, all existing and proposed public 
and private improvements, and all existing public and private easements in 
accordance with TDC 33.110(4)(a). 

b. Private outdoor areas of 80 square feet or greater attached to each ground level 
unit, consistent with TDC 73A.200(1). 

c. Balcony areas of 48 square feet or greater provided for each above-ground unit, 
consistent with TDC 73A.200(2). 

d. Entry areas of 24 square feet or greater provided for each unit, or a minimum 
combined area of 1,392 square feet or greater for each multi-family building, 
consistent with TDC 73A.200(3). 

e. Shared outdoor area of 72,000 square feet or greater with features consistent 
with TDC 73A.200(4). 

f. Children’s play area of 36,000 square feet or greater with design features 
consistent with TDC 73A.200(5). 

g. Storage areas for each unit that are a minimum of: 36 square feet for two-
bedroom units, and 48 square feet for three-bedroom or greater units, consistent 
with TDC 73A.200(6). 

h. Walkways that are a minimum of 6 feet in width; constructed of asphalt, concrete, 
pervious concrete, pavers, or grasscrete; and meet ADA standards at time of 
construction, consistent with TDC 73A.200(7). 

i. An accessway that is a minimum 8 feet in width; constructed of asphalt, concrete, 
pervious concrete, pavers, or grasscrete; meets ADA standards at time of 
construction; and connects the private on-site walkways to the public sidewalk or 
multiuse path on Boones Ferry Road, consistent with TDC 73A.200(7). The width 
may be reduced, as needed to accommodate right-of-way improvements and/or 
constraints, subject to approval by the City Engineer. 

j. The applicant shall provide detailed information including materials and colors 
proposed for the carports in compliance with TDC 73A.200(9). 

k. The applicant or property owner must submit scaled elevations illustrating that 
demonstrates compliance with TDC 73A.200(11). 

l. Trees identified for retention in Tree Assessment Report (Exhibit A3) must be 
identified on the grading plan, consistent with TDC 73B.080(3) and reflect the 
applicants Arborist report recommendations. Tree protection fencing and other 
preservation measures recommended by the Arborist should also be specified on 
the grading plan. 

m. The applicant shall provide and irrigation plan in compliance with 73B.080(5). 

n. The applicant must provide information that demonstrates compliance with site 
lighting requirements of TDC 73A.200(10)(b) and parking lot landscaping 
requirements of TDC 73C.020(11). 

o. Parking space dimensional information conforming to TDC Appendix B Figure 
73-1 must be provided.   
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p. Where bicycle parking spaces are not located within a garage of a dwelling unit, 
the applicant must provide information that demonstrates compliance with 73.050 
(2). 

q. The applicant shall provide additional information that demonstrates the abutting 
sidewalk to the existing driveways are at least 6-feet in width in compliance with 
TDC 73C.130 (c). 

r. The applicant shall provide landscaping plans that illustrate clear vision 
requirements of TDC 73C.210 (2) are met. 

 

DURING CONSTRUCTION ACTIVITY: 

A11. The applicant must install the tree protection fencing consistent with the Tree 
Assessment Report submitted as Exhibit A3 and Section 73B.080(3). Please contact the 
Planning Division to schedule an inspection with a minimum of 48 hours’ notice. Where 
site conditions make grading or other similar encroachment upon a preserved tree's drip-
line area, such grading or similar encroachment must only be permitted under the 
direction of a qualified arborist.  

 

PRIOR TO ISSUANCE OF CERTIFICATE OF OCCUPANCY AND/OR CERTIFICATE 
OF COMPLETION: 

A12. The applicant must complete all the private stormwater and public improvements as 
shown on the approved permit plans. All improvements must also be accepted by the 
City in accordance with Tualatin Development Code (TDC) 74.120. 

A13. The applicant must submit paper and electronic as-builts of the Engineering permits 
along with maintenance bonds and any final fees for public and water quality 
improvements. 

A14. The applicant shall provide information that demonstrates compliance with TDC 73A.200 
(10). 

A15. Areas impacted by grading and all areas not occupied by buildings, parking spaces, 
driveways, drive aisles, pedestrian areas, or undisturbed natural areas must be 
landscaped, pursuant to TDC 73B.030(1). 

A16. Areas impacted by grading and all areas not occupied by buildings, parking spaces, 
driveways, drive aisles, pedestrian areas, or undisturbed natural areas must be 
landscaped, pursuant to TDC 73B.030(1). 

A17. The applicant shall provide information that demonstrates compliance with parking lot 
design standards and construct any required improvements per TDC 73C.020. 

A18.  The applicant shall provide information that demonstrates the entire development meets 
the parking requirements 73C.100. 

A19. No vehicular parking, hedge, planting, fence, wall structure, or temporary/permanent 
physical obstruction is permitted between 30 inches and eight feet above the established 
height of the curb in the vision clearance area specified in TDC Figure 73-2 (Exhibit G). 

A20. The applicant shall follow the method of waste and recycling storage and pickup as 
described in the letter dated September 2, 2022 from Republic Services. 

 

THE FOLLOWING ITEMS APPLY TO THE SITE IN AN ON-GOING MANNER: 
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A21. All mechanical equipment must be screened in accordance with TDC 73A.200(11)(c). 
Prior to approval of a mechanical permit, the applicant or property owner must submit 
scaled elevations illustrating that above-grade or on-grade equipment will be screened by 
parapet, sight-obscuring fence, landscaping, or other method. 

 
A22. All sign permits require separate sign permit approval per TDC Chapter 38. This approval 

does not constitute sign permit approval. 
 
A23. All site, building exterior, and landscaping improvements approved through the AR 

process must be continually maintained, so as to remain substantially similar to original 
approval through the AR process, except as permitted under TDC 33.020(7) 
(Modifications to Previously Approved Final Architectural Review Decisions). 

 
A24. All parking spaces shall be continuously maintained in compliance with the dimensional 

standards specified in TDC Figure 73-1 (Exhibit F). 
 
A25. No vehicular parking, hedge, planting, fence, wall structure, or temporary/permanent 

physical obstruction is permitted between 30 inches and eight feet above the established 
height of the curb in the vision clearance area specified in TDC Figure 73-2 (Exhibit G). 

 

III.APPEAL 

The applicant or any person who submitted written comments or testified orally or in writing at the 
Tualatin Architectural Review Board hearing and who may be adversely affected by the Board’s decision 
may file a request for review of the final decision of the Tualatin Architectural Review Board to the City 
Council. 

The Tualatin Architectural Review Board’s decision will be final after 14 calendar days from the mailing 
of this order, unless a written appeal is received by the Tualatin Planning Division at 10699 SW SW 
Herman Road, Tualatin, Oregon, before 5:00 p.m., November ___, 2022. The appeal must be 
submitted on the City appeal form with all the information requested provided thereon, signed by the 
appellant, and include the applicable appeal fee. The plans and appeal forms are available at the 
Planning Division offices. The appeal forms must include reasons, current appeal fee, and meet the 
requirements of Section 32.310 of the Tualatin Development Code. The City Council will review and 
make a decision. The parties will be notified of the Council meeting date.  

 

       ADOPTED THIS ____ DAY OF November. 

   

       ARCHITECTURAL REVIEW BOARD 

       CITY OF TUALATIN 

 
 
       BY: ____________________________________ 
         Nancy Grimes, Acting Chair 
        Architectural Review Board 
 



  
 

 

TO: Architectural Review Board 

THROUGH: Steve Koper, AICP, Assistant Community Development 
Director 

FROM: Erin Engman, Senior Planner 

DATE: November 30, 2022 

 
SUBJECT: 
Consideration of an Architectural Review application (AR 22-0006) requesting approval of a 120,000 square 
foot office building development on a 58 acre campus in the Manufacturing Park (MP) zone at 11155 SW 
Leveton Drive. (Tax Lots: 2S122AA 00500, 00800 and 2S122AB 00100). 

RECOMMENDATION: 
Based on the analysis and findings, as well as the application materials demonstrating compliance with the 
applicable review criteria, staff respectfully recommends approval of the subject Architectural Review 
application (AR 22-0006), subject to the recommended conditions of approval in the attached written order. 

EXECUTIVE SUMMARY: 

 The subject proposal is a Type III land use case, subject to a quasi-judicial hearing before the 
Architectural Review Board. 

 The subject site is comprised of three parcels that total 58 acres of land in the Manufacturing Park 
zone, located on SW Leveton Drive, west of 108th Avenue, and south of SW Tualatin Road. The land 
is currently occupied by Lam Research Corporation and is improved with five buildings and 
associated parking. 

 The applicant requests approval to construct a four-story, 120,000 square foot office building, two 
new access drives off of SW 108th, and parking lot expansions by approximately 549 stalls. The 
applicant has also submitted a tree removal permit for 80 trees to construct the improvements. 

 The proposed development was granted an industrial master plan through IMP 22-0001 that 
established appropriate building materials and colors, modified setback standards, and modified 
parking lot landscaping standards for the south half of the site (Exhibit D). 

 There are existing City utilities that will adequately serve the site. 

 Two public comments were received (Exhibit F) which inquired about the existing street trees and 
screening along SW Tualatin Road. The subject application is not seeking to modify any site 
frontage along SW Tualatin Road. 

OUTCOMES OF DECISION: 
Approval of AR 22-0006 will facilitate construction of the proposed development. 

  



ALTERNATIVES TO RECOMMENDATION: 
The Architectural Review Board may alternatively: 

 Approve AR 22-0006 with amended conditions of approval and direct staff to provide updated 
Analysis and Findings; 

 Continue the hearing to a later date for further consideration; or 

 Deny AR 22-0006. 

 

 

ATTACHMENTS: 

 Attachment A – Presentation 

 Attachment B - Analysis and Findings 

- Exhibit A1 - Narrative 

- Exhibit A2 – Plan Set and Elevations 

- Exhibit A3 – Tree Assessment Report 

- Exhibit A4 – Transportation Impact Analysis 

- Exhibit A5 – Preliminary Stormwater Report 

- Exhibit A6 – Supporting Documents 

- Exhibit B – Public Noticing Requirements 

- Exhibit C – Clean Water Services Memorandum 

- Exhibit D – IMP 22-0001 Written Order 

- Exhibit E – Water System Capacity Analysis 

- Exhibit F – Public Comment 

- Exhibit G – Map 8-5 Transit Plan 

- Exhibit H – TDC Figure 73-1 

- Exhibit I – TDC Figure 73-2 

- Exhibit J – Map 8-1 

 Attachment C - Written Order 
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Past Decision

IMP 22-001 Approved:

• Established appropriate building materials and colors;

• Modified setback standards; and 

• Modified parking lot landscaping standards for the 
south half of the site 
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Project Overview
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Procedures (TDC 32.230)

Type III Architectural Review:
• Application submitted – August 17, 2022 

• Forced complete – September 15, 2022 

• Notice of Hearing sent – October 28, 2022

• Public hearing – November 30, 2022

• Final decision required – January 13, 2023
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Architectural Review (TDC 33.020)

7

Architectural Review for Large Commercial Developments: 
Approval criteria listed in Chapter 73A through 73G, 
including:

• Site Design Standards
• Landscaping Standards
• Parking Standards
• Waste & Recyclable Management Standards

Conditions of Approval: may implement identified public 
facilities and services needed to serve the proposed 
development through Chapters 74 and 75.
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Tree Removal (TDC 33.110)
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The application includes 
tree removal:

Approval Criteria
• The tree is diseased;

• The tree is a hazard;

• Necessary to remove 
tree to construct 
proposed 
improvements



MP Zone (TDC 62) & IMP 22-0001

9

The proposal complies 
with zoning:

• Setbacks

• Building height

• Permitted uses

* IMP 22-0001

USE CATEGORY STATUS

Office Accessory to a permitted industrial use

STANDARD REQUIREMENT PROPOSAL

Building Setbacks:

Leveton Drive 68 ft* 89 ft

Side/Rear 0 ft* 56 ft

Parking and Circulation Setbacks:

Leveton Drive 50 ft 58 ft

108th Avenue 43 ft* 43 ft

Tualatin Road 35 ft* 107 ft

Building Height: 70 ft 67 ft
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Site Design (TDC 73A)
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The proposal complies 
with requirements 
for:

• Walkways

• Safety and Security

• Service, Delivery, 
and Screening



Building Design (TDC 73A)
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Building Design (TDC 73A)
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Landscaping Standards (TDC 73B)
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The application 
demonstrates the proposal 
complies with 
requirements for:

• 25% of development area

• Building perimeter

• Tree preservation/ 
revegetation

• Minimum standards for 
plantings

• Irrigation



Parking Standards (TDC 73C)
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USE MINIMUM VEHICLE PARKING BIKE PARKING COVERED BIKE PARKING

Office supporting 

manufacturing
1.60 spaces / 1,000 SF of GFA 0.10 spaces / 1,000 GFA First 5

REQUIRED 192 12 5

PROVIDED 549 12 5

With conditions the application complies with requirements 
for:

• Minimum stall requirements 

• Bike parking

• Vanpool / Carpool

• Dimensional Requirements



Parking Lot Landscaping (TDC 73C)
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With conditions the 
application complies with 
requirements for:

• Minimum landscape square 
footage

• Island separation every 8 
stalls for north lots

• Island separation every 12 
stalls for south lots*

* Under IMP 22-0001

1 2 133 4 5 6 7 8 9 10 1112
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With conditions, the 
proposal complies with 
TDC 73C.120(1):

• Three loading facilities: 
12 feet x 35 feet; or

• Evidence that 
adequate loading 
facilities exist on the 
same parcel

Loading Standards (TDC 73C)
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With conditions, the proposal 
complies with requirements for:

• Minimum Storage Area

• Location

• Screening

• Access

Waste and Recyclables (TDC 73D)
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Public Improvements (TDC 74)

18

With conditions, the proposal complies with public improvement 
standards:

• Right-of-Way and Easement Dedication

• Street Improvements

• Utilities: Water, Sanitary Sewer, Storm Sewer

• Stormwater:  Water Quality Detention Facility 

• Grading and Erosion Control
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Access Management (TDC 75)

19

With conditions, the proposal 
complies with access standards:

• New driveway approach

• Vision Clearance
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Conclusion

• The findings demonstrate that the proposal meets the 
applicable criteria of the Tualatin Development Code with 
the recommended Conditions of Approval.

• Therefore, staff respectfully recommends approval of the 
subject Architectural Review application (AR 22-0006), as 
conditioned.

• Questions?

20
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I. INTRODUCTION 

A. Applicable Criteria 

The following Chapters of the Tualatin Development Code (TDC) are applicable to the subject proposal:  

 TDC 33.020: Architectural Review 

 TDC 33.050: Industrial Master Plan 

 TDC 33.110: Tree Removal Permit/Review 

 TDC 62: Manufacturing Park (MP) Zone 

 TDC 73A: Site Design Standards 

 TDC 73B: Landscaping Standards 

 TDC 73C: Parking Standards 

 TDC 73D: Waste and Recyclables Management Standards 

 TDC 74: Public Improvements 

 TDC 75: Access 

B. Site Description 

The subject site is a 58 acre campus located at 11155 SW Leveton Drive (Washington County Tax Lots: 
2S122AA 500 and 800; 2S122AB 100), and is zoned Manufacturing Park (MP).  

The site currently consists of three lots, five buildings, and associated parking. This property is located in 
the former Leveton Taxing District; north of SW Leveton Drive, west of SW 108th Avenue, and south of 
SW Tualatin Road. The land reaches a high point of 188 feet in elevation in the northwest corner and 
slopes down to a low point of 146 feet near the southern end of the property.  

 
Figure 1: Aerial view of subject site (highlighted) 
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C. Proposed Project 

As described in the applicant’s narrative (Exhibit A1), Lam Research Corporation proposes to construct a 
four-story, 120,000 square foot office building sited on the south end of the campus and east of the 
main entrance. The new building will be connected to existing Building C by a skybridge. The scope also 
includes an expansion of parking areas located on the northwest and eastern portions of the overall site. 
The new eastern parking area is proposed to be served by two access drives located off of SW 108th 
Avenue. The applicant also proposes to convert the east access on SW Leveton Drive to a truck-only 
access with appropriate signage. The campus development was granted modified development 
standards for building setbacks and parking and circulation setbacks through IMP 22-0001 (Exhibit D). 

Figure 2: Site Plan (overview) 

 

D. Previous Land Use Actions 

 IMP 22-0001 – Modifications to Setback Standards 

 AR 20-0001 – Lam Building D Addition 

 AR 16-0010 – Lam Campus Parking Master Plan 

 PLA 16-006 – Property Line Adjustment 

 AR 15-0029 –  Building D Expansion 

 PAR 00-04 – Partition 

 AR 00-03 – Novellus Phase 1 

 IMP 00-01 –  Novellus 

 AR 89-24 – Oki Semiconductor 
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E. Surrounding Uses 
Surrounding areas indicate a transitional area including industrial and residential use. Adjacent land uses 
include: 

North: Residential Medium-Low Density (RML) 

 SW Tualatin Road 

 Fox Run Subdivision 

South:  Manufacturing Park (MP) 

 SW Leveton Drive 

 Fujimi Corporation 

West: Manufacturing Park (MP) 

 JAE Corporation 

 Vacant land (Phight LLC) 

East: Light Manufacturing (ML) 

 SW 108th Avenue  

 Ascentec Engineering LLC 

 Olympus Controls 

 

F. Exhibit List 

Exhibit A1 - Narrative 

Exhibit A2 – Plan Set and Elevations 

Exhibit A3 – Tree Assessment Report 

Exhibit A4 – Transportation Impact Analysis 

Exhibit A5 – Preliminary Stormwater Report 

Exhibit A6 – Supporting Documents 

Exhibit B – Public Noticing Requirements 

Exhibit C – Clean Water Services Memorandum 

Exhibit D – IMP 22-0001 Written Order 

Exhibit E – Water System Capacity Analysis 

Exhibit F – Public Comment 

Exhibit G – Map 8-5 Transit Plan 

Exhibit H – TDC Figure 73-1 

Exhibit I – TDC Figure 73-2 

Exhibit J – Map 8-1 
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II. PLANNING FINDINGS 

These findings reference the Tualatin Development Code (TDC), unless otherwise noted. 

Chapter 32: Procedures 

Section 32.010 – Purpose and Applicability. 
[…] 
(2) Applicability of Review Procedures. All land use and development permit applications and 
decisions, will be made by using the procedures contained in this Chapter. The procedure “type” 
assigned to each application governs the decision-making process for that permit or application. There 
are five types of permit/application procedures as described in subsections (a) through (e) below. 
Table 32-1 lists the City’s land use and development applications and corresponding review 
procedure(s). 

[…] 
(c) Type III Procedure (Quasi-Judicial Review – Public Hearing). Type III procedure is used when the 
standards and criteria require discretion, interpretation, or policy or legal judgment. Quasi-Judicial 
decisions involve discretion but implement established policy. Type III decisions are made by the 
Planning Commission or Architectural Review Board and require public notice and a public 
hearing, with an opportunity for appeal to the City Council. 
[…] 

(3) Determination of Review Type. Unless specified in Table 32-1, the City Manager will determine 
whether a permit or application is processed as Type I, II, III, IV-A or IV-B based on the descriptions 
above. Questions regarding the appropriate procedure will be resolved in favor of the review type 
providing the widest notice and opportunity to participate. An applicant may choose to elevate a Type 
I or II application to a higher numbered review type, provided the applicant pays the appropriate fee 
for the selected review type.  

Table 32-1 – Applications Types and Review Procedures 

Application / Action Type 
Decision 
Body* 

  
Appeal 
Body* 

Pre-
Application 
Conference 
Required 

Neighborhood
/Developer 
Mtg Required 

Applicable 
Code 
Chapter 

Architectural Review 

Commercial Buildings 
50,000 square feet and 
larger 

III ARB CC Yes Yes 
TDC 

33.020 

[…] 

* City Council (CC); Planning Commission (PC); Architectural Review Board (ARB); City Manager or designee 
(CM); Land Use Board of Appeals (LUBA). 

 
Finding: 
The proposal is for a 120,000 square foot office building, and is therefore classified as a Type III 
Procedure Types according to Table 32-1. The application has been processed according to the applicable 
code for Type III procedures. This standard is met. 

Section 32.030 – Time to Process Applications. 
(1) Time Limit - 120-day Rule. The City must take final action on all Type II, Type III, and Type IV-A land 
use applications, as provided by ORS 227.178, including resolution of all local appeals, within 120 days 
after the application has been deemed complete under TDC 32.160, unless the applicant provides 
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written request or consent to an extension in compliance with ORS 227.178. (Note: The 120-day rule 
does not apply to Type IV-B (Legislative Land Use) decisions.) 
[…] 
 
Finding: 
The application was forced complete on September 15, 2022, and the hearing for AR 22-0006 is 
scheduled for November 30, 2022. Final action will take place by January 13, 2023 in compliance with 
ORS 227.178. This standard is met. 

Section 32.110 – Pre-Application Conference. 
(1) Purpose of Pre-Application Conferences. Pre-application conferences are intended to familiarize 
applicants with the requirements of the TDC; to provide applicants with an opportunity discuss 
proposed projects in detail with City staff; and to identify approval criteria, standards, and procedures 
prior to filing a land use application. The pre-application conference is intended to be a tool to assist 
applicants in navigating the land use process, but is not intended to be an exhaustive review that 
identifies or resolves all potential issues, and does not bind or preclude the City from enforcing any 
applicable regulations or from applying regulations in a manner differently than may have been 
indicated at the time of the pre-application conference. 
(2) When Mandatory. Pre-application conferences are mandatory for all land use actions identified as 
requiring a pre-application conference in Table 32-1. An applicant may voluntarily request a pre-
application conference for any land use action even if it is not required. 
(3) Timing of Pre-Application Conference. A pre-application conference must be held with City staff 
before an applicant submits an application and before an applicant conducts a 
Neighborhood/Developer meeting. 
(4) Application Requirements for Pre-Application Conference. 

(a) Application Form. Pre-application conference requests must be made on forms provided by the 
City Manager. 
(b) Submittal Requirements. Pre-application conference requests must include: 

(i) A completed application form; 
(ii) Payment of the application fee; 
(iii) The information required, if any, for the specific pre-application conference sought; and 
(iv) Any additional information the applicant deems necessary to demonstrate the nature and 
scope of the proposal in sufficient detail to allow City staff to review and comment. 

(5) Scheduling of Pre-Application Conference. Upon receipt of a complete application, the City 
Manager will schedule the pre-application conference. The City Manager will coordinate the 
involvement of city departments, as appropriate, in the pre-application conference. Pre-application 
conferences are not open to the general public. 
(6) Validity Period for Mandatory Pre-Application Conferences; Follow-Up Conferences. A follow-up 
conference is required for those mandatory pre-application conferences that have previously been 
held when: 

(a) An application relating to the proposed development that was the subject of the pre-
application conference has not been submitted within six (6) months of the pre-application 
conference; 
(b) The proposed use, layout, and/or design of the proposal have significantly changed; or 
(c) The owner and/or developer of a project changes after the pre-application conference and 
prior to application submittal.  
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Finding: 
The subject land use action is identified as requiring a pre-application conference in Table 32-1. The 
applicant participated in a pre-application meeting on July 22, 2022, less than one month prior to 
submittal. These standards are met. 

Section 32.120 – Neighborhood/Developer Meetings. 
(1) Purpose. The purpose of this meeting is to provide a means for the applicant and surrounding 
property owners to meet to review a development proposal and identify issues regarding the 
proposal so they can be considered prior to the application submittal. The meeting is intended to 
allow the developer and neighbors to share information and concerns regarding the project. The 
applicant may consider whether to incorporate solutions to these issues prior to application 
submittal. 
(2) When Mandatory. Neighborhood/developer meetings are mandatory for all land use actions 
identified in Table 32-1 as requiring a neighborhood/developer meeting. An applicant may voluntarily 
conduct a neighborhood/developer meeting even if it is not required and may conduct more than one 
neighborhood/developer meeting at their election. 
(3) Timing. A neighborhood/developer meeting must be held after a pre-application meeting with City 
staff, but before submittal of an application. 
(4) Time and Location. Required neighborhood/developer meetings must be held within the city limits 
of the City of Tualatin at the following times: 

(a) If scheduled on a weekday, the meeting must begin no earlier than 6:00 p.m. 
(b) If scheduled on a weekend, the meeting must begin between 10:00 a.m. and 6:00 p.m. 

(5) Notice Requirements.  
(a) The applicant must provide notice of the meeting at least 14 calendar days and no more than 
28 calendar days before the meeting. The notice must be by first class mail providing the date, 
time, and location of the meeting, as well as a brief description of the proposal and its location. 
The applicant must keep a copy of the notice to be submitted with their land use application. 
(b) The applicant must mail notice of a neighborhood/developer meeting to the following 
persons: 

(i) All property owners within 1,000 feet measured from the boundaries of the subject 
property;  
(ii) All property owners within a platted residential subdivision that is located within 1,000 
feet of the boundaries of the subject property. The notice area includes the entire subdivision 
and not just those lots within 1,000 feet. If the residential subdivision is one of two or more 
individually platted phases sharing a single subdivision name, the notice area need not include 
the additional phases; and 
(iii) All designated representatives of recognized Citizen Involvement Organizations as 
established in TMC Chapter 11-9.  

(c) The City will provide the applicant with labels for mailing for a fee. 
(d) Failure of a property owner to receive notice does not invalidate the neighborhood/developer 
meeting proceedings. 

(6) Neighborhood/Developer Sign Posting Requirements. The applicant must provide and post on the 
subject property, at least 14 calendar days before the meeting. The sign must conform to the design 
and placement standards established by the City for signs notifying the public of land use actions in 
TDC 32.150. 
(7) Neighborhood/Developer Meeting Requirements. The applicant must have a sign-in sheet for all 
attendees to provide their name, address, telephone number, and email address and keep a copy of 
the sign-in sheet to provide with their land use application. The applicant must prepare meeting notes 



Lam Research – Architectural Review 

November 30, 2022 

Page 8 of 56 

 

 

identifying the persons attending, those commenting and the substance of the comments expressed, 
and the major points that were discussed. The applicant must keep a copy of the meeting notes for 
submittal with their land use application. 
 
Finding: 
The applicant has provided evidence within Exhibit A3 that they held a Neighborhood/Developer meeting 
on August 16, 2022, one day prior to application submittal. The applicant has provided documentation of 
sign posting and notification in compliance with this section, as well as a sign-in sheet and notes from 
the meeting. These standards are met. 

Section 32.130 – Initiation of Applications. 
(1) Type I, Type II, Type III, and Type IV-A Applications. Type I, Type II, Type III, and Type IV-A 
applications may be submitted by one or more of the following persons: 

(a) The owner of the subject property; 
(b) The contract purchaser of the subject property, when the application is accompanied by proof 
of the purchaser’s status as such and by the seller’s written consent; 
(c) A lessee in possession of the property, when the application is accompanied by the owners’ 
written consent; or 
(d) The agent of any of the foregoing, when the application is duly authorized in writing by a 
person authorized to submit an application by paragraphs (a), (b) or (c) of this subsection, and 
accompanied by proof of the agent’s authority. 

[…] 

Finding: 
The application has been signed by a representative of Lam Research Corporation, who is the owner of 
the subject property. This standard is met. 

Section 32.140 – Application Submittal. 
(1) Submittal Requirements. Land use applications must be submitted on forms provided by the City. 
A land use application may not be accepted in partial submittals. All information supplied on the 
application form and accompanying the application must be complete and correct as to the applicable 
facts. Unless otherwise specified, all of the following must be submitted to initiate completeness 
review under TDC 32.160: 

(a) A completed application form. The application form must contain, at a minimum, the following 
information: 

(i) The names and addresses of the applicant(s), the owner(s) of the subject property, and any 
authorized representative(s) thereof; 
(ii) The address or location of the subject property and its assessor’s map and tax lot number; 
(iii) The size of the subject property; 
(iv) The comprehensive plan designation and zoning of the subject property; 
(v) The type of application(s); 
(vi) A brief description of the proposal; and 
(vii) Signatures of the applicant(s), owner(s) of the subject property, and/or the duly 
authorized representative(s) thereof authorizing the filing of the application(s). 

(b) A written statement addressing each applicable approval criterion and standard; 
(c) Any additional information required under the TDC for the specific land use action sought; 
(d) Payment of the applicable application fee(s) pursuant to the most recently adopted fee 
schedule; 
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(e) Recorded deed/land sales contract with legal description. 
(f) A preliminary title report or other proof of ownership. 
(g) For those applications requiring a neighborhood/developer meeting: 
     (i) The mailing list for the notice; 
     (ii) A copy of the notice; 
     (iii) An affidavit of the mailing and posting; 
     (iv) The original sign-in sheet of participants; and 

(v) The meeting notes described in TDC 32.120(7). 
(h) A statement as to whether any City-recognized Citizen Involvement Organizations (CIOs) 
whose boundaries include, or are adjacent to, the subject property were contacted in advance of 
filing the application and, if so, a summary of the contact. The summary must include the date 
when contact was made, the form of the contact and who it was with (e.g. phone conversation 
with neighborhood association chairperson, meeting with land use committee, presentation at 
neighborhood association meeting), and the result; 
(i) Any additional information, as determined by the City Manager, that may be required by 
another provision, or for any other permit elsewhere, in the TDC, and any other information that 
may be required to adequately review and analyze the proposed development plan as to its 
conformance to the applicable criteria; 

(2) Application Intake. Each application, when received, must be date-stamped with the date the 
application was received by the City, and designated with a receipt number and a notation of the staff 
person who received the application. 
(3) Administrative Standards for Applications. The City Manager is authorized to establish 
administrative standards for application forms and submittals, including but not limited to plan 
details, information detail and specificity, number of copies, scale, and the form of submittal.  
 
Finding: 
The applicant submitted the subject application on March 4 2022. The applicant submitted additional 
information on March 30, 2022 and the application was deemed complete on April 12, 2022. The general 
land use submittal requirements were included with this application. These standards are met. 

Section 32.150 - Sign Posting. 
(1) When Signs Posted. Signs in conformance with these standards must be posted as follows: 

(a) Signs providing notice of an upcoming neighborhood/developer meeting must be posted prior 
to a required neighborhood/developer meeting in accordance with Section 32.120(6); and 
(b) Signs providing notice of a pending land use application must be posted after land use 
application has been submitted for Type II, III and IV-A applications.  

(2) Sign Design Requirements. The applicant must provide and post a sign(s) that conforms to the 
following standards: 

(a) Waterproof sign materials; 
(b) Sign face must be no less than eighteen (18) inches by twenty-four (24) inches (18” x 24”); and 
(c) Sign text must be at least two (2) inch font. 

(3) On-site Placement.  The applicant must place one sign on their property along each public street 
frontage of the subject property. (Example: If a property adjoins four public streets, the applicant 
must place a sign at each of those public street frontages for a total of four signs). The applicant 
cannot place the sign within public right of way. 
(4) Removal.  If a sign providing notice of a pending land use application disappears prior to the final 
decision date of the subject land use application, the applicant must replace the sign within forty-
eight (48) hours of discovery of the disappearance or of receipt of notice from the City of its 



Lam Research – Architectural Review 

November 30, 2022 

Page 10 of 56 

 

 

disappearance, whichever occurs first. The applicant must remove the sign no later than fourteen (14) 
days after: 

(a) The meeting date, in the case of signs providing notice of an upcoming 
neighborhood/developer meeting; or 
(b) The City makes a final decision on the subject land use application, in the case of signs 
providing notice of a pending land use application.  
 

Finding: 
The applicant provided certification within Exhibit A6 that signs in conformance with this section were 
placed on site in accordance with this section. This standard is met.  

Section 32.160 – Completeness Review. 
(1) Duration. Except as otherwise provided under ORS 227.178, the City Manager must review an 
application for completeness within 30 days of its receipt. 
(2) Considerations. Determination of completeness will be based upon receipt of the information 
required under TDC 32.140 and will not be based on opinions as to quality or accuracy. Applications 
that do not respond to relevant code requirements or standards can be deemed incomplete. A 
determination that an application is complete indicates only that the application is ready for review 
on its merits, not that the City will make a favorable decision on the application. 
(3) Complete Applications. If an application is determined to be complete, review of the application 
will commence. 
(4) Incomplete Applications. If an application is determined to be incomplete, the City Manager must 
provide written notice to the applicant identifying the specific information that is missing and 
allowing the applicant the opportunity to submit the missing information. An application which has 
been determined to be incomplete must be deemed complete for purposes of this section upon 
receipt of: 

(a) All of the missing information; 
(b) Some of the missing information and written notice from the applicant that no other 
information will be provided; or 
(c) Written notice from the applicant that none of the missing information will be provided. 

(5) Vesting. If an application was complete at the time it was first submitted, or if the applicant 
submits additional required information within 180 days of the date the application was first 
submitted, approval or denial of the application must be based upon the standards and criteria that 
were in effect at the time the application was first submitted. 
(6) Void Applications. An application is void if the application has been on file with the City for more 
than 180 days and the applicant has not provided the missing information or otherwise responded, as 
provided in subsection (4) of this section. 
[…] 
 
Finding: 
The subject application was submitted on August 17, 2022. The application was forced complete on 
September 15, 2022. These standards are met. 

Section 32.230 – Type III Procedure (Quasi-Judicial Review – Public Hearing). 
Type III decisions involve the use of discretion and judgment and are made by the Planning 
Commission or Architectural Review Board after a public hearing with an opportunity for appeal to 
the City Council. The decision body for each application type is specified in Table 32-1. A hearing 
under these procedures provides a forum to apply standards to a specific set of facts to determine 
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whether the facts conform to the applicable criteria and the resulting determination will directly 
affect only a small number of identifiable persons. 
(1) Submittal Requirements. Type III applications must include the submittal information required by 
TDC 32.140(1). 
(2) Determination of Completeness. After receiving an application for filing, the City Manager will 
review the application will for completeness in accordance with TDC 32.160.    
(3) Written Notice of Public Hearing – Type III. Once the application has been deemed complete, the 
City must mail by regular first class mail Notice of a Public Hearing to the following individuals and 
agencies no fewer than 20 days before the hearing.  
     (a) Recipients:  
          (i) The applicant and, the owners of the subject property; 

(ii) All property owners within 1,000 feet measured from the boundaries of the subject 
property; 
(iii) All property owners within a platted residential subdivision that is located within 1,000 
feet of the boundaries of the subject property. The notice area includes the entire subdivision 
and not just those lots within 1,000 feet. If the residential subdivision is one of two or more 
individually platted phases sharing a single subdivision name, the notice area need not include 
the additional phases; 
(iv) All recognized neighborhood associations within 1,000 feet from the boundaries of the 
subject property; 
(v) All designated representatives of recognized Citizen Involvement Organizations as 
established in TMC Chapter 11-9; 

          (vi) Any person who submits a written request to receive a notice; 
(vii) Any governmental agency that is entitled to notice under an intergovernmental 
agreement entered into with the City and any other affected agencies, including but not 
limited to: school districts; fire district; where the project either adjoins or directly affects a 
state highway, the Oregon Department of Transportation; and where the project site would 
access a County road or otherwise be subject to review by the County, then the County; and 
Clean Water Services; Tri Met; and, ODOT Rail Division and the railroad company if a railroad-
highway grade crossing provides or will provide the only access to the subject property. The 
failure of another agency to respond with written comments on a pending application does 
not invalidate an action or permit approval made by the City under this Code; 

          (viii) Utility companies (as applicable); and, 
          (ix) Members of the decision body identified in Table 32-1. 

(b) The Notice of a Public Hearing, at a minimum, must contain all of the following information: 
(i) The names of the applicant(s), any representative(s) thereof, and the owner(s) of the 
subject property; 
(ii) The street address if assigned, if no street address has been assigned then Township, 
Range, Section, Tax Lot or Tax Lot ID; 
(iii) The type of application and a concise description of the nature of the land use action; 
(iv) A list of the approval criteria by TDC section for the decision and other ordinances or 
regulations that apply to the application at issue; 
(v) Brief summary of the local decision making process for the land use decision being made 
and a general explanation of the requirements for submission of testimony and the procedure 
for conduct of hearings; 

            (vi) The date, time and location of the hearing; 
(vii) Disclosure statement indicating that if any person fails to address the relevant approval 
criteria with enough detail, he or she may not be able to appeal to the Land Use Board of 
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Appeals on that issue, and that only comments on the relevant approval criteria are 
considered relevant evidence; 
(viii) The name of a City representative to contact and the telephone number where additional 
information may be obtained; and 
(ix) Statement that the application and all documents and evidence submitted to the City are 
in the public record and available for review, and that copies can be obtained at a reasonable 
cost from the City; and 
(x) Statement that a copy of the staff report will be available for inspection at no cost at least 
seven days prior to the hearing and will be provided at reasonable cost.  

(c) Failure of a person or agency to receive a notice, does not invalidate any proceeding in 
connection with the application, provided the City can demonstrate by affidavit that required 
notice was given. 

Finding: 
After submittal and completeness review as required by this section, notice for the Type III hearing 
concerning AR 22-0006 was mailed by city staff on October 28, 2022 as Exhibit B, which contained the 
information required by this section. One public comment was received and has been included as Exhibit 
F. These standards are met. 

(4) Conduct of the Hearing - Type III.  
The person chairing the hearing must follow the order of proceedings set forth below. These 
procedures are intended to provide all interested persons a reasonable opportunity to participate in 
the hearing process and to provide for a full and impartial hearing on the application before the 
body.  Questions concerning the propriety or the conduct of a hearing will be addressed to the chair 
with a request for a ruling. Rulings from the chair must, to the extent possible, carry out the stated 
intention of these procedures. A ruling given by the chair on such question may be modified or 
reversed by a majority of those members of the decision body present and eligible to vote on the 
application before the body. The procedures to be followed by the chair in the conduct of the hearing 
are as follows: 

(a) At the commencement of the hearing, the person chairing the hearing must state to those in 
attendance all of the following information and instructions: 

          (i) The applicable substantive criteria; 
(ii) That testimony, arguments and evidence must be directed toward the criteria described in 
paragraph (i) of this subsection or other criteria in the plan or land use regulation which the 
person believes to apply to the decision; 
(iii) That failure to raise an issue accompanied by statements or evidence sufficient to afford 
the decision maker and the parties an opportunity to respond to the issue precludes appeal to 
the State Land Use Board of Appeals based on that issue; 
(iv) At the conclusion of the initial evidentiary hearing, the decision body must deliberate and 
make a decision based on the facts and arguments in the public record; and 
(v) Any participant may ask the decision body for an opportunity to present additional 
relevant evidence or testimony that is within the scope of the hearing; if the decision body 
grants the request, it will schedule a date to continue the hearing as provided in TDC 
32.230(4)(e), or leave the record open for additional written evidence or testimony as 
provided TDC 32.230(4)(f). 

(b) The public is entitled to an impartial decision body as free from potential conflicts of interest 
and pre-hearing ex parte (outside the hearing) contacts as reasonably possible. Where questions 
related to ex parte contact are concerned, members of the decision body must follow the 
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guidance for disclosure of ex parte contacts contained in ORS 227.180. Where a real conflict of 
interest arises, that member or members of the decision body must not participate in the hearing, 
except where state law provides otherwise. Where the appearance of a conflict of interest is 
likely, that member or members of the decision body must individually disclose their relationship 
to the applicant in the public hearing and state whether they are capable of rendering a fair and 
impartial decision. If they are unable to render a fair and impartial decision, they must be excused 
from the proceedings. 
(c) Presenting and receiving evidence. 

(i) The decision body may set reasonable time limits for oral presentations and may limit or 
exclude cumulative, repetitious, irrelevant, or personally derogatory testimony or evidence; 
(ii) No oral testimony will be accepted after the close of the public hearing. Written testimony 
may be received after the close of the public hearing only as provided by this section; and 
(iii) Members of the decision body may visit the property and the surrounding area, and may 
use information obtained during the site visit to support their decision, if the information 
relied upon is disclosed at the beginning of the hearing and an opportunity is provided to 
dispute the evidence. 

(d) The decision body, in making its decision, must consider only facts and arguments in the public 
hearing record; except that it may take notice of facts not in the hearing record (e.g., local, state, 
or federal regulations; previous City decisions; case law; staff reports). Upon announcing its 
intention to take notice of such facts in its deliberations, it must allow persons who previously 
participated in the hearing to request the hearing record be reopened, as necessary, to present 
evidence concerning the newly presented facts. 
(e) If the decision body decides to continue the hearing, the hearing must be continued to a date 
that is at least seven days after the date of the first evidentiary hearing (e.g., next regularly 
scheduled meeting). An opportunity must be provided at the continued hearing for persons to 
present and respond to new written evidence and oral testimony. If new written evidence is 
submitted at the continued hearing, any person may request, before the conclusion of the 
hearing, that the record be left open for at least seven days, so that he or she can submit 
additional written evidence or arguments in response to the new written evidence. In the interest 
of time, after the close of the hearing, the decision body may limit additional testimony to 
arguments and not accept additional evidence. 
(f) If the decision body leaves the record open for additional written testimony, the record must 
be left open for at least seven days after the hearing. Any participant may ask the decision body in 
writing for an opportunity to respond to new evidence (i.e., information not disclosed during the 
public hearing) submitted when the record was left open. If such a request is filed, the decision 
body must reopen the record, as follows: 

(i) When the record is reopened to admit new evidence or arguments (testimony), any person 
may raise new issues that relate to that new evidence or testimony; 
(ii) An extension of the hearing or record granted pursuant to this section is subject to the 
limitations of TDC 32.030, unless the applicant waives his or her right to a final decision being 
made within the required timeframe; and 
(iii) If requested by the applicant, the decision body must grant the applicant at least seven 
days after the record is closed to all other persons to submit final written arguments, but not 
evidence, provided the applicant may expressly waive this right. 

 
Finding: 
The Architectural Review Board will follow the hearing requirements set forth by this section. These 
standards will be met. 
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(5) Notice of Adoption of a Type III Decision.  
Notice of Adoption must be provided to the property owner, applicant, and any person who provided 
testimony at the hearing or in writing. The Type III Notice of Adoption must contain all of the 
following information: 

(a) A description of the applicant’s proposal and the City’s decision on the proposal, which may be 
a summary, provided it references the specifics of the proposal and conditions of approval in the 
public record; 
(b) The address or other geographic description of the property proposed for development, 
including a map of the property in relation to the surrounding area; 
(c) A statement that a copy of the decision and complete case file, including findings, conclusions, 
and conditions of approval, if any, is available for review and how copies can be obtained; 
(d) The date the decision becomes final, unless a request for appeal is submitted; and 
(e) The notice must include an explanation of rights to appeal the decision to the City Council in 
accordance with TDC 32.310.  

(6) Appeal of a Type III Decision. Appeal of an Architectural Review Board or Planning Commission 
Type III Decision to the City Council may be made in accordance with TDC 32.310. 
(7) Effective Date of a Type III Decision. 

(a) The written order is the final decision on the application. 
(b) The mailing date is the date of the order certifying its approval by the decision body.  
(c) A decision of the Architectural Review Board or Planning Commission is final unless: 

(i) a written appeal is received at the City offices within 14 calendar days of the date notice of 
the final decision is mailed; or 
(ii) The City Manager or a member of the City Council requests a review of the decision within 
14 calendar days of the date notice of the final decision is mailed. 

 
Finding: 
A final decision and any appeal will follow the requirements of this section. These standards will be met. 

Chapter 33: Applications and Approval Criteria 
[…] 
 
Section 33.020 Architectural Review 
[…] 
(5) Approval Criteria. 
(c)Large Commercial, Industrial, and Multifamily Development. Applications for Large Commercial, 
Industrial, and Multifamily Development must comply with the applicable standards and objectives in 
TDC Chapter 73A through 73G. 
 
Finding: 
The subject application, which is for a large commercial development, which must comply with the 
standards and objectives in TDC 73A through 73G. These standards are met by findings and conditions of 
approval for the subject application. 

(9) Permit Expiration.  
Architectural Review decisions (including Minor Architectural Review decisions) expire two (2) years 
from the effective date unless the applicant has received a building, or grading permit submitted in 
conjunction with a building permit application, substantial construction has occurred pursuant to the 
building permit, and an inspection has been performed by a member of the Building Division. 
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(10) Extension of Permit Expiration. 
(a) An Architectural Review approval may be extended if the applicant, or successor interest, submits 
a written request for an extension of time within two (2) years of the effective date. 
[…] 
(c) Upon receipt of a request for an extension of time, the City will process the extension request as 
follows: 

(i) If the City Manager approved the Architectural Review, then the City Manager will decide 
the extension request under the Type II procedures in TDC 32.220. 
(ii) If the Architectural Review Board (ARB) approved the Architectural Review, then the ARB 
will decide the extension request under the Type III quasi-judicial procedures in TDC 32.230. 

(d) The City must provide notice of the extension request to past recipients of the Architectural 
Review notice of decision and the applicant must post a sign pursuant to TDC 32.150. 
(e) The City Manager or Architectural Review Board, as applicable, may grant the extension of time 
upon finding the following: 

(i) The applicant submitted a written extension request prior to the expiration date; 
(ii) There have been no significant changes in any conditions, ordinances, regulations or 
standards of the City or applicable agencies that affect the previously approved project so as 
to warrant its resubmittal for Architectural Review; 
(iii) If the previously approved application included a special study, the applicant provided a 
status report includes a letter from a recognized professional that states that conditions have 
not changed after the original approval and that no new study is warranted; and 
(iv) If the site has been neglected so as to allow the site to become blighted, the deciding 
party must factor this into its decision. 

(f) The City Manager or Architectural Review Board, as applicable, may grant or deny the extension 
request. The decision must be in writing and must be made within sixty (60) days of receipt of the 
request for extension. If the decision is to grant the extension, the extension can be no more than a 
single one-year extension. 
(g) Upon making the decision, the City must provide notice of the extension decision as provided in 
TDC 32.220 for Type II decisions made by the City Manager and TDC 32.230 for Type III decisions made 
by the Architectural Review Board.  
 
Finding: 
The proposed application is approved subject the compliance with the above criteria. With recommended 
Condition of Approval A1, these standards are met. 

Section 33.110 Tree Removal Permit/Review 
(1) Purpose. To regulate the removal of trees within the City limits other than trees within the public 
right-of-way which are subject to TDC Chapter 74. 
(2) Applicability. No person may remove a tree on private property within the City limits, unless the 
City grants a tree removal permit, consistent with the provisions of this Section. 
[…] 
(3) Procedure Type. Tree Removal Permit applications are subject to Type II Review in accordance 
with TDC Chapter 32. Tree Removal Permit applications submitted with an Architectural Review, 
Subdivision, or Partition application will be processed in conjunction with the Architectural Review, 
Subdivision, or Partition decision.  
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Finding: 
The applicant has submitted for tree removal in conjunction with the Architectural Review application. 
The criteria in TDC 33.110, addressed below, are the basis for approval or denial for tree removal as part 
of this Architectural Review. These standards are met. 

Section 33.110 Tree Removal Permit/Review Approval Criteria 
(5) Approval Criteria. 
(a) An applicant must satisfactorily demonstrate that at least one of the following criteria are met: 

(i) The tree is diseased and: 
(A) The disease threatens the structural integrity of the tree; or 
(B) The disease permanently and severely diminishes the esthetic value of the tree; or 
(C) The continued retention of the tree could result in other trees being infected with a 
disease that threatens either their structural integrity or esthetic value. 

(ii) The tree represents a hazard which may include but not be limited to: 
(A) The tree is in danger of falling; or 
(B) Substantial portions of the tree are in danger of falling. 

(iii) It is necessary to remove the tree to construct proposed improvements based on 
Architectural Review approval, building permit, or approval of a Subdivision or Partition Review. 

(b) If none of the conditions in TDC 33.110(5)(a) are met, the certified arborist must evaluate the 
condition of each tree. 

[…] 
 
Finding: 
The applicant’s arborist surveyed trees on-site and adjacent to the site. The report, submitted as Exhibit 
A3, recommends the preservation of 175 trees, as well as removal of 80 trees that are over 8” dbh. Of 
the on-site trees proposed for removal, the majority are to be removed to construct the proposed 
improvements in accordance with criterion 33.110(5)(a)(iii). The report also noted that some trees that 
are either dead or in poor condition are proposed for retention, as an example: Trees 23419 and 23479. 

Tree protection measures for are identified in Attachment 1 and 4 of the submitted tree assessment. 
With recommended Conditions of Approval A11.a. and A12 related to tree removal as well as tree 
protection, these standards are met. 

Section 33.050. - Industrial Master Plans. 
(1)Purpose. The Industrial Master Plan sets particular standards for development within the Industrial 
Master Plan Area (defined by such plan), in accordance with the Tualatin Comprehensive Plan, the 
Southwest Tualatin Concept Plan (SWCP) and the Leveton Tax Increment Plan. Such approved plans 
are intended to achieve a campus-like setting within an Industrial Master Plan Area, while allowing 
development to occur independently on a number of smaller parcels within that area. It is the intent 
of this chapter to provide procedures and criteria for the submission and review of such Industrial 
Master Plan applications. Development standards approved through a Master Plan process 
establishes alternative development standards that supersede conflicting provisions in the Tualatin 
Development Code. 
(2)Applicability. 
[...] 
(b)An Industrial Master Plan is optional for any development in the Manufacturing Park (MP) Zone or 
Manufacturing Business Park (MBP) Zone. An Industrial Master Plan is required to do any of the 
following: 
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(i)Modify the requirements for internal circulation, building location and orientation, street 
frontage, parking, setbacks, building height, or lot size as provided in TDC Chapter 62 for the 
Manufacturing Park (MP) Zone and TDC Chapter 64 for the Manufacturing Business Park 
(MBP) Zone; and 
(ii)Provide for individual parcels of less than 40 acres in the Manufacturing Park Zone. 
However, the parcels must not be less than 15 acres north of SW Leveton Drive and five acres 
south of SW Leveton Drive, unless otherwise provided under TDC 62.050(1). 

(c)An Industrial Master Plan must be submitted for the entire Industrial Master Plan Area and include 
all owners of property within the area. 
 
Finding: 
The campus development was granted modified standards for building and parking and circulation 
setbacks, as well as the allowance of 15 acre parcels through IMP 22-0001, included as Exhibit D. This 
Architectural Review submittal will be subject to the modified standards memorialized under IMP 22-
0001 in Exhibit D. 

 

Chapter 62: Manufacturing Park Zone (MP) 

[…] 

TDC 62.200. - Use Categories. 

(1)Use Categories. Table 62-1 lists use categories Permitted Outright (P) or Conditionally Permitted (C) 
in the MP zone. Use categories may also be designated as Limited (L) and subject to the limitations 
listed in Table 62-1 and restrictions identified in TDC 62.210. Limitations may restrict the specific type 
of use, location, size, or other characteristics of the use category. Use categories which are not listed 
are prohibited within the zone, except for uses which are found by the City Manager or appointee to 
be of a similar character and to meet the purpose of this zone, as provided in TDC 31.070. 
(2)Overlay Zones. Additional uses may be allowed in a particular overlay zone. See the overlay zone 
Chapters for additional uses. 
 

Table 62-1 
Use Categories in the MP Zone 

 
USE CATEGORY STATUS LIMITATIONS AND CODE REFERENCES 

Commercial USE CATEGORIES 

Office P (L) Permitted uses limited, see TDC 62.210(2). 

INDUSTRIAL USE CATEGORIES 

Light Industrial P (L) Permitted uses limited to:  
 • Manufacture or assembly of electronic or optical 
instruments, equipment, devices 
[…]  
 • Research and development laboratories.  

[…] 

Finding: 
The project area is within the Manufacturing Park (MP) Planning District. Lam designs and manufactures 
equipment used in the fabrication of semiconductor products. The proposed office building is an 
accessory use to permitted light manufacturing uses, subject to limitations found in TDC 62.210(2). While 
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the proposed office building will include a fitness facility and cafeteria/café on the main level, these uses 
are not open the public and are considered accessory to the primary use. As a result, the use limitations 
found in TDC 62.210(4) do not apply to the accessory amenities. This standard is met. 

TDC 62.210. - Additional Limitations on Uses. 
[…] 
(2)Offices. Office uses are a permitted as specified below. 
[…] 
(b)Accessory Uses to an Industrial Use. Office uses accessory to a permitted industrial use are 
permitted. 
 
Finding: 
As mentioned previously, Lam designs and manufactures equipment used in the fabrication of 
semiconductor products. The proposed office building is accessory to permitted light industrial uses, 
including the manufacturing of electronic instruments or equipment and research and development 
laboratories. Therefore the proposed office use meets the standard. 

TDC 62.300. - Development Standards. 
Development standards in the MP zone are listed in Table 62-2. Additional standards may apply to 
some uses and situations, see TDC 62.310. 
 

STANDARD 
IMP 22-0001 DEVELOPMENT 
STANDARDS 

PROPOSED 

MINIMUM SETBACKS 

Minimum Building Setback for 
Yards Adjacent to SW Leveton 
Drive 

68 feet 89 feet 

Minimum Building Setback for 
Yards Adjacent to SW 108th 
Drive 

98 feet 600 feet 

Minimum Building Setback for 
Yards Adjacent to SW Tualatin 
Road 

Subject to Table 62-2 Development 
Standards in the MP Zone (100 feet) 

1,105 feet 

Minimum Setback for Side 
and Rear Yards not Adjacent 
to Streets or Alleys 

0 feet from side and rear yards under 
common ownership 

From Lot 2S122BA00100 (currently 
owned by JAE Oregon Inc.): Subject to 
Table 62-2 Development Standards in 
the MP Zone (50 feet) 

56 feet from internal property line 

 

1,015 feet from Lot 2S122BA00100 

Parking and Circulation Areas 
Adjacent to SW Leveton Drive 

50 feet 58 feet 
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STANDARD 
IMP 22-0001 DEVELOPMENT 
STANDARDS 

PROPOSED 

Parking and Circulation Areas 
Adjacent to SW 108th Avenue 

43 feet 43 feet 

Parking and Circulation Areas 
Adjacent to SW Tualatin Road 

35 feet 107 feet 

Parking and Circulation Areas 
Adjacent to Private Property 
Line 

0 feet from property lines under 
common ownership 

9.5 feet from Lot 2S122BA00100 
(currently owned by JAE Oregon Inc.) 

No proposed changes 

Fences 
Subject to Table 62-2 Development 
Standards in the MP Zone (50 feet from 
public right-of-way) 

None proposed outside of safety 
fence around Stormwater facility 

STRUCTURE HEIGHT 

Maximum Height 

Subject to Table 62-2 Development 
Standards in the MP Zone  
(70 feet 
May be increased to 85 feet if yards 
adjacent to structure are not less than a 
distance equal to one and one-half times 
the height of the structure) 

67 feet 

[…] 

Finding: 
The Lam campus has an approved Industrial Master Plan IMP 22-0001, included as Exhibit D, that 
modified setbacks as reflected in the table above. And as shown in the table above, the development 
standards are met.  

TDC 62.210. - Additional Limitations on Uses. 

(5)Outdoor Uses. All uses must be conducted wholly within a completely enclosed building, except as 
provided by this section. 

(a)Permitted Uses. Off-street parking and loading, utility facilities, wireless communication facilities, 
and outdoor storage occupying less than ten (10) percent of the total site area, are permitted outright 
as outdoor uses. 

Finding: 
The applicant has not proposed outdoor uses outside of parking, loading, and utilities. With 
recommended Condition of Approval A19, this standard is met. 
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TDC 62.310. - Additional Development Standards. 

(1)Industrial Master Plan. Minimum lot size, setbacks, maximum height, and other development 
standards may be modified by submittal of an Industrial Master Plan application. See TDC 33.050. 

[…] 

Finding: 
As mentioned in the previous finding, standards modified by IMP 22-0001 have been addressed. This 
standard is met. 

 

Chapter 63: Industrial Uses and Utilities and Manufacturing Zones – 
Environmental Regulations 
 
Section 63.020 – Applicability. 
The regulations of this Chapter apply to: 
(1) All industrial uses and utilities, regardless of the Planning District in which they are located, and 
(2) All Manufacturing Planning Districts, regardless of the use category 
[…] 
 

Finding: 
The site is located in the Manufacturing Park District and the proposal includes industrial uses. Therefore 
the noise, vibration, air quality, odor, heat and glare, materials storage, waste disposal, and dangerous 
substances regulations of this Chapter apply. With recommended Condition of Approval A20, these 
standards are met. 

 

Chapter 73A: Site Design 
 

TDC 73A.300. - Commercial Design Standards. 
The following standards are minimum requirements for commercial development in all zones, except 
the Mixed-Use Commercial (MCU) zone, which has its own standards: 
(1)Walkways. Commercial development must provide walkways as follows: 

(a)Walkways must be a minimum of six feet in width; 
(b)Walkways must be constructed of asphalt, concrete, pervious concrete, pavers, or grasscrete. 
Gravel or bark chips are not acceptable; 
(c)Walkways must meet ADA standards applicable at time of construction or alteration; 
(d)Walkways must be provided between the main building entrances and other on-site buildings, 
accessways, and sidewalks along the public right-of-way; 
(e)Walkways through parking areas, drive aisles, and loading areas must be visibly raised and of a 
different appearance than the adjacent paved vehicular areas; 
(f)Bikeways must be provided that link building entrances and bike facilities on the site with 
adjoining public right-of-way and accessways; and 
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(g)Outdoor Recreation Access Routes must be provided between the development's walkway and 
bikeway circulation system and parks, bikeways and greenways where a bike or pedestrian path is 
designated. 

 
Finding: 
As shown in Exhibit A2, walkways throughout the site are a minimum of 6-feet wide and concrete. A 
walkway is provided between the main entrances of the proposed building and other on-site buildings, 
accessways, and sidewalks. Bicycle facilities have been provided near entrances of the proposed. Further 
evaluation for ADA standards will be conducted during the building permit phase. There are no outdoor 
recreation access routes required for this site. With recommended Condition of Approval A11.b., these 
standards are met. 

 
(2)Accessways. 

(a)When Required. Accessways are required to be constructed when a multi-family development is 
adjacent to any of the following: 

[…] 
 

Finding: 
The proposal is not adjacent to multi-family development. This standard does not apply. 

(3)Drive-up Uses. Drive-up uses must comply with the following: 
[…] 

 
Finding: 
The proposal does not include a drive-up use. This standard does not apply.  

(4)Safety and Security. Commercial development must provide safety and security features as follows: 
(a)Locate windows and provide lighting in a manner that enables tenants, employees, and police to 
watch over pedestrian, parking, and loading areas; 
(b)Locate windows and interior lighting to enable surveillance of interior activity from the public 
right-of-way; 
(c)Locate, orient, and select exterior lighting to facilitate surveillance of on-site activities from the 
public right-of-way without shining into public rights-of-way or fish and wildlife habitat areas; 
(d)Provide an identification system which clearly locates buildings and their entries for patrons and 
emergency services; and 
(e)Above ground sewer or water pumping stations, pressure reading stations, water reservoirs, 
electrical substations, and above ground natural gas pumping stations must provide a minimum six 
foot tall security fence or wall.. 

 
Finding: 
As shown in Exhibit A2, the proposed building has windows along all sides and all floors. A photometric 
plan demonstrates full cutoff light fixtures have been selected to reduce light pollution from shining into 
public rights-of-way. No new above ground sewer or water pumping stations, pressure reading stations, 
water reservoirs, electrical substations, or above ground natural gas pumping stations are proposed. 
With recommended Condition of Approval A13 to address (d), these standards are met. 
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(5)Service, Delivery and Screening. Commercial development must provide service, delivery, and 
screening features as follows: 

(a)Above grade and on-grade electrical and mechanical equipment such as transformers, heat 
pumps and air conditioners must be screened with sight obscuring fences, walls or landscaping; 
(b)Outdoor storage must be screened with a sight obscuring fence, wall, berm or dense evergreen 
landscaping; and 
(c)Above ground pumping stations, pressure reading stations, water reservoirs; electrical 
substations, and above ground natural gas pumping stations must be screened with sight-obscuring 
fences or walls and landscaping. 

 
Finding: 
As shown in Exhibit A2, the rooftop mechanical equipment will be located behind a screen wall. The 
narrative included as Exhibit A1 states: the transformer will be in a below grade vault near the trash 
enclosure. No new outdoor storage is proposed. With recommended Condition of Approval A21, these 
standards are met. 

(6)Adjacent to Transit. Commercial development adjacent to transit must comply with the following: 
(a)Development on a transit street designated in TDC Chapter 11 (Figure 11-5) must provide either 
a transit stop pad on-site, or an on-site or public sidewalk connection to a transit stop along the 
subject property's frontage on the transit street. 
[…] 

Finding: 
As shown on Comprehensive Plan Map 8-5 (Exhibit G), the subject site is located along the Blue Line 
shuttle route with a stop located near the main driveway entrance on SW Leveton Drive. Public sidewalks 
along SW Leveton Drive and SW 108th Avenue connect the campus to this stop. There is no other plan in 
place for additional transit along either frontage. This standard is met.  

 

Chapter 73B: Landscaping Standards 

Section 73B.020 – Landscape Area Standards Minimum Areas by Use and Zone.  
 

Zone Minimum Area Requirement* 
Minimum Area Requirement with 
dedication for a fish and wildlife habitat* 

(5) IN, CN, CO/MR, MC 
and MP zones—All uses 

25% of the total area to be developed 22.5% of the total area to be developed 

* For properties within the Hedges Creek Wetland Protection District which have signed the "Wetlands 
Mitigation Agreement," the improved or unimproved wetland buffer area may reduce the required landscaping 
to 12.5 percent as long as all other landscape requirements are met. 

 

Finding: 
As shown in Exhibit A2 states the proposal will include 26.4% landscape area. This standard is met. 
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TDC 73B.040. - Additional Minimum Landscaping Requirements for Commercial Uses.. 
(1)General. In addition to requirements in TDC 73B.020, commercial uses, except those located in the 
Mixed-Use Commercial (MUC) zone, must comply with the following: 

(a)All areas not occupied by buildings, parking spaces, driveways, drive aisles, pedestrian areas, or 
undisturbed natural areas must be landscaped. 

(i)This standard does not apply to areas subject to the Hedges Creek Wetlands Mitigation 
Agreement. 

(b)Minimum 5-foot-wide landscaped area must be located along all building perimeters viewable 
by the general public from parking lots or the public right-of-way, but the following may be used 
instead of the 5-foot-wide landscaped area requirement: 

(i)Pedestrian amenities such as landscaped plazas and arcades; and 
(ii)Areas developed with pavers, bricks, or other surfaces, for exclusive pedestrian use and 
contain pedestrian amenities, such as benches, tables with umbrellas, children's play areas, 
shade trees, canopies. 

(c)Five-foot wide landscaped area requirement does not apply to: 
(i)Loading areas; 
(ii)Bicycle parking areas; 
(iii)Pedestrian egress/ingress locations; and 
(iv)Where the distance along a wall between two vehicle or pedestrian access openings (such 
as entry doors, garage doors, carports and pedestrian corridors) is less than eight feet. 

(d)Development that abuts an RL or MP Zone must have landscaping approved through 
Architectural Review and must provide and perpetually maintain dense, evergreen landscaped 
buffers between allowed uses and the adjacent RL and MP zones. 

Finding: 
Landscaping is provided in all areas not otherwise occupied by buildings, vehicle areas, or pedestrian 
amenity areas. The site is not located adjacent to the Hedges Creek Wetland. All building elevations will 
be viewable from either parking areas or the public right of way. As shown in Exhibit A2, a combination 
of existing lawn and patio is proposed on the south elevation. The east elevation serves as the main 
entrance with pedestrian arcade and bike parking and the west elevation includes loading areas and bike 
parking. And while the north elevation directly abuts a walkway to a parking area, a landscaped plaza 
with seating is proposed at the northwest corner of the building instead of the traditional perimeter 
landscape treatment. With recommended Conditions of Approval A11.c. and A14, this standard is met. 

Section 73B.080 – Minimum Landscaping Standards for All Zones. 
The following are minimum standards for landscaping for all zones. 

(1) Required 
Landscape Areas 
  

 Must be designed, constructed, installed, and maintained so that within three 
years the ground must be covered by living grass or other plant materials. 

 The foliage crown of trees cannot be used to meet this requirement. 

 A maximum of 10% of the landscaped area may be covered with un-vegetated 
areas of bark chips, rock or stone. 

 Must be installed in accordance with the provisions of the American National 
Standards Institute ANSI A300 (Part 1) (Latest Edition). 

 Must be controlled by pruning, trimming, or otherwise so that: 

 It will not interfere with designated pedestrian or vehicular access; and 

 It will not constitute a traffic hazard because of reduced visibility. 
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Finding: 
The density of plantings as shown on Landscape Plans (Exhibit A2) is sufficient to provide full coverage of 
landscaping within three years. These standards are met. 

(2) Fences 
Landscape plans that include fences must integrate any fencing into the plan to guide 
wild animals toward animal crossings under, over, or around transportation corridors. 

 
Finding: 
No fencing is proposed, and there are no established wildlife crossings in the vicinity. This standard is 
met. 

(3) Tree 
Preservation 

 Trees and other plant materials to be retained must be identified on the landscape 
plan and grading plan. 

During construction: 
o Must provide above and below ground protection for existing trees and plant 

materials identified to remain; 
o Trees and plant materials identified for preservation must be protected by 

chain link or other sturdy fencing placed around the tree at the drip line; 
o If it is necessary to fence within the drip line, such fencing must be specified 

by a qualified arborist; 
o Top soil storage and construction material storage must not be located within 

the drip line of trees designated to be preserved; 
o Where site conditions make necessary a grading, building, paving, trenching, 

boring, digging, or other similar encroachment upon a preserved tree's drip-
line area, such grading, paving, trenching, boring, digging, or similar 
encroachment must only be permitted under the direction of a qualified 
arborist. Such direction must assure that the health needs of trees within the 
preserved area can be met; and 

o Tree root ends must not remain exposed. 

 Landscaping under preserved trees must be compatible with the retention and 
health of the preserved tree. 

 When it is necessary for a preserved tree to be removed in accordance with TDC 
33.110 (Tree Removal Permit) the landscaped area surrounding the tree or trees 
must be maintained and replanted with trees that relate to the present landscape 
plan, or if there is no landscape plan, then trees that are complementary with 
existing, landscape materials. Native trees are encouraged 

 100% of the area preserved under any tree or group of trees (Except for 
impervious surface areas) retained in the landscape plan must apply directly to the 
percentage of landscaping required for a development 

 

Finding: 
The Arborist Report (Exhibit A3) calls for preserving 175 on-site trees. With recommended Conditions of 
Approval A11.a. and A12, these standards are met. 

(4) Grading 
  

 After completion of site grading, top-soil is to be restored to exposed cut and 
fill areas to provide a suitable base for seeding and planting. 

 All planting areas must be graded to provide positive drainage. 

 Soil, water, plant materials, mulch, or other materials must not be allowed to 
wash across roadways or walkways. 
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 Impervious surface drainage must be directed away from pedestrian 
walkways, dwelling units, buildings, outdoor private and shared areas and 
landscape areas except where the landscape area is a water quality facility. 

 

Finding: 
The applicant is required to obtain an erosion control and grading permit with the City. With 
recommended Conditions of Approval A2 and A7, this standard is met. 

(5) Irrigation 

 Landscaped areas must be irrigated with an automatic underground or drip 
irrigation system 

 Exceptions: Irrigation requirement does not apply to duplexes and 
townhouses. 

 

Finding: 
Irrigation is proposed in new landscaping areas as detailed in the Notes on the Landscape Plan (Exhibit 
A2). This standard is met. 

(6) Re-vegetation in 
Un-landscaped 
Areas 

 Vegetation must be replanted in all areas where vegetation has been 
removed or damaged in areas not affected by the landscaping requirements 
and that are not to be occupied by structures or other improvements,. 

 Plant materials must be watered at intervals sufficient to ensure survival and 
growth for a minimum of two growing seasons. 

 The use of native plant materials is encouraged to reduce irrigation and 
maintenance demands. 

 Disturbed soils should be amended to an original or higher level of porosity to 
regain infiltration and stormwater storage capacity. 

 
Finding: 
The applicant proposes to landscape all areas not otherwise proposed for development. Drought tolerant 
plants, as well as some natives, have been selected to reduce irrigation and maintenance needs. With 
recommended Condition of Approval A14, this standard is met. 

Section 73B.080 – Minimum Standards Trees and Plants. 
The following minimum standards apply to the types of landscaping required to be installed for all 
zones. 

(1) Deciduous 
Shade Trees 

 One and on-half inch caliper measured six inches above ground; 

 Balled and burlapped; bare root trees will be acceptable to plant during their 
dormant season; 

 Reach a mature height of 30 feet or more; 

 Cast moderate to dense shade in summer; 

 Live over 60 years; 

 Do well in urban environments, tolerant of pollution and heat, and resistant 
to drought; 

 Require little maintenance and mechanically strong; 

 Insect- and disease-resistant; 

 Require little pruning; and 

 Barren of fruit production. 
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(2) Deciduous 
Ornamental Trees 

 One and on-half inch caliper measured six inches above ground; 

 balled and burlapped; bare root trees will be acceptable to plant during their 
dormant season; and 

 Healthy, disease-free, damage-free, well-branched stock, characteristic of the 
species 

 

(3) Coniferous Trees 

 5 feet in height above ground; 

 balled and burlapped; bare root trees will be acceptable to plant during their 
dormant season; and 

 Healthy, disease-free, damage-free, well-branched stock, characteristic of the 
species. 

 

(4) Evergreen and 
Deciduous Shrubs 

 One to five gallon size; 

 Healthy, disease-free, damage-free, well-branched stock, characteristic of the 
species; and 

 Side of shrub with best foliage must be oriented to public view. 

 

(5) Groundcovers 

 Fully rooted; 

 Well branched or leafed; 

 Healthy, disease-free, damage-free, well-branched stock, characteristic of the 
species; and 

 English ivy (Hedera helix) is prohibited. 

 

(6) Lawns 

 Consist of grasses, including sod, or seeds of acceptable mix within the local 
landscape industry; 

 100 percent coverage and weed free; and 

 Healthy, disease-free, damage-free, characteristic of the species. 

 

 
Finding: 
Per the Plant Schedule provided on the Landscape Plan included in Exhibit A2, the standards for 
groundcover, shrubs, and trees to be planted are met. 

 

Chapter 73C: Parking Standards 
TDC 73C.010. - Off-Street Parking and Loading Applicability and General Requirements. 
[…] 
(2)General Requirements. Off-street parking spaces, off-street vanpool and carpool parking spaces, off-
street bicycle parking, and off-street loading berths must be as provided as set forth in TDC 73C.100, 
unless greater requirements are otherwise established by the conditional use permit or the 
Architectural Review process. 

(a)The following apply to property and/or use with respect to the provisions of TDC 73C.100: 
(i)The requirements apply to both the existing structure and use, and enlarging a structure or 
use; 
(ii)The floor area is measured by gross floor area of the building primary to the function of the 
particular use of the property other than space devoted to off-street parking or loading; 
[…] 
(iv)Calculations to determine the number of required parking spaces and loading berths must 
be rounded to the nearest whole number; 
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(v)If the use of a property changes, thereby increasing off-street parking or loading 
requirements, the increased parking/loading area must be provided prior to commencement of 
the new use; 
(vi)Parking and loading requirements for structures not specifically listed herein must be 
determined by the City Manager, based upon requirements of comparable uses listed  
(vii)When several uses occupy a single structure, the total requirements for off-street parking 
may be the sum of the requirements of the several uses computed separately or be computed 
in accordance with TDC 73.370(1)(m), Joint Use Parking; 
[…] 
(ix)Required parking spaces must be available for the parking of operable passenger 
automobiles of residents, customers, patrons and employees and must not be used for storage 
of vehicles or materials or for the parking of trucks used in conducting the business; 
(x)Institution of on-street parking, where none is previously provided, must not be done solely 
for the purpose of relieving crowded parking lots in commercial or industrial zones;  
(xi)Required vanpool and carpool parking must meet the 9-foot parking stall standards in Figure 
73-1 and be identified with appropriate signage; 
[…] 
(xiii)If the applicant demonstrates that too many or too few parking spaces are required, 
applicant may seek a variance from the minimum or maximum by providing evidence that the 
particular use needs more or less than the amount specified in this Code. 

 
Finding: 
While the campus has an industrial master plan, no modified parking standard has been requested or 
approved. That said, case files IMP 00-01 and AR16-0010 made findings that the manufacturing parking 
rate is acceptable for determining minimum parking requirements for the campus development. Under 
(vi), staff finds that a rate of 1.6 spaces per 1,000 square feet of gross floor area is acceptable for 
determining parking requirements for the proposed office that supports a research and development 
campus that is primarily dedicated to specialized manufacturing. No on-street parking is proposed. 
Additionally the applicant has not requested a parking variance. With recommended Conditions of 
Approval A11.d, standard (vi) is met and A15, standard (xi) is met. 

Section 73C.020 – Parking Lot Design Standards.  
A parking lot, whether an accessory or principal use, intended for the parking of automobiles or trucks, 
must comply with the following: 
(1) Off-street parking lot design must comply with the dimensional standards set forth in Figure 73-1; 
[…] 
(2) Parking lot drive aisles must be constructed of asphalt, concrete, or pervious concrete; 
(3) Parking stalls must be constructed of asphalt, concrete, previous concrete, or a pervious surface such 
as pavers or grasscrete, but not gravel or woody material. Pervious surfaces, are encouraged for parking 
stalls in or abutting the Natural Resource Protection Overlay District, Other Natural Areas, or in a Clean 
Water Services Vegetated Corridor; 
(4) Parking lots must be maintained adequately for all-weather use and drained to avoid water flow 
across sidewalks; 
(5) Parking bumpers or wheel stops or curbing must be provided to prevent cars from encroaching on 
adjacent landscaped areas, or adjacent pedestrian walkways. 
 
Finding: 
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As shown on the Site Plan (Exhibit A2), most stalls are proposed at 9 feet wide and are either 16 feet long 
with landscape overhang or 18.5 feet long. Drive aisles are proposed between 24 to 30 feet. Both aisles 
and stalls are proposed to be comprised of asphalt. Concrete curbs are also proposed. Wheel stops are 
proposed for parking stalls adjacent to pedestrian walkways to prevent encroachment. With 
recommended Condition of Approval A24, these standards are met. 

(6) Disability parking spaces and accessibility must meet ADA standards applicable at time of 
construction or alteration; 
(7) Parking stalls for sub-compact vehicles must not exceed 35 percent of the total parking stalls 
required by TDC 73C.100. Stalls in excess of the number required by TDC 73C.100 can be sub-compact 
stalls; 
 
Finding: 
The Site Plan (Exhibit A2) shows a total of eight ADA-compliant parking spaces planned near building 
entrances. ADA standards will be reviewed in greater detail during the building permit phase. No 
compact stalls are included in the proposal. These standards are met. 

(8) Groups of more than 4 parking spaces must be so located and served by driveways that their use 
will require no backing movements or other maneuvering within a street right-of-way other than an 
alley; 
(9) Drives to off-street parking areas must be designed and constructed to facilitate the flow of traffic, 
provide maximum safety of traffic access and egress, and maximum safety of pedestrians and vehicular 
traffic on the site; 
(10) On-site drive aisles without parking spaces, which provide access to parking areas with regular 
spaces or with a mix of regular and sub-compact spaces, must have a minimum width of 22 feet for two-
way traffic and 12 feet for one-way traffic; When 90 degree stalls are located on both sides of a drive 
aisle, a minimum of 24 feet of aisle is required. On-site drive aisles without parking spaces, which 
provide access to parking areas with only sub-compact spaces, must have a minimum width of 20 feet 
for two-way traffic and 12 feet for one-way traffic; 
 
Finding: 
The design of the parking lot will not require movement on the public street. Drive aisles with parking are 
at between 24 to 30 feet wide as proposed. These standards are met. 

(11) Artificial lighting, must be deflected to not shine or create glare in a residential zones, street right-
of-way, a Natural Resource Protection Overlay District, Other Natural Areas, or a Clean Water Services 
Vegetated Corridor; 
(12) Parking lot landscaping must be provided pursuant to the requirements of TDC 73C.200; and 
(13) Except for parking to serve residential uses, parking areas adjacent to or within residential zones 
or adjacent to residential uses must be designed to minimize disturbance of residents. 
 
Finding: 
All exterior site lighting fixtures that have been selected are compliant with The Dark Sky Society lighting 
standards. As shown on the Site Lighting Plan (Exhibit A2), lighting will primarily be focused toward the 
building entrances, loading, and interior parking areas. These standards are met. 

Section 73C.050 – Bicycle Parking Requirements and Standards. 
(1) Requirements. Bicycle parking facilities must include: 
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(a) Long-term parking that consists of covered, secure stationary racks, lockable enclosures, or 
rooms in which the bicycle is stored; 
(i) Long-term bicycle parking facilities may be provided inside a building in suitable secure and 
accessible locations. 
(b) Short-term parking provided by secure stationary racks (covered or not covered), which 
accommodate a bicyclist's lock securing the frame and both wheels. 

(2) Standards. Bicycle parking must comply with the following: 
(a) Each bicycle parking space must be at least six feet long and two feet wide, with overhead 
clearance in covered areas must be at least seven feet; 
(b) A five (5) foot-wide bicycle maneuvering area must be provided beside or between each row 
of bicycle parking. It must be constructed of concrete, asphalt, or a pervious hard surface such as 
pavers or grasscrete, and be maintained; 
(c) Access to bicycle parking must be provided by an area at least three feet in width. It must be 
constructed of concrete, asphalt, or a pervious hard surface such as pavers or grasscrete, and be 
maintained; 
(d) Bicycle parking areas and facilities must be identified with appropriate signing as specified in 
the Manual on Uniform Traffic Control Devices (MUTCD) (latest edition). At a minimum, bicycle 
parking signs must be located at the main entrance and at the location of the bicycle parking 
facilities; 
(e) Bicycle parking must be located in convenient, secure, and well-lighted locations approved 
through the Architectural Review process. Lighting, which may be provided, must be deflected to 
not shine or create glare into street rights-of-way or fish and wildlife habitat areas; 
(f) Required bicycle parking spaces must be provided at no cost to the bicyclist, or with only a 
nominal charge for key deposits, etc. This does not preclude the operation of private for-profit 
bicycle parking businesses; 
[…] 
(h) The City Manager or the Architectural Review Board may approve a form of bicycle parking 
not specified in these provisions but that meets the needs of long-term and/or short-term parking 
pursuant to Architectural Review. 

Finding: 
As shown in Exhibit A2, the applicant proposes a combination of short-term and long-term bike parking 
areas; however dimensioned details of the bike parking furnishings were not included in the application 
materials. With recommended Conditions of Approval A11.e. and A15 which will show compliance with 
standards (a), (b), (c), and (d), these standards are met. 

Section 73C.100 – Off-Street Parking Minimum/Maximum Requirements. 
 

USE 
MINIMUM 
MOTOR VEHICLE 
PARKING 

MAXIMUM 
MOTOR VEHICLE 
PARKING 

BICYCLE PARKING 

PERCENTAGE OF 
BICYCLE 
PARKING TO BE 
COVERED 

(f) Industrial 

(i) Manufacturing 1.60 spaces per 
1,000 square feet 
of gross floor area 

None 2 spaces, or 0.10 
spaces per 1,000 
gross square feet, 
whichever is 
greater 

First five spaces or 
30 percent, 
whichever is 
greater 
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Finding: 
While the campus has an industrial master plan, no modified parking standard has been requested or 
approved. As previously mentioned under TDC 73C.010, staff finds that the manufacturing rate of 1.6 
spaces per 1,000 square feet of gross floor area is acceptable for determining parking requirements for 
the proposed office that supports a research and development campus that is primarily dedicated to 
specialized manufacturing. As shown in Exhibit A2, the site currently has 1,377 stalls and the proposal 
includes 549 additional stalls for a total of 1,926 stalls. An analysis of required parking for the proposed 
use is provided in the table below. 

Table 1: Minimum and Proposed Parking by Use 

Use GFA 
Minimum 
Required Parking  

Proposed 
Parking 

Required Bike 
Parking 

Required 
Covered Bike 
Parking 

Office to support 
specialized 
manufacturing 

120,000 192 549 12 5 

 
With recommended Conditions of Approval A 11.d-e, these standards are met. 

(2) In addition to the general parking requirements in subsection (1), the following are the minimum 
number of off-street vanpool and carpool parking for commercial, institutional, and industrial uses. 

Number of Required Parking Spaces Number of Vanpool or Carpool Spaces 

26 and greater 1 for each 25 spaces 

 
Finding: 
The proposal is for a commercial uses which will require a minimum of eight vanpool and carpool spaces, 
and as shown in Exhibit A2, 12 spaces are proposed. With recommend Condition of Approval A11.f., this 
standard is met.  

Section 73C.120 – Off-Street Loading Facilities Minimum Requirements. 
(1) The minimum number of off-street loading berths for commercial, industrial, and institutional uses 
is as follows: 

Use Square Feet of 
Floor Area 

Number of 
Berths 

Dimensions of 
Berth 

Unobstructed 
Clearance of Berth 

Commercial 60,000 and over 3 12 feet × 35 feet 14 feet 

(2)Loading berths must not use the public right-of-way as part of the required off-street loading area. 
(3)Required loading areas must be screened from public view, public streets, and adjacent properties 
by means of sight-obscuring landscaping, walls or other means, as approved through the Architectural 
Review process. 
(4)Required loading facilities must be installed prior to final building inspection and must be 
permanently maintained as a condition of use. 
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(5)The off-street loading facilities must in all cases be on the same lot or parcel as the structure they 
are intended to serve. In no case must the required off-street loading spaces be part of the area used 
to satisfy the off-street parking requirements. 
(6)A driveway designed for continuous forward flow of passenger vehicles for the purpose of loading 
and unloading children must be located on the site of a school or child day care center having a 
capacity greater than 25 students. 
 
Finding: 
The campus site includes a number of existing buildings and loading dock facilities. As shown in Exhibit 
A2, the proposed office building is 120,000 square feet and includes two loading docks. The proposed 
loading docks are approximately 13 feet x 43 feet and 10 feet x 43 feet. The loading area is located on 
the east elevation of the proposed building and will be screened from public view by landscaping and 
parking areas. While the overall site will include a total of 13 loading docks, the applicant has not 
provided sufficient evidence to satisfy the requirement that adequate loading facilities will be located on 
the same lot as the proposed office building. With recommended Conditions of Approval A11.g., these 
standards are met. 

Section 73C.130 – Parking Lot Driveway and Walkway Minimum Requirements. 
Parking lot driveways and walkways must comply with the following requirements: 
[…] 
(2)Commercial Uses. Ingress and egress for commercial and institutional uses must not be less than the 
following: 

Required Parking 
Spaces 

Minimum Number 
Required 

Minimum Pavement Width Minimum Pavement 
Walkways, etc. 

1-250 1 36 feet for first 50' from ROW, 24 
feet thereafter 

No curbs or walkway 
required 

 
[…] 
 
Finding: 
As shown in Exhibit A2, the proposal includes two new access driveways located off of SW 108th Avenue 
to serve the expanded parking lots on the eastern side of the campus. The driveways are 36' wide for the 
first 50' from right of way and more than 24' wide thereafter. A sidewalk is provided near the northern 
access. Additional findings are provided in Chapter 75. 

(6) Maximum Driveway Widths and Other Requirements. 
[…] 
(d) There must be a minimum distance of 40 feet between any two adjacent driveways on a 
single property unless a lesser distance is approved by the City Manager. 
(e) Must comply with the distance requirements for access as provided in TDC 75. 
(f) Must comply with vision clearance requirements in TDC 75. 

 
Finding: 
Proposed driveway are located approximately 395 feet apart. With recommended Condition of Approval 
A3 standard (e) is met and Condition of Approval A25 standard (f) is met. 
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TDC 73C.220. - Commercial Parking Lot Landscaping Requirements. 
Commercial uses must comply with the following landscaping requirements for parking lots in all zones: 
 
(1)General. Locate landscaping or approved substitute materials in all areas not necessary for vehicular 
parking and maneuvering. 
 
Finding: 
The parking lot contains landscaping in areas not used for vehicle and pedestrian movement. This 
standard is met. 

(2)Clear Zone. Clear zone must be provided for the driver at ends of on-site drive aisles and at driveway 
entrances, vertically between a maximum of 30 inches and a minimum of eight feet as measured from 
the ground level. 
[…] 
 
Finding: 
As shown in the Landscape Plans (Exhibit A2), the proposed plantings will provide for visual clearance at 
the end of drive aisles and drive entrances. With recommended Condition of Approval A25 related to 
maintenance, this standard is met. 

(3)Perimeter. Minimum five feet in width in all off-street parking and vehicular circulation areas, 
including loading areas and must comply with the following. 

(a)Deciduous trees located not more than 30 feet apart on average as measured on center; 
(b)Shrubs or ground cover, planted so as to achieve 90 percent coverage within three years; 
(c)Plantings which reach a mature height of 30 inches in three years which provide screening of 
vehicular headlights year round; 
(d)Native trees and shrubs are encouraged; and 
(e)Exception: Not required where off-street parking areas on separate lots are adjacent to one 
another and connected by vehicular access. 

 
Finding: 
As shown in the Landscape Plans (Exhibit A2), perimeter landscaping is proposed around all parking, 
circulation, and loading areas. Trees are located less than 30 feet on center. This standard is met.  

(4)Landscape Island. Minimum 25 square feet per parking stall must be improved with landscape island 
areas and must comply with the following: 

(a)May be lower than the surrounding parking surface to allow them to receive stormwater run-
off and function as water quality facilities as well as parking lot landscaping; 
(b)Must be protected from vehicles by curbs, but the curbs may have spaces to allow drainage 
into the islands; 
(c)Landscape separation required for every eight continuous spaces in a row; 
(d)Must be planted with one deciduous shade trees for every four parking spaces. Required 
trees must be evenly dispersed throughout the parking lot; 
(e)Must be planted with groundcover or shrubs; 
(f)Native plant materials are encouraged; 
(g)Landscape island areas with trees must be a minimum of five feet in width (from inside of 
curb to curb); 
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(h)Required plant material in landscape islands must achieve 90 percent coverage within three 
years; and 
(i)Exceptions: […] 

 
Finding: 
The campus has an approved Industrial Master Plan IMP 22-0001 that established modified parking lot 
landscaping standards for the south half of the site to accommodate the natural grade under Condition 
of Approval A3.e. Given that a minimum of 192 parking spaces are required for the proposed use, 4,800 
square feet of parking lot landscape island area and 48 trees are required. While the application 
materials are silent on the square footage of parking lot landscaping included in the proposal, there are 
83 trees proposed throughout the parking areas. Staff did note that the southwestern bank of parking 
illustrated on Sheet C1.14 proposed a landscape separation every 13 stalls as opposed to the 12 stalls 
approved under the modified standards of IMP 22-0001. With recommended Condition of Approval 
A11.h., these standards are met. 

(5)Driveway Access. For lots with 12 or more parking spaces, site access from the public street must 
be defined by: 
(a)Landscape area at least five feet in width on each side of the site access; 
(b)Landscape area must extend 25 feet from the right-of-way line; and 
(c)Exceptions: […] 
 
Finding: 
As shown in Exhibit A2, the proposed driveways are flanked by a five foot wide landscape area that 
extends more than 25 feet from the right-of-way line. This standard is met. 

 

Chapter 73D: Waste and Recyclables Management Standards 
Section 73D.010 – Applicability and Objectives. 
(1) Applicability. The requirements of this Chapter apply to all new or expanded: 

(a) Common wall residential developments containing five or more units; 
[…] 

 
Section 73D.020 - Design Methods. 
An applicant required to provide mixed solid waste and source separated recyclables storage areas 
must comply with one of following methods: 
(1) The minimum standards method in TDC 73D.030; 
(2) The waste assessment method in TDC 73D.040; 
(3) The comprehensive recycling plan method in TDC 73D.050; or 
(4) The franchised hauler review method in TDC 73D.060. 
 
Finding: 
The applicant proposes to use the Minimum Standards Method (TDC 73D.030) and has verified that the 
location and configuration of the proposed waste facility and access will satisfy Republic Services in 
Exhibit A6. As discussed below, these standards are met. 

Section 73D.030 – Minimum Standards Method. 



Lam Research – Architectural Review 

November 30, 2022 

Page 34 of 56 

 

 

This method specifies a minimum storage area requirement based on the size and general use 
category of the new or expanded development. This method is most appropriate when specific use of 
a new or expanded development is not known. It provides specific dimensional standards for the 
minimum size of storage areas by general use category. 
(1) The size and location of the storage area(s) must be indicated on the site plan. Requirements are 
based on an assumed storage area height of four feet for mixed solid waste and source separated 
recyclables. Vertical storage higher than four feet, but no higher than 7 feet may be used to 
accommodate the same volume of storage in a reduced floor space (potential reduction of 43 percent 
of specific requirements). Where vertical or stacked storage is proposed, submitted plans must 
include drawings to illustrate the layout of the storage area and dimensions for containers. 
(2) The storage area requirement is based on uses. If a building has more than one use and that use 
occupies 20 percent or less of the gross leasable area (GLA) of the building, the GLA occupied by that 
use must be counted toward the floor area of the predominant use(s). If a building has more than one 
use and that use occupies more than 20 percent of the GLA of the building, then the storage area 
requirement for the whole building must be the sum of the area of each use. Minimum storage area 
requirements by use is as follows: 

[…] 
(c)Commercial, industrial, and institutional developments must provide a minimum storage area 
of ten square feet plus: 

 (i)Office—Four square feet/1,000 square feet gross leasable area (GLA); 

 […] 
 
Finding: 
The proposal is for a 120,000 square foot office building, which requires 490 square feet. As shown on 
the site plan included in Exhibit A2, both a trash enclosure and trash compactor is proposed. A 203 
square foot trash enclosure is located along the eastern elevation of the proposed. With recommended 
Condition of Approval A11.i. demonstrating that the development includes an acceptable waste and 
recyclables management solution, these standards are met. 

Section 73D.070 – Location, Design and Access Standards. 
The following location, design, and access standards are applicable to all storage areas: 
(1) Location Standards. 

(a) The storage area for source separated recyclables may be collocated with the storage area 
for mixed solid waste. 
(b) Storage area space requirements can be satisfied with a single location or multiple locations, 
and can combine both interior and exterior locations. 
(c) Exterior storage areas must: 
(i) Be located in central and visible locations on the site to enhance security for users; 
(ii) Be located in a parking area; and 
(iii) Not be located within a required front yard setback or in a yard adjacent to a public or 
private street. 

(2) Design Standards. 
(a) The dimensions of the storage area must accommodate containers consistent with current 
methods of local collection at time of construction or alteration. 
(b) Indoor and outdoor storage areas must comply with Oregon Building and Fire Code 
requirements. 
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(c) Exterior storage areas must be enclosed by a sight obscuring fence or wall at least 6 feet in 
height. 
(d) Evergreen plants must be placed around the enclosure walls, excluding the gate or entrance 
openings for common wall, commercial, and institutional developments. 
(e) Gate openings for haulers must be a minimum of 10 feet wide and must be capable of being 
secured in a closed and open position. 
(f) Horizontal clearance must be a minimum of 10 feet and a vertical clearance of 8 feet is 
required if the storage area is covered. 
(g) A separate pedestrian access must also be provided in common wall, commercial, and 
institutional developments. 
(h) Exterior storage areas must have either a concrete or asphalt floor surface. 
(i) Storage areas and containers must be clearly labeled to indicate the type of material 
accepted. 

Finding: 
As shown in Exhibit A2, trash areas will be located near the loading dock on the east side of the building 
and will not be located in the setback area. The trash enclosure is approximately 25 feet wide by 10 feet 
deep and is not covered. The trash compactor is a 265XP-30, self-contained 30 cubic yard compactor. The 
trash enclosure will be enclosed by an eight foot high concrete wall panel and chain link gate. Each gate 
door is 10 feet wide and can be secured in an open position. The trash enclosure is located near the 
loading area and is screened by sight obscuring walls as permitted under TDC 73C.120(3). Access to the 
trash compactor and trash enclosure is through the loading dock and there are dedicated personnel 
doors from both the commercial kitchen and circulation spaces to avoid needing to pass through the 
main building entrance. Trash enclosure area will be concrete floor surface and bins will be labeled by the 
hauler service. With recommended Condition of Approval A11.i., these standards are met.  

(3) Access Standards. 
(a) Storage areas must be accessible to users at convenient times of the day, and to hauler 
personnel on the day and approximate time they are scheduled to provide hauler service. 
(b) Storage areas must be designed to be easily accessible to hauler trucks and equipment, 
considering paving, grade, gate clearance and vehicle access. 
(c) Storage areas must be accessible to hauler trucks without requiring backing out of a 
driveway onto a public street. If only a single access point is available to the storage area, 
adequate turning radius must be provided to allow hauler trucks to safely exit the site in a 
forward motion. 
(d) Storage areas must located so that pedestrian and vehicular traffic movement are not 
obstructed on site or on public streets adjacent to the site. 
(e) The following is an exception to the access standard: 
(i) Access may be limited for security reasons. 

 
Finding: 
As shown in the applicant’s submittal, Republic Services, the applicable waste hauler, has indicated that 
the dimensions and accessibility of the enclosures meet their service needs (Exhibit A6). These standards 
are met. 

Chapter 74: Public Improvement Requirements  
[…] 

TDC 74.120 Public Improvements. 
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(1) Except as specially provided, all public improvements must be installed at the expense of the 
applicant. All public improvements installed by the applicant must be constructed and guaranteed as 
to workmanship and material as required by the Public Works Construction Code prior to acceptance 
by the City. Work must not be undertaken on any public improvement until after the construction 
plans have been approved by the City Manager and a Public Works Permit issued and the required 
fees paid. 
 
Finding: 
All public improvements will be installed by the applicant at their expense after approval of plans and 
issued Erosion Control, Water Quality, and Public Works Permits. With recommended Conditions of 
Approval A2 and A8, this standard is met. 

 

TDC 74.130 Private Improvements. 

All private improvements must be installed at the expense of the applicant. The property owner must 
retain maintenance responsibilities over all private improvements. 
 
Finding: 
All private improvements will be installed by the applicant at their expense and will require prior 
approval of plans and building permits. With recommended Conditions of Approval A17 and A23, this 
standard is met. 

TDC 74.140 Construction Timing. 

(1) All the public improvements required under this chapter must be completed and accepted by the 
City prior to the issuance of a Certificate of Occupancy. 
(2) All private improvements required under this Chapter must be approved by the City prior to the 
issuance of a Certificate of Occupancy. 
 
Finding: 
All public and private improvements proposed and modified by conditions of approval will be completed 
and accepted by the City prior to receiving a Certificate of Occupancy. With recommended Conditions of 
Approval A16 and A17, this standard is met. 

[…] 

TDC 74.210 Minimum Street Right-of-Way Widths. 

The width of streets in feet shall not be less than the width required to accommodate a street 
improvement needed to mitigate the impact of a proposed development. In cases where a street is 
required to be improved according to the standards of the TDC, the width of the right-of-way shall not 
be less than the minimums indicated in TDC Chapter 74, Public Improvement Requirements, Figures 
74-2A through 74-2G. 
(2) For development applications other than subdivisions and partitions, wherever existing or future 
streets adjacent to property proposed for development are of inadequate right-of-way width, the 
additional right-of-way necessary to comply with TDC Chapter 74, Public Improvement Requirements, 
Figures 74-2A through 74-2G of the Tualatin Community Plan must be dedicated to the City for use by 
the public prior to issuance of any building permit for the proposed development. This right-of-way 
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dedication must be for the full width of the property abutting the roadway and, if required by the City 
Manager, additional dedications must be provided for slope and utility easements if deemed 
necessary.  
 
Finding: 
The proposal is adjacent to SW 108th Avenue, SW Leveton Drive, and SW Tualatin Road. Final plans will 
include a minimum of half-street right-of-way dedications to preferred cross-sections along with 
improvements within SW 108th Avenue, SW Leveton Drive, and SW Tualatin Road meeting the 
requirements of the City of Tualatin. With recommended Conditions of Approval A3 and A8, this standard 
is met. 

TDC 74.320. - Slope Easements.  

(1)The applicant must obtain and convey to the City any slope easements determined by the City 
Manager to be necessary adjacent to the proposed development site to support the street 
improvements in the public right-of-way or accessway or utility improvements required to be 
constructed by the applicant. 
[…] 
(3)For all other development applications, a slope easement dedication must be submitted to the City 
Manager; building permits must not be issued for the development prior to acceptance of the 
easement by the City. 
 
Finding: 
Any required slope easements along SW 108th Avenue, SW Leveton Drive, and SW Tualatin Road will be 
provided and completed prior to Building Permit issuance. With recommended Conditions of Approval A3 
and A8, this standard is met. 

TDC 74.330. - Utility Easements. 

(1) Utility easements for water, sanitary sewer and storm drainage facilities, telephone, television 
cable, gas, electric lines and other public utilities must be granted to the City. 
[…] 
(4)For development applications other than subdivisions and partitions, and for both on-site and off-
site easement areas, a utility easement must be granted to the City; building permits must not be 
issued for the development prior to acceptance of the easement by the City. The City may elect to 
exercise eminent domain and condemn necessary off-site public utility easements at the applicant's 
request and expense. The City Council must determine when condemnation proceedings are to be 
used. 
(5) The width of the public utility easement must meet the requirements of the Public Works 
Construction Code. All subdivisions and partitions must have a 6-foot public utility easement adjacent 
to the street and a 5-foot public utility easement adjacent to all side and rear lot lines. Other 
easements may be required as determined by the City Manager. 
 
Finding: 
Any required utility easements will be granted to the City, with required widths to meet the Public Works 
Construction Code. With recommended Conditions of Approval A3 and A8, these standards are met. 

TDC 74.420 Street Improvements. 
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When an applicant proposes to develop land adjacent to an existing or proposed street, including land 
which has been excluded under TDC 74.220, the applicant should be responsible for the 
improvements to the adjacent existing or proposed street that will bring the improvement of the 
street into conformance with the Transportation Plan (TDC Chapter 11), TDC 74.425 (Street Design 
Standards), and the City' s Public Works Construction Code, subject to the following provisions:  
(1) For any development proposed within the City, roadway facilities within the right-of-way 
described in TDC 74.210 must be improved to standards as set out in the Public Works Construction 
Code.  
(2) The required improvements may include the rebuilding or the reconstruction of any existing 
facilities located within the right-of-way adjacent to the proposed development to bring the facilities 
into compliance with the Public Works Construction Code.  
(3) The required improvements may include the construction or rebuilding of off-site improvements 
which are identified to mitigate the impact of the development.  
(4) Where development abuts an existing street, the improvement required must apply only to that 
portion of the street right-of-way located between the property line of the parcel proposed for 
development and the centerline of the right-of-way, plus any additional pavement beyond the 
centerline deemed necessary by the City Manager to ensure a smooth transition between a new 
improvement and the existing roadway (half-street improvement). Additional right-of-way and street 
improvements and off-site right-of-way and street improvements may be required by the City to 
mitigate the impact of the development. The new pavement must connect to the existing pavement 
at the ends of the section being improved by tapering in accordance with the Public Works 
Construction Code.  
(5)If additional improvements are required as part of the Access Management Plan of the City, TDC 
Chapter 75, the improvements must be required in the same manner as the half-street improvement 
requirements. 
(6) All required street improvements must include curbs, sidewalks with appropriate buffering, storm 
drainage, street lights, street signs, street trees, and, where designated, bikeways and transit 
facilities. 
[…]  
(8) For development applications other than subdivisions and partitions, all street improvements 
required by this section must be completed and accepted by the City prior to the issuance of a 
Certificate of Occupancy. 
[…] 
(10)Streets within, or partially within, a proposed development site must be graded for the entire 
right-of-way width and constructed and surfaced in accordance with the Public Works Construction 
Code. 
(11) Existing streets which abut the proposed development site must be graded, constructed, 
reconstructed, surfaced or repaired as necessary in accordance with the Public Works Construction 
Code and TDC Chapter 11, Transportation Plan, and TDC 74.425 (Street Design Standards).  
[…] 
(14) The applicant must construct any required street improvements adjacent to parcels excluded 
from development, as set forth in TDC 74.220 of this chapter.  
[…] 
(17) Intersections should be improved to operate at a level of service of at least D and E for signalized 
and unsignalized intersections, respectively.  
[…] 
 
Finding: 
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A Traffic Study conducted by Mackenzie was submitted as Exhibit A4. Plans show two new driveways off 
of SW 108th Avenue, as well as a modification to the existing eastern driveway off of SW Leveton Drive. 
The sidewalk on the west side of SW 108th Avenue and select locations on SW Leveton Drive are shown 
to be improved to bring into compliance with ADA specifications. Additionally the City Engineer has 
reviewed the proposal against the above requirements. Required dedication of right-of-way and 
construction of public street surface infrastructure will benefit this development’s expected addition of 
bicycle, pedestrian, and vehicular trips utilizing streets and sidewalks. With recommended Conditions of 
Approval A3, A8, A9 and A10, these standards are met. 

TDC 74.425 Street Design Standards. 

(1) Street design standards are based on the functional and operational characteristics of streets such 
as travel volume, capacity, operating speed, and safety. They are necessary to ensure that the system 
of streets, as it develops, will be capable of safely and efficiently serving the traveling public while 
also accommodating the orderly development of adjacent lands. 
(2) The proposed street design standards are shown in Figures 72A through 72G. The typical roadway 
cross sections comprise the following elements: right-of-way, number of travel lanes, bicycle and 
pedestrian facilities, and other amenities such as landscape strips. These figures are intended for 
planning purposes for new road construction, as well as for those locations where it is physically and 
economically feasible to improve existing streets. 
[…] 
(4) All streets must be designed and constructed according to the preferred standard. The City 
Manager may reduce the requirements of the preferred standard based on specific site conditions, 
but in no event will the requirement be less than the minimum standard. The City Manager must take 
into consideration the following factors when deciding whether the site conditions warrant a 
reduction of the preferred standard: 

(a)Arterials: 
(i)Whether adequate right-of-way exists; 
(ii)Impacts to properties adjacent to right-of-way; 
(iii)Current and future vehicle traffic at the location; and 
(iv)Amount of heavy vehicles (buses and trucks). 

(b) Collectors: 
(i) Whether adequate right-of-way exists; 
(ii) Impacts to properties adjacent to right-of-way; 
(iii) Amount of heavy vehicles (buses and trucks); and 
(iv) Proximity to property zoned manufacturing or industrial. 

[...] 
 
Finding: 
The proposal is adjacent to SW 108th Avenue, SW Leveton Drive, and SW Tualatin Road which are 
designated a Minor Collector, Minor Arterial, and Major Collector, respectively on the Tualatin 
Comprehensive Plan Map 8-1 (Exhibit J). A Traffic Study conducted submitted as Exhibit A4 did not 
recommend additional improvements greater than the planned cross-sections. With recommended 
Condition of Approval A3, these standards are met. 

TDC 74.430. - Streets, Modifications of Requirements in Cases of Unusual Conditions. 

Finding: 
The City Engineer has found that no modifications are required. This section does not apply. 
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TDC 74.440 Streets, Traffic Study Required. 

(1) The City Manager may require a traffic study to be provided by the applicant and furnished to the 
City as part of the development approval process as provided by this Code, when the City Manager 
determines that such a study is necessary in connection with a proposed development project in order 
to: 

(a) Assure that the existing or proposed transportation facilities in the vicinity of the proposed 
development are capable of accommodating the amount of traffic that is expected to be 
generated by the proposed development, and/or 
(b) Assure that the internal traffic circulation of the proposed development will not result in 
conflicts between on-site parking movements and/or on-site loading movements and/or on-site 
traffic movements, or impact traffic on the adjacent streets.  

(2) The required traffic study must be completed prior to the approval of the development 
application. 
(3) The traffic study must include, at a minimum: 

(a) an analysis of the existing situation, including the level of service on adjacent and impacted 
facilities. 
(b) an analysis of any existing safety deficiencies. 
(c) proposed trip generation and distribution for the proposed development. 
(d) projected levels of service on adjacent and impacted facilities. 
(e) recommendation of necessary improvements to ensure an acceptable level of service for 
roadways and a level of service of at least D and E for signalized and unsignalized intersections 
respectively, after the future traffic impacts are considered. 
(f) The City Manager will determine which facilities are impacted and need to be included in the 
study. 
(g) The study must be conducted by a registered engineer. 

(4) The applicant must implement all or a portion of the improvements called for in the traffic study as 
determined by the City Manager.  
 
Finding: 
A Traffic Study conducted by Mackenzie was submitted as Exhibit A4 and did not recommend any 

improvements. The study recommendations and mitigation stated: 

All study area intersections currently operate within City of Tualatin mobility standards except 

the SW Tualatin Road/SW Teton Avenue intersection. The northbound left-turn movement at this 

location currently has a delay greater than 90 seconds which exceeds the City’s LOS E standard 

for an unsignalized intersection, as reported by Synchro software; however, video observations 

of existing conditions show delays for this movement are closer to 14 seconds. Similarly, the 

delay reported by SimTraffic for existing conditions is approximately 27 seconds. Therefore, we 

estimate the delay under 2024 post-development conditions will be approximately 40 seconds as 

reported by SimTraffic software, and corresponding with an LOS E. 

All other study area intersections are projected to operate at acceptable levels, as reported by 

Synchro software. While queues during the peak 15-minute periods of the morning and 

afternoon show some queuing that exceeds available storage, queues for the remainder of the 

AM and PM peak hours are expected to be accommodated within existing queue storage areas. 

Therefore, no other improvements are recommended at this time. 
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City staff has reviewed the subject analysis and has determined that it meets the above requirements. 
This standard is met. 

TDC 74.450. - Bikeways and Pedestrian Paths.  

(1) Where proposed development abuts or contains an existing or proposed bikeway, pedestrian path, 
or multi-use path, as set forth in TDC Chapter 11, Transportation Figure 11-4, the City may require that 
a bikeway, pedestrian path, or multi-use path be constructed, and an easement or dedication 
provided to the City.  
(2) Where required, bikeways and pedestrian paths must be provided as follows:  

(a) Bike and pedestrian paths must be constructed and surfaced in accordance with the Public 
Works Construction Code.  
(b) The applicant must install the striping and signing of the bike lanes and shared roadway 
facilities, where designated.  
 

Finding: 
The proposal is adjacent to SW 108th Avenue, SW Leveton Drive, and SW Tualatin Road. All roadways 

require a sidewalk and bike lane on Tualatin Comprehensive Plan Map 8-4. The City Engineer has 

reviewed the proposal and found required bikeways are existing.  These standards are met. 

[…] 

TDC 74.470 Street Lights. 

(1) Street light poles and luminaries must be installed in accordance with the Public Works 
Construction Code. 
(2) The applicant must submit a street lighting plan for all interior and exterior streets on the 
proposed development site prior to issuance of a Public Works Permit. 
 
Finding: 
The proposal abuts SW 108th Avenue, SW Leveton Drive, and SW Tualatin Road which requires street 

lights. With recommended Conditions of Approval A3 and A17, these standards are met. 

[…] 

TDC 74.485. - Street Trees. 

[…] 
(2)In nonresidential subdivisions and partitions street trees must be planted by the owners of the 
individual lots as development occurs. 
(3)The Street Tree Ordinance specifies the species of tree which is to be planted and the spacing 
between trees. 

Finding: 
The Landscape Plan submitted as Exhibit A2, illustrates selected street tree species and spacing. With 
recommended Condition of Approval A3, these standards are met. 

TDC 74.610 Water Service. 
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(1) Water lines must be installed to serve each property in accordance with the Public Works 
Construction Code. Water line construction plans must be submitted to the City Manager for review 
and approval prior to construction. 
[…] 
(3) As set forth is TDC Chapter 12, Water Service, the City has three water service levels. All 
development applicants must be required to connect the proposed development site to the service 
level in which the development site is located. If the development site is located on a boundary line 
between two service levels the applicant must be required to connect to the service level with the 
higher reservoir elevation. The applicant may also be required to install or provide pressure reducing 
valves to supply appropriate water pressure to the properties in the proposed development site. 
 
 
 
Finding: 
Utility Plans, submitted as Exhibit A2, illustrate the proposed office building will be served by a 3-inch 
diameter domestic and an 8-inch diameter fire service lateral with associated meter and fire vault to the 
public main north of SW Leveton Drive. 

A gate valve will be located near the main for each water lateral. A public utility easement will surround 
the water meter and fire vault by five feet. 

The City’s consultant Consor provided a Water System Capacity Analysis (Exhibit E) which did not 
recommend additional public water infrastructure improvements were required to serve this 
development. With recommended Condition of Approval A4 these standards are met.  

TDC 74.620 Sanitary Sewer Service. 

(1) Sanitary sewer lines must be installed to serve each property in accordance with the Public Works 
Construction Code. Sanitary sewer construction plans and calculations must be submitted to the City 
Manager for review and approval prior to construction. 
(2) If there are undeveloped properties adjacent to the proposed development site which can be 
served by the gravity sewer system on the proposed development site, the applicant must extend 
public sanitary sewer lines to the common boundary line with these properties. The lines must be 
sized to convey flows to include all future development from all up stream areas that can be expected 
to drain through the lines on the site, in accordance with the City's Sanitary Sewer System Master 
Plan, TDC Chapter 13. 
 
Finding: 
Utility Plans, submitted as Exhibit A2, illustrate the proposed office building will be served by a six-inch 
sanitary sewer lateral connected to an existing stub off a manhole to serve the proposed building. With 
recommended Condition of Approval A5, this standard is met. 

TDC 74.630 Storm Drainage System. 

(1)Storm drainage lines must be installed to serve each property in accordance with City standards 
and Clean Water Services standards. Storm drainage construction plans and calculations must be 
submitted to the City Manager for review and approval prior to construction. 
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(2)The storm drainage calculations must confirm that adequate capacity exists to serve the site. The 
discharge from the development must be analyzed in accordance with the City's Storm and Surface 
Water Regulations and Clean Water Services standards. 
[…] 
 
Finding: 
As shown on the Utility Plans, submitted as Exhibit A2, the proposal includes a connection to stormwater 
lines within SW 108th Avenue right-of-way that flow south towards a public drywell at the intersection of 
SW 108th Avenue and SW Leveton Drive. Final plans and stormwater calculations will demonstrate that 
the development has direct access by gravity to the public stormwater system with adequate infiltration 
and/or downstream capacity in accordance with City of Tualatin and Clean Water Service standards. 

A Clean Water Services’ Service Provider Letter and Memorandum were received. After land use decision 

issuance the applicant will submit final plans complying with the Service Provider Letter conditions and 

CWS Memorandum that are sufficient to obtain a Stormwater Connection Permit Authorization Letter 

from Clean Water Services in accordance with TDC 74.650(2) and CWS D&CS 3.01.2(d). With 

recommended Condition of Approval A6 these standards are met. 

TDC 74.640 Grading. 

(1) Development sites must be graded to minimize the impact of storm water runoff onto adjacent 
properties and to allow adjacent properties to drain as they did before the new development. 
(2) A development applicant must submit a grading plan showing that all lots in all portions of the 
development will be served by gravity drainage from the building crawl spaces; and that this 
development will not affect the drainage on adjacent properties. The City Manager may require the 
applicant to remove all excess material from the development site. 
 
Finding: 
The plans indicate disturbance of approximately 4.27 acres. Final plans may include over 5 acres of 
disturbance based on conditions of approval. Erosion and sediment control plans and permit applications 
conforming to the requirements of the City of Tualatin, CWS, and Oregon Department of Environmental 
Quality must be provided with the construction permit submittal documents. The applicant must obtain 
an erosion control permit from the City of Tualatin for disturbance greater than 500 square feet and a 
National Pollution Discharge Elimination System (NPDES) 1200-C Construction Erosion Control permit 
from Oregon DEQ for over 5 acres. 

With recommended Conditions of Approval A6 and A7, these standards are met. 

TDC 74.650 Water Quality, Storm Water Detention and Erosion Control. 

The applicant must comply with the water quality, storm water detention and erosion control 
requirements in the Surface Water Management Ordinance. If required: 
[…] 
(2)On all other development applications, prior to issuance of any building permit, the applicant must 
arrange to construct a permanent on-site water quality facility and storm water detention facility and 
submit a design and calculations indicating that the requirements of the Surface Water Management 
Ordinance will be met and obtain a Stormwater Connection Permit from Clean Water Services. 
(3)For on-site private and regional non-residential public facilities, the applicant must submit a 
stormwater facility agreement, which will include an operation and maintenance plan provided by the 
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City, for the water quality facility for the City's review and approval. The applicant must submit an 
erosion control plan prior to issuance of a Public Works Permit. No construction or disturbing of the 
site must occur until the erosion control plan is approved by the City and the required measures are in 
place and approved by the City. 
 
Finding: 
A Stormwater Report has been submitted as Exhibit A5 which proposes both modifying existing 
stormwater facilities and constructing new stormwater facilities to provide treatment, 
hydromodification, and detention for all private impervious areas.  

A Clean Water Services Service Memorandum was received and included as Exhibit C. After land use 
decision issuance, the applicant must submit final plans complying with the Service Provider Letter 
conditions and CWS Memorandum that are sufficient to obtain a Stormwater Connection Permit 
Authorization Letter from Clean Water Services in accordance with TDC 74.650(2) and CWS D&CS 
3.01.2(d).  

With recommended Conditions of Approval A2, A6, and A9 this standard is met. 

TDC 74.660 Underground. 

(1) All utility lines including, but not limited to, those required for gas, electric, communication, 
lighting and cable television services and related facilities must be placed underground. Surface-
mounted transformers, surface-mounted connection boxes and meter cabinets may be placed above 
ground. Temporary utility service facilities, high capacity electric and communication feeder lines, and 
utility transmission lines operating at 50,000 volts or above may be placed above ground. The 
applicant must make all necessary arrangements with all utility companies to provide the 
underground services. The City reserves the right to approve the location of all surface-mounted 
transformers. 
(2)Any existing overhead utilities may not be upgraded to serve any proposed development. If 
existing overhead utilities are not adequate to serve the proposed development, the applicant must, 
at their own expense, provide an underground system. The applicant must be responsible for 
obtaining any off-site deeds and/or easements necessary to provide utility service to this site; the 
deeds and/or easements must be submitted to the City Manager for acceptance by the City prior to 
issuance of the Public Works Permit. 
 
Findings: 
The Utility Plan illustrates reconstruction of the west side of SW 108th Avenue to include a planter strip 
and ADA compliant sidewalk. The improvements will extend from SW Leveton Drive to SW Tualatin Road 
including undergrounding of overhead utilities as approved by the City Engineer. With recommended 
Conditions of Approval A3 and A17 these standards are met. 

TDC 74.765. - Street Tree Species and Planting Locations.  

All trees, plants or shrubs planted in the right-of-way of the City must conform in species and location 
and in accordance with the street tree plan and City standards, including Table 74-1. If the City 
Manager determines that none of the species in City standards, including Table 74-1 is appropriate or 
finds appropriate a species not listed, the City Manager may substitute an unlisted species.  

Table 74-1 Street Tree Species 
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Species Common Names  Planting Strip Width (feet)  Power line  
compatible  

Spacing on center (feet)  

4  5  6+  

Amur Maackia  •  •  •  •  30  

Amur Maple  •  •  •  •  30  

Armstrong Maple  •  •  •   30  

Autumn Applause Ash   •  •   30  

Black Tupelo  •  •  •   30  

Capital Flowering Pear  •  •  •   30  

Cascara  •  •  •  •  30  

Crimson King Maple   •  •   30  

Crimson Sentry Maple  •  •  •  •  30  

Eastern Redbud  •  •  •   30  

European Hornbeam  •  •  •  •  30  

Frontier Elm    •   60  

Ginko   •  •   30  

Globe Sugar Maple    •   60  

Golden Desert Ash  •  •  •  •  30  

Goldenrain  •  •  •   30  

Greenspire Linden   •  •   30  

Ivory Japanese Lilac  •  •  •  •  30  

Leprechaun Ash  •  •  •   30  

Persain Parrotia  •  •  •   30  

Purple Beech  •  •  •   30  

Raywood Ash   •  •  •  30  

Katsura  •  •  •   30  

Red Oak    •   60  

Red Sunset Maple    •   60  

Scanlon/Bowhall Maple  •  •  •   30  

Scarlet Oak    •   60  

Shademaster Honey Locust   •  •   30  

Skyrocket English Oak  •  •  •   30  

Japanese snowbell  •  •  •  •  30  

Sourwood  •  •  •  •  30  

Tall Stewartia  •  •  •  •  30  

Chinese Fringetree  •  •  •  •  30  

Tri-Color Beech    •   60  

Trident Maple  •  •  •  •  30  

Urbanite Ash   •  •   30  

Yellowwood  •  •  •   30  

Zelkova Musashino  •  •  •   30  

 
Finding: 
The Landscape Plan submitted as Exhibit A2, illustrates Persian Parrotia street trees along SW 108th 
Avenue. With recommended Condition of Approval A3, this standard is met. 

Chapter 75 Access Management 
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[…] 

TDC 75.020. - Permit for New Driveway Approach 

(1) Applicability. A driveway approach permit must be obtained prior to constructing, relocating, 
reconstructing, enlarging, or altering any driveway approach. 

(3) Procedure Type. A Driveway Approach Permit is processed as a Type II procedure under TDC 
32.220 (Type II). 

(4) Submittal Requirements. In addition to the application materials required by TDC 32.140, the 
following application materials are also required: 
(a)A site plan, of a size and form and in the number of copies meeting the standards established 
by the City Manager, containing the following information: 

(i)The location and dimensions of the proposed driveway approach; 
(ii)The relationship to nearest street intersection and adjacent driveway approaches; 
(iii)Topographic conditions; 
(iv)The location of all utilities; 
(v)The location of any existing or proposed buildings, structures, or vehicular use areas; 
(vi)The location of any trees and vegetation adjacent to the location of the proposed driveway 
approach that are required to be protected pursuant to TDC Chapter 73B or 73C; and 
(vii)The location of any street trees adjacent to the location of the proposed driveway 
approach. 

(b) Identification of the uses or activities served, or proposed to be served, by the driveway 
approach; and 
(c) Any other information, as determined by the City Manager, which may be required to 
adequately review and analyze the proposed driveway approach for conformance with the 
applicable criteria. 

(5) Criteria. A Driveway Approach Permit must be granted if: 
(a) The proposed driveway approach meets the standards of this Chapter and the Public Works 
Construction Code; 
(b) No site conditions prevent placing the driveway approach in the required location; 
(c) The number of driveway approaches onto an arterial are minimized; 
(d) The proposed driveway approach, where possible: 

(i)Is shared with an adjacent property; or 
(ii)Takes access from the lowest classification of street abutting the property; 

(e) The proposed driveway approach meets vision clearance standards; 
(f) The proposed driveway approach does not create traffic hazards and provides for safe turning 
movements and access; 
(g) The proposed driveway approach does not result in significant adverse impacts to the vicinity; 
(g) The proposed driveway approach minimizes impact to the functionality of adjacent streets and 
intersections; and 
(i)The proposed driveway approach balances the adverse impacts to residentially zoned property 
and the functionality of adjacent streets. 

[…] 
 
Finding: 
Plans submitted under Exhibit A2 indicate that two driveways are proposed to SW 108th Avenue which is 
designated a collector street. These driveways were also reviewed in the traffic study submitted as 
Exhibit A4. With recommended Condition of Approval A3 these standards are met. 
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TDC 75.040. - Driveway Approach Requirements 

(1)The provision and maintenance of driveway approaches from private property to the public streets 
as stipulated in this Code are continuing requirements for the use of any structure or parcel of real 
property in the City of Tualatin. No building or other permit may be issued until scale plans are 
presented that show how the driveway approach requirement is to be fulfilled. If the owner or 
occupant of a lot or building changes the use to which the lot or building is put, thereby increasing 
driveway approach requirements, it is unlawful and a violation of this code to begin or maintain such 
altered use until the required increase in driveway approach is authorized by the City. 
(2) Owners of two or more uses, structures, or parcels of land may agree to utilize jointly the same 
driveway approach when the combined driveway approach of both uses, structures, or parcels of land 
satisfies their combined requirements as designated in this code; provided that satisfactory legal 
evidence is presented to the City Attorney in the form of deeds, easements, leases or contracts to 
establish joint use. Copies of said deeds, easements, leases or contracts must be placed on permanent 
file with the City Recorder. 
(3) Joint and Cross Access. 

[…] 
(b)A system of joint use driveways and cross access easements may be required and may 
incorporate the following: 

(i)A continuous service drive or cross access corridor extending the entire length of each block 
served to provide for driveway separation consistent with the access management 
classification system and standards; 
(ii)A design speed of ten mph and a maximum width of 24 feet to accommodate two-way 
travel aisles designated to accommodate automobiles, service vehicles, and loading vehicles; 
(iii)Stub-outs and other design features to make it visually obvious that the abutting 
properties may be tied in to provide cross access via a service drive; and 
(iv)An unified access and circulation system plan for coordinated or shared parking areas. 

(c)Pursuant to this section, property owners may be required to: 
(i)Record an easement with the deed allowing cross access to and from other properties 
served by the joint use driveways and cross access or service drive; 
(ii)Record an agreement with the deed that remaining access rights along the roadway will be 
dedicated to the city and pre-existing driveways will be closed and eliminated after 
construction of the joint-use driveway; 
(iii)Record a joint maintenance agreement with the deed defining maintenance 
responsibilities of property owners; and(iv)If subsection(i) through (iii) above involve access to 
the state highway system or county road system, ODOT or the county must be contacted and 
must approve changes to subsection(i) through (iii) above prior to any changes. 

[…] 
(4) Requirements for Development on Less than the Entire Site. 

(a) To promote unified access and circulation systems, lots and parcels under the same 
ownership or consolidated for the purposes of development and comprised of more than one 
building site must be reviewed as one unit in relation to the access standards. The number of 
access points permitted must be the minimum number necessary to provide reasonable 
access to these properties, not the maximum available for that frontage. All necessary 
easements, agreements, and stipulations must be met. This must also apply to phased 
development plans. The owner and all lessees within the affected area must comply with the 
access requirements. 
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(b) All access must be internalized using the shared circulation system of the principal 
commercial development or retail center. Driveways should be designed to avoid queuing 
across surrounding parking and driving aisles. 

(5) Lots that front on more than one street may be required to locate motor vehicle accesses on the 

street with the lower functional classification as determined by the City Manager. 

(6) Except as provided in TDC 53.100, all driveway approach must connect directly with public streets. 
(7) To afford safe pedestrian access and egress for properties within the City, a sidewalk must be 
constructed along all street frontage, prior to use or occupancy of the building or structure proposed 
for said property. The sidewalks required by this section must be constructed to City standards, except 
in the case of streets with inadequate right-of-way width or where the final street design and grade 
have not been established, in which case the sidewalks must be constructed to a design and in a 
manner approved by the City Manager. Sidewalks approved by the City Manager may include 
temporary sidewalks and sidewalks constructed on private property; provided, however, that such 
sidewalks must provide continuity with sidewalks of adjoining commercial developments existing or 
proposed. When a sidewalk is to adjoin a future street improvement, the sidewalk construction must 
include construction of the curb and gutter section to grades and alignment established by the City 
Manager. 
(8) The standards set forth in this Code are minimum standards for driveway approaches, and may be 
increased through the Architectural Review process in any particular instance where the standards 
provided herein are deemed insufficient to protect the public health, safety, and general welfare.  
(9) Minimum driveway approach width for uses are as provided in Table 75-1 (Driveway Approach 
Width):  

TABLE 75-1  
Driveway Approach Width 

Use  Minimum Driveway 
Approach Width  

Maximum Driveway 
Approach Width  

Industrial 36 feet Over 250 Parking Spaces = As Required by 
the City Manager, but not exceeding 40 feet 

 
(10) Driveway Approach Separation. There must be a minimum distance of 40 feet between any two 
adjacent driveways on a single property unless a lesser distance is approved by the City Manager. 
(11) Distance between Driveways and Intersections. Except for single-family dwellings, duplexes, 
townhouses, triplexes, quadplexes, and cottage clusters, the minimum distance between driveways 
and intersections must be as provided below. Distances listed must be measured from the stop bar at 
the intersection. 

(a) At the intersection of collector or arterial streets, driveways must be located a minimum of 
150 feet from the intersection. 
[…] 

(12) Vision Clearance Area. 
[…] 
(b) Collector Streets. A vision clearance area for all collector/arterial street intersections, 
collector/arterial street and local street intersections, and collector/arterial street and 
railroad intersections must be that triangular area formed by the right-of-way lines along such 
lots and a straight line joining the right-of-way lines at points which are 25 feet from the 
intersection point of the right-of-way lines, as measured along such lines. Where a driveway 
intersects with a collector/arterial street, the distance measured along the driveway line for 
the triangular area must be ten feet (see Figure 73-2 for illustration). 
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(c) Vertical Height Restriction. Except for items associated with utilities or publicly owned 
structures such as poles and signs and existing street trees, no vehicular parking, hedge, 
planting, fence, wall structure, or temporary or permanent physical obstruction must be 
permitted between 30 inches and eight feet above the established height of the curb in the 
clear vision area (see Figure 73-2 for illustration).  
 

Finding: 
Plans (Exhibit A2) new accesses are proposed to SW 108th Avenue.  Condition A3 will necessitate moving 
the southern proposed driveway to 108th to be opposite an existing driveway more than 300 feet 
(centerline to centerline) from the intersection of 108th Ave with Leveton Drive. These accesses were 
evaluated within the traffic report included as Exhibit A4. With recommended Conditions of Approval A3 
and A25, these standards are met. 

[…] 

 
TDC 75.140. - Existing Streets Access Standards. 
The following list describes in detail the freeways and arterials as defined in TDC 75.050 with respect 
to access. Recommendations are made for future changes in accesses and location of future accesses. 
These recommendations are examples of possible solutions and shall not be construed as limiting the 
City's authority to change or impose different conditions if additional studies result in different 
recommendations from those listed below. 
[…] 
(15) LEVETON DRIVE. 

(a) 108th Avenue to 118th Avenue. 
(i) On the north side of Leveton Drive, […] Novellus (2S122AA 500 and 2S122AB 100) shall be 
permitted three driveways located approximately 25 feet and 950 feet from the west property 
line for Tax Lot 100 and 600 feet west of 108th Avenue for Tax Lot 500. 

Finding: 

The Site Plan illustrates multiple existing accesses: one to SW 108th Avenue, three to SW Leveton Drive, 

and one emergency vehicle only to SW Tualatin Road via a lot to the west. This standard is met. 
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III. RECOMMENDATION 

Based on the application materials and analysis and findings presented above, staff finds that the 
applicable criteria have been met relative to AR 22-0006, and therefore recommend approval of this 
application with the following conditions of approval: 
 

GENERAL: 

A1. This Architectural Review approval shall expire after two years unless a building, or grading permit 
submitted in conjunction with a building permit application, has been issued and substantial 
construction pursuant thereto has taken place and an inspection performed by a member of the 
Building Division, or an extension is granted under TDC 33.020(10). 

 

PRIOR TO EROSION CONTROL, PUBLIC WORKS, AND WATER QUALITY PERMIT ISSUANCE: 

Submit to eTrakit for review and approval: 

A2. The applicant must apply for applicable Engineering Erosion Control, Water Quality, and Public 
Works permits: 

a. Apply using eTrakit. With the initial Engineering permit(s) application(s) include: 

i. One combined set of 24”x36” plans including all applicable Engineering permits 
attached to one Engineering permit. Include a note on other Engineering permits 
stating which application includes the set. 

ii. Payment for an Erosion Control permit fee per the fee schedule. 

iii. Engineering estimate and deposit for each Water Quality or Public Works permit per 
the fee schedule. 

b. Deliver two 24”x36” hard copies of the combined Engineering permit plan sets to: 

City of Tualatin 
Attn: Engineering Division c/o Hayden Ausland, Principal Engineer, PE 
10699 SW Herman Road 
Tualatin, OR 97062 

 
A3. The applicant must submit Final Street Improvement Plans for SW 108th Avenue, SW Leveton 

Drive, and SW Tualatin Road in accordance with applicable sections of Tualatin Development Code 
(TDC) 74 and 75 and Public Works Construction Code (PWCC) that show: 

a. Dedication of half-street right-of-ways to total 37 feet from centerline for SW Leveton Drive 
and SW Tualatin Road. 

b. For SW 108th Avenue from SW Leveton Drive to SW Tualatin Road: 

i. Dedication of adequate right-of-way to construct required public improvements with a 
minimum of a half-street total of 38 feet from centerline for SW 108th Avenue; 

ii. A minimum 6-foot-wide planter strip on the west side including: 

1. Curb;  

2. Replace existing street lights with the LED, Option A standard;  

3. Street trees; and 

4. Public LIDA stormwater street swales within an adequately wide planter strip or:  

https://www.tualatinoregon.gov/communitydevelopment/etrakit-one-stop-online-permits-and-land-use-cases
https://www.tualatinoregon.gov/communitydevelopment/etrakit-one-stop-online-permits-and-land-use-cases
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a. Proof that the existing public drywell at the intersection of SW 108th Avenue 
and SW Leveton Drive has capacity to accommodate stormwater 
requirement due to addition and modification of public impervious area; and, 

b. Meet any and all requirements from DEQ for continued use of said public 
drywell. 

iii. A 6-foot-wide sidewalk;  

iv. Undergrounding overhead utilities as approved by the City Engineer; and 

v. Ramp replacement on the west side of the intersection of SW 108th Avenue and SW 
Leveton Drive for both north (sending) and south (receiving). 

c. An 8-foot-wide public utility easement, or existing equivalent approved by the City Engineer, 
and any required slope easements adjacent to SW 108th Avenue, SW Leveton Drive, and SW 
Tualatin Road including five feet of public utility easement surrounding water meter, backflow 
protection, and fire vault;  

d. All adjacent public sidewalks for all lots involved with this development within compliance of 
ADA standards or replacement of necessary driveways, ramps, and panels to bring into 
compliance;  

e. All proposed driveways: 

i. A minimum distance of 300 feet from intersections of SW 108th Avenue & SW Leveton 
Drive and SW 108th Avenue & SW Tualatin Road; and 

ii. Opposing existing driveways or offset a minimum of 150 feet. 

f. Turning movement diagrams showing all existing and proposed driveways operate without 
adverse impact to public rights-of-way as determined by the City Engineer: 

i. Identify any driveways privately restricted for specific passenger vehicles or truck use, 
proposed private signage necessary to control movement, and a circulation plan;  

ii. Onsite signage and maintenance plan for onsite signage as approved by the City 
Engineer; and 

iii. Show existing and proposed curb radii are able to accommodate associated allowed 
vehicular movements. 

g. Replacement of concrete doweled panels impacted by construction as determined by the City 
Engineer. 

 
A4. The applicant must submit Final Water System Plans in accordance with Tualatin Development 

Code (TDC) 74.610, Tualatin Municipal Code (TMC) 3-3, and Public Works Construction Code 
(PWCC) that show: 

a. A gate valve at the main for both domestic and fire service laterals; and 

b. Adjacent to SW Leveton Drive right-of-way: 

i. A reduced pressure backflow prevention and water meter for the domestic lateral;  

ii. The water meter behind the curb within the planter strip; 

iii. If within final plans, irrigation after a domestic meter and reduced pressure backflow 
device; and 

iv. The fire vault surrounded by a five foot public utility easement.  
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A5. The applicant must submit Final Sanitary Sewer System Plans in accordance with Tualatin 
Development Code (TDC) 74.620, Tualatin Municipal Code (TMC) 3-2, and Public Works 
Construction Code (PWCC) that show location of the lines, grade, materials, and other details. 

 
A6. The applicant must submit:  

a. A DEQ Rule Authorization letter with associated plans indicating approval and any and all 
required modifications to accommodate stormwater from new and modified public 
impervious areas within the existing public drywell at the intersection of SW 108th Avenue 
and SW Leveton Drive. 

b. Final Stormwater System Calculations and Plans in accordance with Tualatin Development 
Code (TDC) 74.630 and 74.650, Tualatin Municipal Code (TMC) 3-5-200 through 3-5-430, 
Public Works Construction Code (PWCC), and Clean Water Services’ (CWS) Design & 
Construction Standards (D&CS) Chapter 4 stamped by an Oregon registered, professional 
engineer in accordance with TMC 3-5-390(1) that: 

i. Provide a downstream analysis, including but not limited to erosion, and include 
solutions within final plans for ¼ mile downstream from the release from the private 
development through the public stormwater system, in accordance with TMC 3-5-
210(4);  

ii. Accommodate up to a 25-year storm event within the public stormwater system with a 
maximum capacity of 82% in accordance with TDC 74.640 and CWS D&CS 5.05.2.d and 
the City Engineer;  

iii. Address runoff from all new and modified private and public impervious areas; and, 

iv. Prove gravity flow five feet from the outside of the established line of the building to 
the public stormwater system or as otherwise approved by the City Engineer, in 
accordance with CWS D&CS 1.03.39 and 5.09.3(a) (1) and (4);  

v. Discharge to an approved public system; 

vi. Treat new and modified impervious areas in accordance with CWS D&CS 4.08.1.d 
meeting phosphorous removal in accordance with TMC 3-5-350 per the design storm 
in accordance with TMC 3-5-360 and CWS D&CS 4.08.2;  

vii. Detain up to the 25-year storm event in accordance with TMC 3-5-220, TMC 3-5-230, 
and CWS D&CS 4.08;  

viii. Accommodate hydromodification including post-development runoff rates not 
exceeding pre-development runoff rates for ½ the 2-year storm event and the 5-year 
and 10-year storm events for proposed new and modified impervious areas in 
accordance with CWS D&CS 4.03.5; and 

ix. In accordance with TDC 74.650(2) and CWS D&CS 3.01.2(d), comply with: 

1. The submitted Clean Water Services’ Service Provider Letter CWS File Number 
dated July 12, 2022 conditions to obtain a Stormwater Connection Permit 
Authorization Letter; and 

2. Requirements stated within the Clean Water Services’ Memorandum dated 
November 8, 2022. 

c. Financial assurance for construction performance in accordance with TMC 3-390(3), PWCC 
102.14.00, and amount per CWS D&CS 2.07 Table 2-1; and 

d. A copy of the recorded private stormwater maintenance agreement in accordance with TMD 
3-5-390(4). The agreement must assure the owner as responsible for maintenance of the 
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constructed portions of private stormwater systems within their lot. The identified system 
must include all conveyance, detention, hydromodification, and treatment. 

 
A7. The applicant must submit Final Erosion Control Plans in accordance with Tualatin Development 

Code (TDC) 74.640, Tualatin Municipal Code (TMC) 3-5-050 and 3-5-060, Public Works 
Construction Code (PWCC), and Clean Water Services’ (CWS) Design & Construction Standards 
(D&CS) Chapters 2 and 6 that: 
a. Minimize the impact of stormwater from the development to adjacent properties; and 
b. Plans sufficient to either: 

i. Obtain a National Pollution Discharge Elimination System (NPDES) 1200-CN Stormwater 
Discharge Permit from Clean Water Services as an agent of Oregon Department of 
Environmental Quality if disturbance is between 1 and 5 acres; or, 

ii. Obtain a National Pollution Discharge Elimination System (NPDES) 1200-C Construction 
Erosion Control permit from Oregon DEQ. 

 

PRIOR TO BUILDING PERMIT ISSUANCE: 

Submit to eTrakit for review and approval: 

A8. The applicant must submit a copy of recorded public utility and slope easements, as approved by 
the City Engineer, and deeds of right-of-way dedication in accordance with Tualatin Development 
Code (TDC) 74.210 and 74.330 which show: 

a. An 8-foot-wide public utility and any necessary slope easement, adjacent to SW 108th 
Avenue, SW Leveton Drive, and SW Tualatin Road including five feet of public utility easement 
surrounding proposed water meter, backflow protection, and fire vault; and 

b. Half-street right-of-way dedication from centerline for a total of 38 feet for SW 108th Avenue 
and 37 feet for both SW Leveton Drive and SW Tualatin Road and any additional dedication 
for SW 108th Avenue to accommodate and any final public stormwater LIDA facilities. 

 
A9. The applicant must obtain: 

a. A National Pollution Discharge Elimination System (NPDES) 1200-C Construction Erosion 
Control permit from Oregon DEQ; and 

b. Erosion Control, Public Works, and Water Quality Permits from the City of Tualatin. 
 
A10. The applicant must pay a fee-in-lieu of construction, as determined by the City Engineer, for any 

new PGE Option A street lights associated with reconstruction of the west side of SW 108th 
Avenue, and any other street lights (associated with the development) that will be in public right-
of-way and/or city responsibility. 

 
A11. The applicant must submit a Final Site Plan Set (in PDF format) to the Planning Division that is in 

substantial conformance to the submitted site plans and includes: 

a. Trees identified in Tree Assessment Report (Exhibit A3) must be identified on the landscaping 
and grading plan, consistent with TDC 73B.080(3). Tree protection fencing and other 
preservation measures recommended by the Arborist should also be specified on the grading 
plan. 

https://www.tualatinoregon.gov/communitydevelopment/etrakit-one-stop-online-permits-and-land-use-cases
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b. Walkways that are a minimum of 6 feet in width; constructed of asphalt, concrete, pervious 
concrete, pavers, or grasscrete; and meet ADA standards at time of construction, consistent 
with TDC 73A.300(1). 

c. As a substitute for building perimeter landscaping, plazas that are developed with pavers, 
bricks, or other surfaces and contain pedestrian amenities, such as: benches, tables with 
umbrellas, shade trees, and canopies must be provided along building perimeters viewable 
by the general public from parking lots or the public right-of-way, in conformance with TDC 
73B.040(1). This requirement does not apply to loading areas, bicycle parking areas, and 
pedestrian entrances. 

d. A minimum of 192 parking spaces at an applied rate of 1.6 spaces per 1,000 square feet of 
gross floor area, consistent with TDC 73C.010(2)(a)(iv). 

e. Details to demonstrate that proposed bicycle parking meets the standards of TDC 
73C.050(2)(a)-(c), and that a minimum of 12 short-term and 5 long-term bicycle parking 
spaces are provided, in conformance with TDC 73C.100(1). 

f. A minimum of 8 vanpool or carpool parking spaces, consistent with TDC 73C.100(2). 

g. A minimum of 3 loading facilities that are a no less than 12 feet wide x 35 feet long with an 
unobstructed height of 14 feet, or evidence that adequate loading facilities exist on the same 
lot as the proposed office building, consistent with TDC 73C.120. 

h. In accordance with IMP 22-0001, parking lot landscaping for the north-half of the site must 
follow the standard requirements of TDC Chapter 73C. To accommodate grade changes, an 
alternative method of parking lot landscaping is acceptable for terraced parking lots proposed 
for the south-half of the site. These lots must provide a minimum landscape island area of 25 
square feet per parking stall and comply with the following: 

i. Landscape separation that is a minimum of five feet in width is required for every twelve 
continuous spaces in a row;  

ii. Landscaping strip that is a minimum of ten feet in width must be placed in between 
rows of facing vehicles; 

iii. Must be planted with one deciduous shade trees for every four parking spaces, with 
required trees evenly dispersed throughout the parking lot;  

iv. Must be planted with groundcover or shrubs; and  

v. Native plant materials are encouraged.  

i. Demonstrate that an adequate waste and recyclables management solution is provided in 
compliance with TDC 73D. If the minimum standards method is chosen, a minimum of 490 
square feet of trash enclosure area must be shown on the plans. These facilities must comply 
with the location, design, and access standards in TDC 73D.070. 

j. In accordance with IMP 22-0001, building materials must consist of, or be complimentary to: 

masonry, sandstone, architectural metal siding, and window glazing. Color palettes must 

remain complimentary to earth toned shades. 

 

DURING CONSTRUCTION ACTIVITY: 

A12. The applicant must install tree protection fencing consistent with the Tree Assessment Report 
submitted as Exhibit A3 and Section 73B.080(3). Please contact the Planning Division to schedule 
an inspection with a minimum of 48 hours’ notice. Where site conditions make grading or other 
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similar encroachment upon a preserved tree's drip-line area, such grading or similar 
encroachment must only be permitted under the direction of a qualified arborist.  

 

PRIOR TO ISSUANCE OF CERTIFICATE OF OCCUPANCY: 

A13. Provide an identification system which clearly locates buildings and their entries for patrons and 
emergency services, pursuant to TDC 73A.300(4)(d). Building identification approved by TVF&R 
must be placed in a position that is plainly legible and visible from the street fronting the property. 
Numbers must contrast with their background, be a minimum of 4 inches high, and have a 
minimum stroke width of 1/2 inch. 

 
A14. Areas impacted by grading and all areas not occupied by buildings, parking spaces, driveways, 

drive aisles, pedestrian areas, or undisturbed natural areas must be landscaped, pursuant to TDC 
73B.040(1)(a). 

 
A15. The applicant must install required vanpool and carpool signage, pursuant to TDC 

73C.010(2)(a)(xi) and bicycle parking signage per MUTCD standards, pursuant to TDC 
73C.050(2)(d). 

 
A16. The applicant must construct proposed buildings and all site improvements as illustrated on the 

approved Final Site Plan and Final Color Architectural Elevations. The applicant must contact the 
Planning Division for a site inspection at least 72 hours prior to requesting a certificate of 
occupancy. This inspection is separate from inspection(s) done by the Building Division. 

 
A17. The applicant must complete all the private stormwater and public improvements as shown on 

the approved permit plans. All improvements must also be accepted by the City in accordance 
with Tualatin Development Code (TDC) 74.120. 

 
A18. The applicant must submit paper and electronic as-builts of the Engineering permits along with 

maintenance bonds and any final fees for public and water quality improvements. 

 

THE FOLLOWING ITEMS APPLY TO THE SITE IN AN ON-GOING MANNER: 

A19. All uses must be conducted within a completely enclosed building, except off-street parking and 
loading, and basic utilities, pursuant to TDC 62.210(5). 

 
A20. The proposed development must comply with the Environmental Regulations of TDC 63. 
 
A21. All mechanical equipment must be screened in accordance with TDC 73A.300(5). Prior to approval 

of a mechanical permit, the applicant or property owner must submit scaled elevations illustrating 
that above-grade or on-grade equipment will be screened by parapet, sight-obscuring fence, 
landscaping, or other method. 

 
A22. All sign permits require separate sign permit approval per TDC Chapter 38. This approval does not 

constitute sign permit approval. 
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A23. All site, building exterior, and landscaping improvements approved through the AR process must 
be continually maintained, so as to remain substantially similar to original approval through the 
AR process, except as permitted under TDC 33.020(7) (Modifications to Previously Approved Final 
Architectural Review Decisions). 

A24. All parking spaces shall be continuously maintained in compliance with the dimensional standards 
specified in TDC Figure 73-1 (Exhibit H). 

 
A25. No vehicular parking, hedge, planting, fence, wall structure, or temporary/permanent physical 

obstruction is permitted between 30 inches and eight feet above the established height of the 
curb in the vision clearance area specified in TDC Figure 73-2 (Exhibit I). 
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I. PROJECT SUMMARY 

 
Applicant:  Lam Research Corporation 

Owner:  Lam Research Corporation 
11155 SW Leveton Drive 

 Tualatin, OR 97062 

Site Address:  11155-11361 SW Leveton Drive 
(West of SW 108th Avenue between SW Tualatin Road and SW 
Leveton Drive)  

Assessor Site Acreage:  2S122AA00500 – 15.75 acres 
 2S122AA00800 – 15.03 acres 

2S122AB00100 – 27.23 acres 
Total: 58.0 acres  

Zoning:  Industrial, Manufacturing Park (MP)  

Comprehensive Plan:  Manufacturing Park (MP) 

Adjacent Zoning:  Industrial, Manufacturing Park (MP) 
Industrial, Light Manufacturing (ML)  
Low Density Residential (RL) 

Request:  Approval of Type III Architectural Review for new office building 
(Building G) and associated parking lots and driveways 

Project Contact:  Suzannah Stanley 
Mackenzie 

 1515 SE Water Avenue, Suite 100 
 Portland, OR 97214 

971-346-3808 
sstanley@mcknze.com 
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II. INTRODUCTION 

Description of Request 

The applicant is requesting approval of a Type III Architectural Review for a new building and additional 
parking on this previously developed site, located in the Leveton Industrial District and the Manufacturing 
Park (MP) Planning District. 

Site and Surrounding Land Use 

The existing site consists of three lots containing several buildings and associated facilities, parking areas, 
and landscaping. There are three main driveways into the campus from SW Leveton Drive, and one 
additional driveway entrance from Tualatin Road. To the west and south are additional MP-designated 
lots. On the southeast corner and to the east are Light Manufacturing (ML)-designated lots. To the north, 
across SW Leveton Drive, there is residential development in the is Low Density Residential (RL) Planning 
District, and in the Medium High Density Residential (RMH) District to the northwest.  

Description of Proposed Development  

The proposal is for a new four-story building containing 120,000 SF of floor area in the southern part of 
the existing site, to the east and south of existing buildings. The new office building will be connected to 
the existing officing building to the west (Building C) via a skybridge). The proposed parking expansion of 
approximately 578 stalls will be east and northeast of the proposed building, as well as to the north of 
Building F. The new building and parking addition will allow Lam to increase employment at this location 
by approximately 600 employees. Two new access points will be provided on SW 108th Avenue, to provide 
direct access to the new parking area. The existing east access on SW Leveton Drive is proposed to be 
converted to a truck-only access with appropriate signage. 
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Aerial Image – Project Site 
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III. ARCHITECTURAL REVIEW APPROVAL CRITERIA 

This application addresses the necessary approval standards of the Tualatin Development Code relevant 
to Architectural Review for industrial development. As described in the following narrative, the proposal 
meets the standards of TDC Chapter 62: Manufacturing Park Planning District (MP), Chapter 73: 
Community Design Standards, Chapter 74: Public Improvement Requirements, Chapter 75: Access 
Management, and specific standards applicable to the subject property under the approved Industrial 
Master Plan, IMP 00-001. 

Chapter 33 - Applications and Approval Criteria 

Section 33.020. - Architectural Review. 

(2) Applicability. 

(a) The following types of development are subject to Architectural Review: 
(i) Any exterior modifications to improved or unimproved real property; 
(ii) Any remodeling that changes the exterior appearance of a building; 
(iii) Any site alteration which alters the topography, appearance or function of the 

site; and 
(iv) Any change in occupancy from single family use to commercial or industrial use. 

(b) Examples of development subject to Architectural Review, include but are not limited to 
the following: 
(i) New buildings, condominiums, townhouse, single family dwellings, or 

manufactured dwelling park; 
(ii) Construction, installation, or alteration of a building or other structure; 
(iii) Landscape improvements; 
(iv) New, improved, or expanded parking lots; 
(v) New, or alterations to, above ground public utility facilities, pump stations, 

pressure reading stations, water reservoirs, electrical substations, and natural gas 
pumping stations; 

(vi) New wireless communication facilities, and new attached wireless 
communication; 

(vii) Installation of decorative lighting; and 
(viii) Exterior painting, awnings, or murals. 

Response: The proposal will include improving real property, altering the site, and adding a new building, 
landscape improvements, and new parking. See project description for detail. Therefore, the proposal is 
subject to Architectural Review.  

(3) Types of Architectural Review Applications—Procedure Type. 

(f) General Development. All development applications, (except Single Family Dwelling, 
duplex, townhouse, triplex, quadplex, or cottage cluster, Clear and Objective and Large 
Commercial, Industrial, and Multifamily Development) are subject to Type II Review. 

(g) Large Commercial, Industrial, and Multifamily Development. Development applications 
that propose any of the following are subject to Type III Review by the Architectural Review 
Board as the hearing body: 
(i) New Commercial Buildings 50,000 square feet and larger; 
(ii) New Industrial Buildings 150,000 square feet and larger; and 



 
 

 5
  

(iii) New Multifamily Housing Projects with 100 units or more units (or any number of 
units abutting a single family district). 

Response: The proposed development includes a new 120,000 SF commercial office building which falls 
into the category of Large Commercial Buildings, requiring a Type III Review. 

(4) Application Materials. The application must be on forms provided by the City. In addition to the 
application materials required by TDC 32.140 (Application Submittal), the following application 
materials are also required: 
(a) The project name and the names, addresses, and telephone numbers of the architect, 

landscape architect, and engineer on the project; 
(b) Existing conditions plan, site plan, grading plan, utility plan, landscape plan, and lighting 

plan all drawn to scale; 
(c) A building materials plan that includes a written description and image representation of 

facade, windows, trim, and roofing materials, colors, and textures; 
(d) Title report; and 
(e) A Service Provider Letter from Clean Water Services. 

Response: All required forms, information, plans, reports, and service provider letters as described above 
are attached and submitted with this narrative. This standard is met. 

(5) Approval Criteria. 
(c) General Development. Applications for General Development must comply with the 

applicable standards and objectives in TDC Chapter 73A through 73G. 
(d) Large Commercial, Industrial, and Multifamily Development. Applications for Large 

Commercial, Industrial, and Multifamily Development must comply with the applicable 
standards and objectives in TDC Chapter 73A through 73G. 

Response: As shown in this narrative, the proposed new development complies with the applicable 
standards of TDC Chapter 73A through 73G. The approval criteria is met. 

(6) Conditions of Approval. 
(a) Architectural Review decisions may include conditions of approval that apply restrictions 

and conditions that: 
(i) Implement identified public facilities and services needed to serve the proposed 

development; 
(ii) Implement identified public facilities and services needed to be altered or 

increased attributable to the impacts of the proposed development; and 
(iii) Implement the requirements of the Tualatin Development Code. 

(b) Types of conditions of approval that may be imposed include, but are not limited to: 
(i) Development Schedule. A reasonable time schedule placed on construction 

activities associated with the proposed development, or portion of the 
development. 

(ii) Dedications, Reservation. Dedication or reservation of land, or the granting of an 
easement for park, open space, rights-of-way, bicycle or pedestrian paths, 
Greenway, Natural Area, Other Natural Area, riverbank, the conveyance of title 
or easements to the City or a non-profit conservation organization, or a 
homeowners' association. 

(iii) Construction and Maintenance Guarantees. Security from the property owners in 
such an amount that will assure compliance with approval granted. 

(iv) Plan Modifications. Changes in the design or intensity of the proposed 
development, or in proposed construction methods or practices, necessary to 
assure compliance with this chapter. 

https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH32PR_TDC_32.140APSU
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73ASIDEST
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73GMAWAST
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73ASIDEST
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73GMAWAST
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(v) Other Approvals. Evaluation, inspections or approval by other agencies, 
jurisdictions, public utilities, or consultants, may be required for all or any part of 
the proposed development. 

(vi) Access Limitation. The number, location and design of street accesses to a 
proposed development may be limited or specified where necessary to maintain 
the capacity of streets to carry traffic safely, provided that sufficient access to the 
development is maintained. 

Response: These provisions authorize the City to impose conditions of approval on Architectural Review 
approvals, and require no evidence submittal or response from the applicant.  

(7) Modifications to Previously Approved Final Architectural Review Decisions. An applicant who 
wishes to modify a previously approved final Architectural Review decision may utilize one of the 
following procedures: … 

Response: The subject property is the site of multiple AR approvals under which all the existing buildings 
and other improvements have been constructed; however, the proposed building and parking 
improvements are in a site sub-area that is vacant but was previously identified for future development.  
Because the sub-area was not the subject of any specific requirements in previous AR approvals, it is not 
necessary or appropriate to process this application as a modification of any existing AR decision. It is 
preferable to process this application as a new AR for the previously undeveloped sub-area, while ensuring 
that the review and approval are informed by and consistent with existing AR approvals for the property 
as a whole. As noted above, the scale of the proposed development requires Type III review.  

(8) Effective Date. The effective date of an Architectural Review decision or Minor Architectural 
Review decision is the date the notice of decision is mailed. 

(9) Permit Expiration. Architectural Review decisions (including Minor Architectural Review decisions) 
expire two years from the effective date unless the applicant has received a building, or grading 
permit submitted in conjunction with a building permit application, substantial construction has 
occurred pursuant to the building permit, and an inspection has been performed by a member of 
the Building Division. 

Response: These provisions govern the validity period of an AR approval, and require no evidence or 
response from the applicant.  

(10) Extension of Permit Expiration… 
Response: This request is not an application for an extension. These provisions may become applicable if 
the applicant needs to request an extension following approval.  

Section 33.030. - Permit for New Driveway Approach and Closure Decisions. 

All requests for driveway approaches and closures are as provided in TDC 75.020 and TDC 75.030. 
Response: See the responses to Chapter 75 below. 

Section 33.050. - Industrial Master Plans. 

Response: The project is part of Phase 1 of IMP 00-01, approved in 2001. A new IMP is proposed to modify 
the minimum parking area setback from SW Leveton Drive in condition of approval 1.b. of that IMP; see 
the IMP narrative submitted concurrently.  

https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH75ACMA_TDC_75.020PENEDRAP
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH75ACMA_TDC_75.030DRAPCL
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Section 33.080. – Signs—Permits, Design Review, and Variances. 
(1) Purpose. To implement the standards of TDC Chapter 38. Sign Variance review provides a public 

hearing process to review special situations that are not anticipated by the Sign Regulations in 
TDC Chapter 38, including TDC 38.100, 38.110, 38.120 and 38.140-38.240. 

(2) Applicability. The requirements of this section apply to sign permits, sign design review and sign 
variances as required in accordance with TDC Chapter 38. 

(3) Procedure Type. Sign permits, sign design review and variances are processed in accordance with 
the procedures in TDC Chapter 32 as follows: 
(a) Sign Permits are subject to Type I review. 
(b) Sign Design Reviews are subject to Type I review. 
(c) Sign Variances are subject to Type III review. 

(4) Specific Submittal Requirements. In addition to the general submittal requirements in 
TDC 32.140 (Application Submittal), the applicant must submit the information required by 
TDC 38.070 (Sign Permit Process). 

(5) Approval Criteria. 
(a) A Sign Permit may be granted if the City Manager finds that the proposed sign is in compliance 

with the regulations in TDC Chapter 38. 
(b) Sign Design Review may be approved if the City Manager finds that the proposed sign is in 

compliance with the regulations in TDC Chapter 38 and the clear and objective standards in 
TDC 38.075. 

(c) Sign Variances. All six of the following criteria must be met before a variance can be granted: 
(i) A hardship is created by exceptional or extraordinary conditions applying to the property that do 

not apply generally to other properties in the same zone, and such conditions are a result of lot 
size or shape or topography over which the applicant or owner has no control; 

(ii) The hardship does not result from actions of the applicant, owner or previous owner, or from 
personal circumstances, or from the financial situation of the applicant or owner or the company, 
or from regional economic conditions; 

(iii) The variance is the minimum remedy necessary to eliminate the hardship; 
(iv) The variance is necessary for the preservation of a property right of the owner substantially the 

same as is possessed by owners of other property in the same zone however, nonconforming or 
illegal signs on the subject property or on nearby properties does not constitute justification to 
support a variance request; 

(v) The variance must not be detrimental to the general public health, safety and welfare, and not be 
injurious to properties or improvements in the vicinity; and 

(vi) The variance must not be detrimental to any applicable Comprehensive Plan goals and policies.  
Response: Building signage will be limited to address “B” signage, which will match what is currently on 
Building C. Two new monument signs will be added to the new entrances located off 108th which will 
match what is currently in use at all other driveway entrances. The monument sign on the far eastern 
drive from Leveton will be modified to indicate “deliveries only” from the current “Building A & B.” 

Section 33.110. - Tree Removal Permit/Review. 

(2) Applicability. No person may remove a tree on private property within the City limits, unless the 
City grants a tree removal permit, consistent with the provisions of this Section. 

(3) Exemptions. The following actions are exempt from the requirements of a tree removal permit. 
(a) General Exemption. Four or fewer trees may be removed within a single calendar year 

from a single parcel of property or contiguous parcels of property under the same 
ownership without a permit, if the tree is: 
(i) Not located in the Natural Resource Protection Overlay District (NRPO); 

https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH38SIRE
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH38SIRE
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH38SIRE_TDC_38.100GEPR
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH38SIRE_TDC_38.110SITY
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH38SIRE_TDC_38.120MESIBUSTEL
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH38SIRE
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH32PR
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH32PR_TDC_32.140APSU
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH38SIRE_TDC_38.070SIPEPR
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH38SIRE
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH38SIRE
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH38SIRE_TDC_38.075PUSIDERE
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(ii) Not located in the Wetlands Protection Area (WPA) of the Wetlands Protection 
District (WPD); 

(iii) Not a Heritage Tree; and 
(iv) Not previously required to be retained or planted under an approved Architectural 

Review decision. 
(b) Forest Harvesting Exemption. Forest Harvesting Uses, as provided by Agricultural Uses in 

TDC 39.300 are exempt. 
(c) Orchard Exemption. Orchards Uses, as provided by Agricultural Uses in TDC 39.300, are 

exempt. 
(d) Public Property Exemption. Tree removal on federal, state, county, or City property is 

exempt from the requirements of a tree removal permit. This exemption includes, but is 
not limited to road, improvements and maintenance to City parks, rights-of-way, water, 
sanitary sewer, and stormwater facilities. (Removal of trees from public right-of-way are 
governed by TDC Chapter 74.) 

Response: The proposal does not fall under a subparagraph (2) exemption. This section applies. 

(3) Procedure Type. Tree Removal Permit applications are subject to Type II Review in accordance with 
TDC Chapter 32. Tree Removal Permit applications submitted with an Architectural Review, 
Subdivision, or Partition application will be processed in conjunction with the Architectural Review, 
Subdivision, or Partition decision. 

(4) Specific Submittal Requirements. In addition to the general submittal requirements in 
TDC 32.140 (Application Submittal), an applicant must submit the following: 
(a) Tree Preservation Plan. A tree preservation plan drawn to scale must include: 

(i) The location, size, species, and tag identification number of all trees on-site eight 
inches or more in diameter; 

(ii) All trees proposed for removal and all trees proposed to be preserved; 
(iii) All existing and proposed structures; 
(iv) All existing and proposed public and private improvements; and 
(v) All existing public and private easements. 

Response: A Tree Preservation Plan is being submitted with this Architectural Review; see sheets 
C1.01 and C1.02 of Attachment 2. This standard is met. 

(b) Tree Assessment Report. A tree assessment prepared by a certified arborist must include: 
(i) An analysis as to whether trees proposed for preservation may be preserved in 

light of the development proposed, are healthy specimens, and do not pose an 
imminent hazard to persons or property if preserved; 

(ii) An analysis as to whether any trees proposed for removal could reasonably be 
preserved in light of the development proposed and health of the tree; 

(iii) a statement addressing the approval criteria set forth in TDC 33.110(5); 
(iv) the name, contact information, and signature of the arborist preparing the report; 

and 
(v) The tree assessment report must have been prepared and dated no more than one 

calendar year preceding the date the development or Tree Removal Permit 
application is deemed complete by the City. 

Response: As provided in subsection (5)(b) below, an arborist’s evaluation is necessary “if none 
of the conditions in TDC 33.110(5)(a) are met.” Construction of the proposed improvements 
requires removing identified certain trees whose locations within the site conflict with the 
proposed location of the building, the parking configuration, and the required site grading for 
those features. The Approval Criterion in Subsection (5)(a)(iii) allows a tree to be removed when 

https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH39USCA_COUSCA_TDC_39.300AG
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH39USCA_COUSCA_TDC_39.300AG
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH74PUIMRE
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH32PR
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH32PR_TDC_32.140APSU
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH33APAPCR_TDC_33.110TRREPERE
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“[i]t is necessary to remove the tree to construct proposed improvements based on Architectural 
Review approval,” and Approval Criterion (5)(b) requires an arborist evaluation “if none of the 
conditions in TDC 33.110(5)(a) are met.” Because the condition in TDC 33.110(5)(a)(iii) is met, an 
arborist’s assessment is not required in this case.      

(c) Tree Tags. All trees on-site must be physically identified and numbered in the field with an 
arborist-approved tagging system that corresponds to the Tree Preservation Plan and Tree 
Assessment Report. 

Response: All trees near the area of work will be identified and numbered per this method. 

(5) Approval Criteria. 
(a) An applicant must satisfactorily demonstrate that at least one of the following criteria are 

met: 
(i) The tree is diseased and: 

(A) The disease threatens the structural integrity of the tree; or 
(B) The disease permanently and severely diminishes the esthetic value of the 

tree; or 
(C) The continued retention of the tree could result in other trees being 

infected with a disease that threatens either their structural integrity or 
esthetic value. 

(ii) The tree represents a hazard which may include but not be limited to: 
(A) The tree is in danger of falling; or 
(B) Substantial portions of the tree are in danger of falling. 

(iii) It is necessary to remove the tree to construct proposed improvements based on 
Architectural Review approval, building permit, or approval of a Subdivision or 
Partition Review. 

Response: Tree removal is necessary to construct proposed improvements to the site, consistent 
with the anticipated development pattern previously approved in the IMP. The removal is 
necessary for the efficient use of the site. Criterion (a)(iii) is satisfied.  

(b) If none of the conditions in TDC 33.110(5)(a) are met, the certified arborist must evaluate 
the condition of each tree. 
(i) Evergreen Trees. An evergreen tree which meets any of the following criteria as 

determined by a certified arborist will not be required to be retained: 
(A) Trunk Condition—extensive decay and hollow; or 
(B) Crown Development—unbalanced and lacking a full crown; 

(ii) Deciduous Trees. A deciduous tree which meets any of the following criteria as 
determined by a certified arborist will not be required to be retained: 
(A) Trunk Condition—extensive decay and hollow; 
(B) Crown Development—unbalanced and lacking a full crown; or 
(C) Structure—Two or more dead limbs. 

Response: Condition TDC 33.110(5)(a)(iii) is met as noted above. This standard does not apply.  

(6) Emergencies. If emergency conditions occur requiring the immediate cutting or removal of trees 
to avoid danger or hazard to persons or property, an emergency permit must be issued by the City 
Manager without payment of a fee and without formal application, provided the owner provides 
enough information to the City Manager to document that an emergency exists. If an emergency 
exists and the City Offices are closed, the emergency condition may be abated provided the person 
files information documenting the emergency and necessity of immediate removal of the tree as 
soon as practical after the City Offices reopen. An "emergency condition" for purposes of this 

https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH33APAPCR_TDC_33.110TRREPERE
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section is when a tree presents an immediate danger of collapse, and represents a clear and 
present hazard to persons or property. For the purposes of this section, "immediate danger of 
collapse" means that the tree is already leaning, and there is a significant likelihood that the tree 
will topple or otherwise fail and cause damage before a tree cutting permit could be obtained 
through the nonemergency process. "Immediate danger of collapse" does not include hazardous 
conditions that can be alleviated by pruning or treatment. Examples of emergency conditions 
include: 
(a) A tree leaning on a structure; 
(b) A tree leaning on another tree and there is a significant likelihood that the tree will topple 

or otherwise fail; or 
(c) If a utility service has been interrupted and repairs cannot be completed without the 

removal of a tree. 
Response: No emergency tree conditions exist. This standard does not apply. 

(7) Conditions of Approval. Any tree required to be retained must be protected in accordance with the 
TDC 73B and 73C. 

Response: All trees required to be retained will be protected in accordance with TDC 73B and C. This 
standard is met. 

(8) Permit Expiration. A Tree Removal Permit is valid for one year from the date of issue. A Tree 
Removal Permit approved in conjunction with an Architectural Review, Subdivision, or Partition 
decision is valid as provided in the terms of the Architectural Review, Subdivision, or Partition 
decision. 

Response: Any tree removal will be completed within a year of the Tree Removal Permit issuance. This 
standard is met. 

(9) Tree removal in violation of Zone Standards. 
(a) In addition to any applicable civil violation penalties, any property owner who removes, or 

causes to be removed, one or more trees in violation of applicable TDC provisions must 
pay an Enforcement Fee and a Restoration Fee to the City of Tualatin, as follows: 
(i) Enforcement Fee of $837.00 per incident, plus $10.00 for each tree removed; and 
(ii) Restoration Fee of $2,000.00 per tree removed. 

(b) The City Manager may administratively reduce or waive these fees based upon a 
demonstration of hardship, adequate mitigation, or other good cause shown. 

Response: This Section provides guidance and penalties for enforcement actions and requires no response 
from the applicant. No tree removal in violation of Zone Standards is proposed.   

Chapter 62: Manufacturing Park Planning District 

Section 62.200. - Use Categories 

(1) Use Categories. Table 62-1 lists use categories Permitted Outright (P) or Conditionally Permitted 
(C) in the MP zone. Use categories may also be designated as Limited (L) and subject to the 
limitations listed in Table 62-1 and restrictions identified in TDC 62.210. Limitations may restrict 
the specific type of use, location, size, or other characteristics of the use category. Use categories 
which are not listed are prohibited within the zone, except for uses which are found by the City 
Manager or appointee to be of a similar character and to meet the purpose of this zone, as 
provided in TDC 31.070. 

https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73BLAST
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73CPAST
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH62MAPAZOMP_TDC_62.210ADLIUS
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH31GEPR_INGE_TDC_31.070INCOPR
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(2) Overlay Zones. Additional uses may be allowed in a particular overlay zone. See the overlay zone 
Chapters for additional uses. 

  

Table 62-1: Use Categories in the MP Zone (Excerpt) 

Use Category Status Limitations and Code References 

Commercial Use Categories 

Commercial Parking P — 

Commercial 
Recreation 

P (L) Permitted uses limited to a health or fitness facility as a limited use 
subject to TDC 62.210(4). 

Eating and Drinking 
Establishments 

P (L) Permitted uses limited to a restaurant or deli as a limited use and 
subject to TDC 62.210(4). 

Marijuana Facilities P (L) Subject to TDC Chapter 80. 

Office P (L) Permitted uses limited, see TDC 62.210(2). 

Other Educational 
and 
Vocational Services 

P (L) Permitted uses limited to: 
 • Correspondence, trade, or vocational school as a limited use 
subject to TDC 62.210(4); 
 • Job training or related services as a limited use subject to 
TDC 62.210(4). 

Retail Sales and 
Services 

P (L) Permitted uses limited to: 
 • Sale of goods produced on-site subject to TDC 62.210(1); 
 • Child day care center, subject to TDC 34.200; 
 • Food or convenience store, mailing operations, reproduction or 
photocopying services, bank, and medical services as limited uses 
subject to TDC 62.210(2). 

Industrial Use Categories 

Light Manufacturing P (L) Permitted uses limited to: 
 • Manufacture or assembly of electronic or optical instruments, 
equipment, devices; musical instruments; toys; and sporting goods. 
 • Production of textiles or apparel; 
 • Printing, publishing, and lithography shops; and 
 • Research and development laboratories. 
Primary processing of organic materials, such as tanning of leather, is 
prohibited. 

https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH62MAPAZOMP_TDC_62.210ADLIUS
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH62MAPAZOMP_TDC_62.210ADLIUS
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH80CAFA
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH62MAPAZOMP_TDC_62.210ADLIUS
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH62MAPAZOMP_TDC_62.210ADLIUS
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH62MAPAZOMP_TDC_62.210ADLIUS
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH62MAPAZOMP_TDC_62.210ADLIUS
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH34SPRE_AUSESTSPRE_TDC_34.200SPREAUSESTNECHDACA
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH62MAPAZOMP_TDC_62.210ADLIUS
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Response: The proposed office building within a large manufacturing campus site will be accessory to the 
primary use of the property for a permitted Light Manufacturing use, “Manufacture or assembly of 
electronic or optical instruments, equipment, devices.” The proposed office building is part of Phase 1 of 
the buildout of IMP 00-01 for the manufacturing campus. The building will also include a fitness facility 
and cafeteria/café on the main level, in support of the employees at the office building and manufacturing 
campus. See TDC 62.210 below for detailed discussion of how applicable standards are met. 

Section 62.210. - Additional Limitations on Uses 

(2) Offices. Office uses are a permitted as specified below. 
(a) Permitted Uses. The following are permitted uses: 

(i) Offices for chemical and physical sciences, engineering, cartography, or other 
research functions; 

(ii) Shared service facilities (as defined by TDC 31.060); and 
(iii) Corporate, regional, or district headquarter offices if: 

(A) The headquarters is for a permitted use in this Code; 
(B) The offices occupy at least 20,000 square feet; and 
(C) Manufacturing is not conducted, unless the manufacturing is a permitted 

use in the MP zone. 
Response: As noted above, the proposed building will be used as offices for engineering activities 
in conjunction with a permitted use in the MP zone, “[m]anufacture or assembly of electronic or 
optical instruments, equipment, devices…” Therefore, the use is permitted. Additionally, some 
manufacturing would be allowed within the office building as a permitted use in the MP zone, per 
subsection (2)(a)(iii)(C). 

(b) Accessory Uses to an Industrial Use. Office uses accessory to a permitted industrial use are 
permitted. 

Response: The proposed building is for an office use accessory to the manufacturing buildings. 
This standard is met. 

INFRASTRUCTURE AND UTILITIES USE CATEGORIES 

Basic Utilities P — 

Greenways and 
Natural 
Areas 

P — 

Public Safety Facilities C (L) Conditional uses limited to a fire station. 

Transportation 
Facilities 

P — 

Wireless 
Communication 
Facility 

P (L) Subject to maximum height and minimum setback standards defined 
by TDC Chapter 73F. 

https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH31GEPR_INGE_TDC_31.060DE
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73FWICOFA
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(c) Limited Uses. Offices located on the same site as a permitted industrial use may be 
permitted, subject to TDC 62.210(4). 

Response: The proposed office building is located on the same site as existing manufacturing 
buildings and meets standards of TDC 62.210(4): 

(4) Limited Commercial Uses. Commercial uses permitted as limited uses, as specified 
in Table 62-1, must be located on the same site as a permitted industrial use. The 
site must be used primarily for industrial purposes and the commercial use is 
subject to the following limitations. The office, retail, and service uses may be 
located in a stand-alone building or combined in a building with other permitted 
uses. 
(a) Offices. Office uses must not exceed 25 percent of the total gross floor 

area of all buildings on the site… 

Response: The proposed building was planned as part of Phase 1 of the approved IMP 00-01, which 
included a mix of manufacturing, office, research and development, training, and other related 
components of the Lam Research manufacturing use. The use allowances and limitations of this 
section are superseded by the IMP. This standard does not apply. Section 62.300. - Development 
Standards 

Development standards in the MP zone are listed in Table 62-2. Additional standards may apply to some 
uses and situations, see TDC 62.310. 

Table 62-2: Section 62.300 Development Standards 

MP District Standards IMP Conditions  Proposed 

Setback Requirements 

Minimum Building 
setback for Yards 

Adjacent to Streets 
or Alleys, 

North of SW Leveton 
Drive 

100’  

68' from Leveton 
Drive and 98' from 

108th Avenue.  
89' from Leveton Drive and 

600' from 108th Avenue. 
COMPLIES 

Minimum Setback 
for Side and Rear 

Yards not Adjacent 
to Streets or Alleys, 

north of SW Leveton 
Drive 

50’ 

No minimum 
setback if adjacent 
to railroad right-of-
way or spur track. 

 

50' from west side yard.   
500' from rear yard. 

COMPLIES 

Parking and 
Circulation Areas 
Adjacent to Public 

Right-of-Way 

50’ 

No minimum 
setback required 
adjacent to joint 

access approach in 
accordance with 

TDC 73C. 

108' from Leveton 
Drive and 43' from 

108th Avenue. 

58' from Leveton Drive and  
43' from 108th Avenue.  

The concurrent IMP request 
proposes to reduce Leveton 

Drive minimum setback to 50' 
to maintain compliance. 

https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH62MAPAZOMP_TDC_62.210ADLIUS
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH62MAPAZOMP_TDC_62.310ADDEST
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73CPAST
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Parking and 
Circulation Areas 

Adjacent to Private 
Property Line 

5-25’ 

Determined through 
Architectural Review 

Process. 
  

No minimum 
setback required 
adjacent to joint 

access approach in 
accordance with 

TDC 73C. 

 

Proposed new parking in 
northwest corner of the site is 

set back 152' from western 
property line (also internal to 

Lam site). 
COMPLIES 

Fences 50 feet 
From public right-of-

way. 

 No proposed fences other than 
required safety fence around 

detention pond. 
COMPLIES 

Structure Height 

 
 

Maximum Height 
70 feet 

May be increased to 
85 feet if yards 

adjacent to 
structure are not 

less than a distance 
equal to one and 

one-half times the 
height of the 

structure. 

 

67' to the parapet.  
COMPLIES 

Response: As shown in the table above, all standards from Table 62-2 (Development Standards) and the 
approved IMP are met, with the exception of the minimum parking lot setback from Leveton Drive. The 
concurrent IMP application proposes to reduce the minimum parking area setback along Leveton Drive to 
50', which will remain in compliance with the 50' minimum standard in the MP zone. 

Section 62.310. - Additional Development Standards 

(1) Industrial Master Plan. Minimum lot size, setbacks, maximum height, and other development 
standards may be modified by submittal of an Industrial Master Plan application. See TDC 33.050. 

Response: An IMP application is being submitted concurrent to this AR to modify the prior IMP 00-01 
condition of approval 1.b, which requires a 108' setback from Leveton Drive. Instead, 50' (standard for the 
zone) is proposed through that IMP. 

(2) Spur Rail Tracks. Spur rail tracks are not permitted within 200 feet of an adjacent residential 
district. 

Response: No spur rail tracks are present on the site nor being proposed. This standard does not apply. 

(3) Wetland Conservation Lots. Minimum lot size, width, or frontage requirement do not apply to 
wetland conservation lots. 

Response: The site is not a Wetland Conservation Lot. This standard does not apply. 

https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73CPAST
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH33APAPCR_TDC_33.050INMAPL
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Chapter 63: Industrial Uses and Utilities and Manufacturing Zones – Environmental 
Regulations  

Section 63.051. - Noise. 

All uses and development must comply with the Oregon State Department of Environmental Quality 
standards relating to noise and the City of Tualatin noise ordinance in, TMC 6-14. 
Response: The proposed new building will be used as offices and will comply with all DEQ and City of 
Tualatin noise standards. This standard is met. 

Section 63.052. - Vibration. 

(1) Restrictions. All uses and development must not cause or permit ground vibration into the property 
of another person that exceeds the limits set forth below in this section. (Shortened for brevity) 

Response: The proposed new building will be used as office space and will not create ground vibration. 
This standard does not apply. 

Section 63.053. - Air Quality. 

(1) Restrictions. All uses and development must comply with the most recent air quality standards 
adopted by the Oregon Department of Environmental Quality. Plans of construction and 
operations must comply with the recommendations and regulations of the State Department of 
Environmental Quality. (Shortened for brevity) 

Response: The proposed new building will be used as office space and will not produce air pollution. 
Construction will comply with DEQ regulations. This standard is met.  

Section 63.054. - Odors. 

All uses and development must not emit odors in such quantities as to create a nuisance condition at any 
point beyond the subject property line of the emitting use. 
Response: The proposed new building will be used as office space and will not emit odors. This standard 
is met. 

Section 63.055. - Heat and Glare. 

(1) All uses and development must conduct all operations producing heat or glare entirely within an 
enclosed building. 

(2) All uses and development may utilize exterior lighting, but the exterior lighting must be screened, 
baffled or directed away from residential planning districts. 

Response: The proposed new building will be used as office space and will not produce heat or glare. All 
exterior lighting will be screened, baffled, or directed away from residential planning districts according 
to TDC standards, as shown in photometrics plans, sheets C2.10 – C2.15 in Attachment 2. This standard is 
met. 

Section 63.056. - Storage and Stored Materials. 

(1) All uses and development must store all materials, including wastes, in a manner that will not 
attract or aid the propagation of insects or rodents, or in any other way create a health or safety 
hazard. 
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(2) All uses and development that utilize open storage that would otherwise be visible at the property 
line must conceal it from view at the abutting property line by a sight obscuring fence not less than 
six feet high and not accessible to the general public to protect public safety. 

Response: The proposed new building will store waste and recyclables in accordance with TDC waste and 
recyclables storage management standards as shown in Chapter 73D: Waste and Recyclable Management 
Standards; see sheet A4.10 for waste storage plans. No other open storage will be associated with the 
development of the proposed new building. This standard is met. 

Section 63.057. - Liquid or Solid Waste Materials. 

All uses and development are prohibited from disposing waste onto the site or into adjacent drainage 
ditches, creeks or other natural waterways in violation of State of Oregon DEQ standards, Clean Water 
Services Standards, City Standards, or in a manner that causes harm to wildlife. 
Response: There will be no disposal of liquid or solid waste materials onto the site or into adjacent 
drainage ditches or waterways in either the use or development of the proposed new building. This 
standard is met. 

Section 63.058. - Dangerous Substances. 

All uses and development are prohibited from the storage, transfer, or processing of hazardous, toxic, or 
radioactive waste. 
Response: There will be no hazardous, toxic, or radioactive waste involved in the proposed development. 
This standard is met. 

Chapter 73A: Site Design Standards 

Commercial Design Standards 

Section 73A.300. - Commercial Design Standards 

The following standards are minimum requirements for commercial development in all zones, except the 
Mixed-Use Commercial (MUC) zone, which has its own standards: 

(1) Walkways. Commercial development must provide walkways as follows: 
(a) Walkways must be a minimum of six feet in width; 
(b) Walkways must be constructed of asphalt, concrete, pervious concrete, pavers, or 

grasscrete. Gravel or bark chips are not acceptable; 
(c) Walkways must meet ADA standards applicable at time of construction or alteration; 
(d) Walkways must be provided between the main building entrances and other on-site 

buildings, accessways, and sidewalks along the public right-of-way; 
(e) Walkways through parking areas, drive aisles, and loading areas must be of a different 

appearance than the adjacent paved vehicular areas; 
(f) Bikeways must be provided that link building entrances and bike facilities on the site with 

adjoining public right-of-way and accessways; and 
(g) Outdoor Recreation Access Routes must be provided between the development's walkway 

and bikeway circulation system and parks, bikeways and greenways where a bike or 
pedestrian path is designated. 

Response: Proposed walkways are a minimum of 7' in width and constructed of asphalt, as shown on 
C1.11. All new walkways will meet ADA standards as of July 2022. A walkway is provided between the 
proposed new building main entrances and other on-site buildings, accessways, and sidewalks. New 
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walkways through parking areas are made of concrete with a different appearance than the paving of the 
parking areas. Bicycle facilities have been provided near entrances of the proposed new building near 
sidewalks and drive aisles with easy access to public right-of-way (see sheet L1.15). No parks, bikeways, 
or greenways abut this property. Applicable elements of these standards are met. 

(2) Accessways. 
(a) When Required. Accessways are required to be constructed when a multi-family 

development is adjacent to any of the following: 
(i) Residential property; 
(ii) Commercial property; 
(iii) Areas intended for public use, such as schools and parks; and 
(iv) Collector or arterial streets where transit stops or bike lanes are provided or 

designated. 
Response: The proposal is not for a multifamily development and no multi-family development is adjacent 
to the property. This standard does not apply. 

(3) Drive-up Uses. Drive-up uses must comply with the following: 
(a) Must provide a minimum stacking area clear of the public right-of-way and parking lot 

aisles from the window serving the vehicles as follows: 
(i) Banks—each lane must be 100 feet long; 
(ii) Restaurants—each lane must be 160 feet long; and 
(iii) Other uses—each lane must be between 80 and 160 feet long, as determined by 

the City. 
Response: No drive-up uses are proposed. This standard does not apply. 

(4) Safety and Security. Industrial development must provide safety and security features as follows: 

(a) Locate windows and provide lighting in a manner that enables tenants, employees, and 
police to watch over pedestrian, parking, and loading areas; 

Response: The proposed building has windows along all sides and all floors. The proposed 
pedestrian, parking, and loading areas provide lighting which enables visibility of the spaces from 
windows. 

(b) Locate windows and interior lighting to enable surveillance of interior activity from the 
public right-of-way; 

Response: As mentioned above, the proposed building has windows along all sides and all floors, 
and interior lighting will be located to enable visibility from public rights-of-way.  

(c) Locate, orient, and select exterior lighting to facilitate surveillance of on-site activities 
from the public right-of-way without shining into public rights-of-way or fish and wildlife 
habitat areas; 

Response: Lighting has been selected and located to facilitate surveillance of on-site activities 
from the public right-of-way without shining into public rights-of-way or habitat areas. See 
photometrics plans in sheets C2.10 – C2.15 of Attachment 2. This standard is met. 

(d) Provide an identification system which clearly locates buildings and their entries for 
patrons and emergency services; and 

Response: A new wayfinding monument sign is being added near a driveway for vehicles inbound 
from SW 108th Avenue. Directions to the new building will also be added to existing signs. This 
standard is met.  
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(e) Above ground sewer or water pumping stations, pressure reading stations, water 
reservoirs, electrical substations, and above ground natural gas pumping stations must 
provide a minimum six foot tall security fence or wall. 

Response: No new above ground sewer or water pumping stations, pressure reading stations, 
water reservoirs, electrical substations, or above ground natural gas pumping stations are 
proposed. This standard does not apply. 

(5) Service, Delivery, and Screening. Commercial development must provide service, delivery, and 
screening features as follows: 

(a) Above grade and on-grade electrical and mechanical equipment such as transformers, 
heat pumps and air conditioners must be screened with sight obscuring fences, walls or 
landscaping; 

Response: There will be mechanical equipment on the roof (screened); see sheet A2.10. The 
transformer will be in a below grade vault near the trash enclosure; see sheet C1.11. This standard 
is met.  

(b) Outdoor storage must be screened with a sight obscuring fence, wall, berm or dense 
evergreen landscaping; and 

Response: No new outdoor storage is proposed. This standard does not apply. 

(c) Above ground pumping stations, pressure reading stations, water reservoirs; electrical 
substations, and above ground natural gas pumping stations must be screened with sight-
obscuring fences or walls and landscaping. 

Response: No new above-ground pumping stations, pressure reading stations, water reservoirs, 
electrical substations, or above ground natural gas pumping stations are proposed. This standard 
does not apply. 

(6) Adjacent to Transit. Commercial development adjacent to transit must comply with the following: 
(a) Development on a transit street designated in TDC Chapter 11 (Figure 11-5) must provide 

either a transit stop pad on-site, or an on-site or public sidewalk connection to a transit 
stop along the subject property's frontage on the transit street; and 

Response: There is a Tualatin Shuttle (Blue Line) stop across the street from the main driveway 
entrance on SW Leveton Drive, with connecting public sidewalks. There is a public sidewalk along 
the entire property’s frontage on SW Leveton Drive and SW 108th Avenue, and the sidewalks 
along SW 108th Avenue will be improved by this project. There is no other plan in place for 
additional transit along either frontage. This standard is met. 

(b) Development abutting major transit stops as designated in TDC Chapter 11 (Figure 11-5)
 must: 
(i) Locate any portion of a building within 20 feet of the major transit stop or provide 

a pedestrian plaza at the transit stop; 
(ii) Provide a reasonably direct pedestrian connection between the major transit stop 

and a building entrance on the site; 
(iii) Provide a transit passenger landing pad accessible to disabled persons; 
(iv) Provide an easement or dedication for a passenger shelter as determined by the 

City; and 
(v) Provide lighting at the major transit stop. 

Response: The proposed development does not abut any major transit stops. This standard does 
not apply. 
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Chapter 73B: Landscaping Standards 

Section 73B.020. - Landscape Area Standards Minimum Areas by Use and Zone 

The following are the minimum areas required to be landscaped for each use and zone: (excerpt) 

Zone 
Minimum Area 
Requirement* 

Minimum Area Requirement 
with dedication for a fish and 
wildlife habitat* 

(5) IN, CN, CO/MR, MC and MP zones—
All uses 

25 percent of the total 
area to be developed 

22.5 percent of the total area 
to be developed 

Response: The site overall, including the proposed new building and parking, will contain 45.5% landscape 
area. This standard is met.  

Section 73B.040. - Additional Minimum Landscaping Requirements for Commercial Uses 

(1) General. In addition to requirements in TDC 73B.020, commercial uses, except those located in the 
Mixed-Use Commercial (MUC) zone, must comply with the following: 
(a) All areas not occupied by buildings, parking spaces, driveways, drive aisles, pedestrian 

areas, or undisturbed natural areas must be landscaped. 
(i) This standard does not apply to areas subject to the Hedges Creek Wetlands 

Mitigation Agreement. 
Response: All areas in the proposed development not occupied by buildings, parking spaces, 
driveways, drive aisles, pedestrian areas, or undisturbed natural areas will be landscaped. See 
landscape plan, sheets L0.01 through L1.15. This standard is met. 

(b) Minimum 5-foot-wide landscaped area must be located along all building perimeters 
viewable by the general public from parking lots or the public right-of-way, but the 
following may be used instead of the 5-foot-wide landscaped area requirement: 
(i) Pedestrian amenities such as landscaped plazas and arcades; and 
(ii) Areas developed with pavers, bricks, or other surfaces, for exclusive pedestrian 

use and contain pedestrian amenities, such as benches, tables with umbrellas, 
children's play areas, shade trees, canopies. 

(c) Five-foot wide landscaped area requirement does not apply to: 
(i) Loading areas; 
(ii) Bicycle parking areas; 
(iii) Pedestrian egress/ingress locations; and 
(iv) Where the distance along a wall between two vehicle or pedestrian access 
 openings (such as entry doors, garage doors, carports and pedestrian corridors)
 is less than eight feet. 

Response: There is one new building proposed with landscaping wider than 5' along all applicable 
site perimeters. See sheet L1.14 in Attachment 2. This standard is met. 

(d) Development that abuts an RL or MP Zone must have landscaping approved through 
Architectural Review and must provide and perpetually maintain dense, evergreen 
landscaped buffers between allowed uses and the adjacent RL and MP zones. 

https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73BLAST_TDC_73B.020LAARSTMIARUSZO
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Response: The proposed development abuts MP-zoned land to the east, west, and south of the 
subject property. There is RL-zoned property to the north of the Lam property, on the opposite 
side of SW Tualatin Road). A landscape plan is included in this Architectural Review application. 
See sheets L0.01 through L1.15. This standard is met. 

(2) Manufacturing Park (MP)—Wetland Buffer. Wetland buffer areas up to 50 feet in width may be 
counted toward the required percentage of site landscaping, subject to the following:… 

Response: No wetland buffers exist on the site. This standard does not apply. 

Section 73B.080. - Minimum Landscaping Standards for All Zones 

The following are minimum standards for landscaping for all zones. 

(1) Required 
Landscape Areas 

• Must be designed, constructed, installed, and maintained so that within three years the ground 
must be covered by living grass or other plant materials. 

• The foliage crown of trees cannot be used to meet this requirement. 

• A maximum of ten percent of the landscaped area may be covered with un-vegetated areas of 
bark chips, rock or stone. 

• Must be installed in accordance with the provisions of the American National Standards Institute 
ANSI A300 (Part 1) (Latest Edition). 

• Must be controlled by pruning, trimming, or otherwise so that: 
o It will not interfere with designated pedestrian or vehicular access; and 
o It will not constitute a traffic hazard because of reduced visibility. 

Response: 

Landscape areas will be designed, constructed, installed, and maintained so that within three years, 
the ground will be covered with living grass or other plant material. Less than 10% of the landscaped 
area will be covered with bark chips, rock, or stone. All landscaping will be installed in accordance 
with the provisions of the ANSI A300. All will be controlled with pruning and trimming. No landscaping 
will interfere with pedestrian or vehicular access and will not create reduced visibility for traffic. These 
are all shown in landscape plans and discussed in Planting Notes on L0.01. This standard is met. 

(2) Fences 
• Landscape plans that include fences must integrate any fencing into the plan to guide wild 

animals toward animal crossings under, over, or around transportation corridors. 

Response: No landscape fencing is proposed. This standard does not apply. 

(3) Tree 
Preservation 

• Trees and other plant materials to be retained must be identified on the landscape plan and 
grading plan. 

• During construction: 
o Must provide above and below ground protection for existing trees and plant materials 

identified to remain; 
o Trees and plant materials identified for preservation must be protected by chain link or 

other sturdy fencing placed around the tree at the drip line; 
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o If it is necessary to fence within the drip line, such fencing must be specified by a qualified 
arborist; 

o Top soil storage and construction material storage must not be located within the drip line 
of trees designated to be preserved; 

o Where site conditions make necessary a grading, building, paving, trenching, boring, 
digging, or other similar encroachment upon a preserved tree's drip-line area, such 
grading, paving, trenching, boring, digging, or similar encroachment must only be 
permitted under the direction of a qualified arborist. Such direction must assure that the 
health needs of trees within the preserved area can be met; and 

o Tree root ends must not remain exposed. 

• Landscaping under preserved trees must be compatible with the retention and health of the 
preserved tree. 

• When it is necessary for a preserved tree to be removed in accordance with TDC 33.110 (Tree 
Removal Permit) the landscaped area surrounding the tree or trees must be maintained and 
replanted with trees that relate to the present landscape plan, or if there is no landscape plan, 
then trees that are complementary with existing, landscape materials. Native trees are 
encouraged. 

• 100 percent of the area preserved under any tree or group of trees (Except for impervious surface 
areas) retained in the landscape plan must apply directly to the percentage of landscaping 
required for a development 

Response: 

Trees and plant materials to be retained are identified in the Tree Preservation plan. During 
construction, all preservation standards will be followed. Landscaping under preserved trees will be 
compatible with the preserved tree. Tree removal will only be necessary for the proposed building 
and parking areas. All landscaping requirements will be followed for these areas in accordance with 
the TDC landscaping standards. See tree preservation plan (sheets C1.01 and C1.02) and landscape 
plans. This standard is met. 

(4) Grading 

• After completion of site grading, top-soil is to be restored to exposed cut and fill areas to provide a 
suitable base for seeding and planting. 

• All planting areas must be graded to provide positive drainage. 

• Soil, water, plant materials, mulch, or other materials must not be allowed to wash across 
roadways or walkways. 

• Impervious surface drainage must be directed away from pedestrian walkways, dwelling units, 
buildings, outdoor private and shared areas and landscape areas except where the landscape area 
is a water quality facility. 

Response: 

After grading, topsoil will be restored to provide a suitable base for seeding and planting. All planting 
areas will be graded to provide positive drainage. Soil, water, plant material, and mulch will not be 
allowed to wash across roadways and walkways. Impervious surface drainage will be directed away 
from walkways, buildings, outdoor shared areas, and landscape areas. This standard is met. 

(5) Irrigation • Landscaped areas must be irrigated with an automatic underground or drip irrigation system. 

https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH33APAPCR_TDC_33.110TRREPERE
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Section 73B.090. - Minimum Standards Trees and Plants 

The following minimum standards apply to the types of landscaping required to be installed for all 
zones. 

(1) Deciduous Shade Trees 

 • One and on-half inch caliper measured six inches above ground; 
 • Balled and burlapped; bare root trees will be acceptable to plant during their 
dormant season; 
 • Reach a mature height of 30 feet or more; 
 • Cast moderate to dense shade in summer; 
 • Live over 60 years; 
 • Do well in urban environments, tolerant of pollution and heat, and resistant to 
drought; 
 • Require little maintenance and mechanically strong; 
 • Insect- and disease-resistant; 
 • Require little pruning; and 
 • Barren of fruit production. 

(2) Deciduous Ornamental Trees 

 • One and on-half inch caliper measured six inches above ground; 
 • balled and burlapped; bare root trees will be acceptable to plant during their 
dormant season; and 
 • Healthy, disease-free, damage-free, well-branched stock, characteristic of the 
species 

(3) Coniferous Trees 
 • Five feet in height above ground; 
 • Balled and burlapped; bare root trees will be acceptable to plant during their 

Response: 
Landscape areas will be irrigated with an automatic underground or drip irrigation system, as shown 
in landscape notes on sheet L0.01. This standard is met. 

(6) Re-vegetation 
in Un-landscaped 
Areas 

• Vegetation must be replanted in all areas where vegetation has been removed or damaged in 
areas not affected by the landscaping requirements and that are not to be occupied by structures 
or other improvements. 

• Plant materials must be watered at intervals sufficient to ensure survival and growth for a 
minimum of two growing seasons. 

• The use of native plant materials is encouraged to reduce irrigation and maintenance demands. 

• Disturbed soils should be amended to an original or higher level of porosity to regain infiltration 
and stormwater storage capacity. 

Response: 

As shown in landscape notes on sheet L0.01, vegetation will be replanted in areas where it was 
removed or damaged. Plant materials will be watered to ensure survival and growth for at least two 
growing seasons. Disturbed soils will be amended to the original or higher level of porosity to regain 
infiltration and stormwater storage capacity. This standard is met. 
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dormant season; and 
 • Healthy, disease-free, damage-free, well-branched stock, characteristic of the 
species. 

(4) Evergreen and Deciduous 
Shrubs 

 • One to five gallon size; 
 • Healthy, disease-free, damage-free, well-branched stock, characteristic of the 
species; and 
 • Side of shrub with best foliage must be oriented to public view. 

(5) Groundcovers 

 • Fully rooted; 
 • Well branched or leafed; 
 • Healthy, disease-free, damage-free, well-branched stock, characteristic of the 
species; and 
 • English ivy (Hedera helix) is prohibited. 

(6) Lawns 

 • Consist of grasses, including sod, or seeds of acceptable mix within the local 
landscape industry; 
 • 100 percent coverage and weed free; and 
 • Healthy, disease-free, damage-free, characteristic of the species. 

Response: All proposed trees, groundcover, and lawn meet the standards of the trees and plants table 
above, as shown in the planting schedule on sheet L.01. This standard is met. 

Chapter 73C: Parking Standards 

General 

Section 73C.010. - Off-Street Parking and Loading Applicability and General Requirements 

(1) Applicability. Off-street parking and loading is required to be provided by the owner and/or 
developer, in all zones, whenever the following occurs: 
(a) Establishment of a new structure or use; 
(b) Change in use; or 
(c) Change in use of an existing structure. 

Response: The proposal includes the net addition of approximately 545 parking spaces in conjunction with 
the new building. The standards for parking will be met as shown in the following sections. 

(2) General Requirements. Off-street parking spaces, off-street vanpool and carpool parking spaces, 
off-street bicycle parking, and off-street loading berths must be as provided as set forth in 
TDC 73C.100, unless greater requirements are otherwise established by the conditional use permit 
or the Architectural Review process. 
(a) The following apply to property and/or use with respect to the provisions of TDC 73C.100: 

(i) The requirements apply to both the existing structure and use, and enlarging a 
structure or use; 

(ii) The floor area is measured by gross floor area of the building primary to the 
function of the particular use of the property other than space devoted to off-
street parking or loading; 

https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73CPAST_INGE_TDC_73C.100OREPAMIMARE
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73CPAST_INGE_TDC_73C.100OREPAMIMARE
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(iii) Where employees are specified, the term applies to all persons, including 
proprietors, working on the premises during the peak shift; 

(iv) Calculations to determine the number of required parking spaces and loading 
berths must be rounded to the nearest whole number; 

(v) If the use of a property changes, thereby increasing off-street parking or loading 
requirements, the increased parking/loading area must be provided prior to 
commencement of the new use; 

(vi) Parking and loading requirements for structures not specifically listed herein must 
be determined by the City Manager, based upon requirements of comparable uses 
listed; 

(vii) When several uses occupy a single structure, the total requirements for off-street 
parking may be the sum of the requirements of the several uses computed 
separately or be computed in accordance with TDC 73.370(1)(m), Joint Use 
Parking; 

Response: The parking requirements for the site were set by IMP 00-01. Per that IMP, 
2,750 spaces were approved for full build-out, with the entire campus to be parked at the 
Manufacturing ratio of 1.6 spaces per 1,000 SF of gross floor area. Based on that 
approach, the minimum required parking associated with the new building is 192 spaces.  

As shown on sheet C1.10: 

▪ The existing site has total parking of 1,377 spaces, 29 of which are accessible.   
▪ The proposed development will eliminate 37 of those (four accessible). 
▪ It will add a total of 586 spaces (eight accessible). 
▪ The project will bring total on-site parking to 1,926 spaces, of which 33 will be 

accessible.  

Therefore, the resulting on-site parking count remains below the planned campuswide 
total, and the applicable parking standards are satisfied. Specific additional standards of 
this chapter are addressed below.  

(viii) Off-street parking spaces for dwellings must be located on the same lot with the 
dwelling. Other required parking spaces may be located on a separate parcel, 
provided the parcel is not greater than five hundred (500) feet from the entrance 
to the building to be served, measured along the shortest pedestrian route to the 
building. The applicant must prove that the parking located on another parcel is 
functionally located and that there is safe vehicular and pedestrian access to and 
from the site. The parcel upon which parking facilities are located must be in the 
same ownership as the structure; 

Response: The proposal is not for dwelling units. This standard does not apply. 

(ix) Required parking spaces must be available for the parking of operable passenger 
automobiles of residents, customers, patrons and employees and must not be 
used for storage of vehicles or materials or for the parking of trucks used in 
conducting the business; 

Response: All proposed parking will be available for automobiles of customers, patrons, 
and employees. They will not be used for storage of vehicles or materials, or for the 
parking of trucks. This standard is met.  
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(x) Institution of on-street parking, where none is previously provided, must not be 
done solely for the purpose of relieving crowded parking lots in commercial or 
industrial zones; 

Response: No on-street parking is proposed. This standard does not apply.  

(xi) Required vanpool and carpool parking must meet the 9-foot parking stall 
standards in Figure 73-1 and be identified with appropriate signage; 

Response: All vanpool and carpool parking spaces are 9' in width, as shown on sheets 
C1.11-C1.14. This standard is met.  

(xii) Where uses are mixed in a single building, parking must be a blend of the ratio 
required less ten percent for the minimum number of spaces. The maximum 
number of spaces must be ten percent less than the total permitted maximum for 
each use; and 

Response: Mixed uses are not proposed for the new building. This standard does not 
apply.  

(xiii) If the applicant demonstrates that too many or too few parking spaces are 
required, applicant may seek a variance from the minimum or maximum by 
providing evidence that the particular use needs more or less than the amount 
specified in this Code. 

Response: No variance is being sought. This standard does not apply.  

Section 73C.020. - Parking Lot Design Standards 

A parking lot, whether an accessory or principal use, intended for the parking of automobiles or trucks, 
must comply with the following: 

(1) Off-street parking lot design must comply with the dimensional standards set forth in Figure 73-1; 
(a) Exception: Parking structures and underground parking where stall length and width 

requirements for a standard size stall must be reduced by one-half feet and vehicular 
access at the entrance if gated must be a minimum of 18 feet in width. 

Response: This standard applies and will be met as shown in the following sections of Chapter 73C. The 
exception in subparagraph (a) is not applicable as no parking structures or underground parking are 
proposed.  

(2) Parking lots and parking areas must be constructed of asphalt, concrete, pervious concrete, 
pavers, or grasscrete. Gravel is not an acceptable material; 

Response: All proposed parking areas will be constructed of asphalt. This standard is met. 

(3) Parking stalls must be constructed of asphalt, concrete, pervious concrete, pavers, or grasscrete. 
Gravel or woody material are not an acceptable materials. Pavers, pervious concrete, or grasscrete 
are encouraged for parking stalls in or abutting the Natural Resource Protection Overlay District, 
Other Natural Areas, or in a Clean Water Services Vegetated Corridor; 

Response: All proposed parking stalls will be constructed of asphalt. There is no Natural Resource 
Protection Overlay, Natural Area, or CWS Vegetated Corridor present on the site. This standard is met. 

(4) Parking lots must be maintained adequately for all-weather use and drained to avoid water flow 
across sidewalks; 
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Response: New basins and swales will be located near the new parking. Detention will be provided 
through the existing four storm ponds with enlargement of the eastern pond as needed (see Attachment 
10). This standard is met. 

(5) Parking bumpers or wheel stops or curbing must be provided to prevent cars from encroaching on 
adjacent landscaped areas, or adjacent pedestrian walkways. 

Response: Vertical curbs are proposed along all landscaped and pedestrian areas adjacent to the 
proposed parking. See sheet C1.13. This standard is met. 

(6) Disability parking spaces and accessibility must meet ADA standards applicable at time of 
construction or alteration; 

Response: There are 33 existing accessible parking spaces across the site as a whole. The proposal includes 
the removal of four accessible spaces and the addition of eight new accessible spaces, resulting in a total 
of 33 accessible parking stalls. Compliance with building code accessibility requirements can be verified 
during the building permit approval process. This standard is met.  

(7) Parking stalls for sub-compact vehicles must not exceed 35 percent of the total parking stalls 
required by TDC 73C.100. Stalls in excess of the number required by TDC 73C.100 can be sub-
compact stalls; 

Response: The proposal does not include sub-compact parking stalls. This standard does not apply. 

(8) Groups of more than four parking spaces must be so located and served by driveways that their 
use will require no backing movements or other maneuvering within a street right-of-way other 
than an alley; 

Response: None of the proposed parking will require maneuvering within a street right-of-way (see sheet 
C1.13). This standard is met. 

(9) Drives to off-street parking areas must be designed and constructed to facilitate the flow of traffic, 
provide maximum safety of traffic access and egress, and maximum safety of pedestrians and 
vehicular traffic on the site; 

Response: Proposed drives have been designed by certified civil engineers in coordination with the City. 
This standard is met. 

(10) On-site drive aisles without parking spaces, which provide access to parking areas with regular 
spaces or with a mix of regular and sub-compact spaces, must have a minimum width of 22 feet 
for two-way traffic and 12 feet for one-way traffic; When 90 degree stalls are located on both 
sides of a drive aisle, a minimum of 24 feet of aisle is required. On-site drive aisles without parking 
spaces, which provide access to parking areas with only sub-compact spaces, must have a 
minimum width of 20 feet for two-way traffic and 12 feet for one-way traffic; 

Response: All proposed drive aisles are a minimum of 24' wide. This standard is met. 

(11) Artificial lighting, must be deflected to not shine or create direct glare on adjacent properties, 
street right-of-way, a Natural Resource Protection Overlay District, Other Natural Areas, or a Clean 
Water Services Vegetated Corridor; 

Response: No proposed lighting will shine or create direct glare on adjacent properties, street rights of 
way, a Natural Resource Protection Overlay District, Other Natural Areas, or a Clean Water Services 
Vegetated Corridor. See photometric plans on sheets C2.10 to C2.15 of Attachment 2. This standard is 
met. 

(12) Parking lot landscaping must be provided pursuant to the requirements of TDC 73C.200; and 

https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73CPAST_INGE_TDC_73C.100OREPAMIMARE
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73CPAST_INGE_TDC_73C.100OREPAMIMARE
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73CPAST_PALOLA_TDC_73C.200PALOLASTPUAP
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Response: See section 73C.200 responses. This standard is met. 

(13) Except for parking to serve residential uses, parking areas adjacent to or within residential zones 
or adjacent to residential uses must be designed to minimize disturbance of residents. 

Response: The proposed parking in the northwest corner of the site (across the street from a residential 
zone) has a large setback of over 107' with existing drainage channels that will remain. Access to this 
proposed lot will be by way of a private drive on the western border of the lot. This design approach 
minimizes disturbance of nearby residents and meets this standard. 

Section 73C.030. - Shared Parking Requirements 

Parking facilities may be shared by users on adjacent parcels if the following standards are met: 
…  
Response: The site is part of an IMP which includes three parcels, all of which are under the same 
ownership and are used as an industrial campus for Lam Research. Existing and proposed parking facilities 
meet all standards, and shared parking facilities are not needed. This standard does not apply. 

Section 73C.040. - Joint Use Parking Requirements 

Response: As mentioned above, the site is part of an IMP which includes three parcels under the same 
ownership in use as an industrial campus for Lam Research. This standard does not apply. 

Section 73C.050. - Bicycle Parking Requirements and Standards 

(1) Requirements. Bicycle parking facilities must include: 
(a) Long-term parking that consists of covered, secure stationary racks, lockable enclosures, 

or rooms in which the bicycle is stored; 
(i) Long-term bicycle parking facilities may be provided inside a building in suitable 

secure and accessible locations. 
(b) Short-term parking provided by secure stationary racks (covered or not covered), which 

accommodate a bicyclist's lock securing the frame and both wheels. 
Response: Based on bicycle requirements for 120,000 SF of new floor area, the proposal includes 5 new 
long-term bike lockers and 14 new short-term bike spaces with racks. See sheet L1.15 for details. This 
standard is met.  

(2) Standards. Bicycle parking must comply with the following: 
(a) Each bicycle parking space must be at least six feet long and two feet wide, with overhead 

clearance in covered areas must be at least seven feet; 
(b) A five-foot-wide bicycle maneuvering area must be provided beside or between each row 

of bicycle parking. It must be constructed of concrete, asphalt, or a pervious hard surface 
such as pavers or grasscrete, and be maintained; 

(c) Access to bicycle parking must be provided by an area at least three feet in width. It must 
be constructed of concrete, asphalt, or a pervious hard surface such as pavers or 
grasscrete, and be maintained; 

(d) Bicycle parking areas and facilities must be identified with appropriate signing as specified 
in the Manual on Uniform Traffic Control Devices (MUTCD) (latest edition). At a minimum, 
bicycle parking signs must be located at the main entrance and at the location of the 
bicycle parking facilities; 

(e) Bicycle parking must be located in convenient, secure, and well-lighted locations approved 
through the Architectural Review process. Lighting, which may be provided, must be 
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deflected to not shine or create glare into street rights-of-way or fish and wildlife habitat 
areas; 

(f) Required bicycle parking spaces must be provided at no cost to the bicyclist, or with only 
a nominal charge for key deposits, etc. This does not preclude the operation of private for-
profit bicycle parking businesses; 

(g) Bicycle parking may be provided within the public right-of-way in the Core Area Parking 
District subject to approval of the City Engineer and provided it meets the other 
requirements for bicycle parking; and 

(h) The City Manager or the Architectural Review Board may approve a form of bicycle 
parking not specified in these provisions but that meets the needs of long-term and/or 
short-term parking pursuant to Architectural Review. 

Response: As shown on sheet L1.15, all bicycle spaces are 6' long and 2' wide with 5' maneuvering space. 
All access is at least 3' in width and located on hard surface. The bike spaces are conveniently located near 
entrances and sidewalks. Signs will be located at the main entrance and at the location of the bike parking 
itself. This standard is met. 

Section 73C.100. - Off-Street Parking Minimum/Maximum Requirements 

(1) The following are the minimum and maximum requirements for off-street motor vehicle 
parking in the City, except these standards do not apply in the Core Area Parking District. The 
Core Area Parking District standards are in TDC 73C.110. 

Response: As described above in the response to 73C.010, the parking requirements for the site were set 
by IMP 00-01. Per that IMP, 2,750 spaces were approved for full build-out, with the entire campus to be 
parked at the Manufacturing ratio of 1.6 spaces per 1,000 SF of gross floor area. Based on that approach, 
the minimum required parking associated with the new building is 192 spaces. This section does not apply 
to vehicle parking.  

Bicycle parking at the Manufacturing ratio of 0.10 per 1,000 SF of floor area will require a minimum of 12 
additional bike parking spaces, of which five need to be long-term spaces. The proposal includes the 
addition of 14 new short-term and 5 new long-term spaces. The proposed provision of vehicle and bicycle 
parking is therefore consistent with the approved IMP. 

(2) In addition to the general parking requirements in subsection (1), the following are the minimum 
number of off-street vanpool and carpool parking for commercial, institutional, and industrial 
uses.  

Number of Required Parking Spaces Number of Vanpool or Carpool Spaces 

0 to 10 1 

10 to 25 2 

26 and greater 1 for each 25 spaces 

Response: The proposed building requires 192 parking spaces. As such, 8 vanpool/carpool spaces are 
required for the new parking areas. As shown on sheet C1.10, 12 spaces are provided. This standard is 
met. 



 
 

 29
  

Section 73C.120. - Off-Street Loading Facilities Minimum Requirements 

(1) The minimum number of off-street loading berths for commercial, industrial, and institutional uses 
is as follows: 

Response: The existing site development includes numerous existing buildings and loading dock facilities, 
such that the property complies with the minimum three loading berth requirement for industrial facilities 
exceeding 60,000 SF. The proposed new building will add 120,000 SF and will have two loading docks; 
with that addition the property will remain in compliance with this standard. Compliant dimensions for 
the proposed loading docks are provided on sheet A4.10. This standard is met.  

(2) Loading berths must not use the public right-of-way as part of the required off-street loading area. 
Response: Proposed loading berths do not use public right of way. This standard is met. 

(3) Required loading areas must be screened from public view, public streets, and adjacent properties 
by means of sight-obscuring landscaping, walls or other means, as approved through the 
Architectural Review process. 

Response: Existing and proposed loading docks are not visible from public areas or adjacent properties. 
This standard is met.  

(4) Required loading facilities must be installed prior to final building inspection and must be 
permanently maintained as a condition of use. 

Response: Proposed loading facilities will be installed prior to final building inspection and will be 
permanently maintained. This standard is met. 

(5) The off-street loading facilities must in all cases be on the same lot or parcel as the structure they 
are intended to serve. In no case must the required off-street loading spaces be part of the area 
used to satisfy the off-street parking requirements. 

Use Square Feet of 
Floor Area 

Number of 
Berths 

Dimensions of 
Berth 

Unobstructed 
Clearance of Berth 

Commercial Less than 5,000 0 0 0 

 
5,000—25,000 1 12 feet × 25 feet 14 feet 

 
25,000—60,000 2 12 feet × 35 feet 14 feet 

 
60,000 and over 3 12 feet × 35 feet 14 feet 

Industrial Less than 5,000 0 0 0 

 
5,000—25,000 1 12 feet × 60 feet 14 feet 

 
25,000—60,000 2 12 feet × 60 feet 14 feet 

 
60,000 and over 3 12 feet × 60 feet 14 feet 
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Response: All proposed and existing off-street loading facilities associated with the proposed new building 
are on the same lot as the structure they will serve and are not part of the area used to satisfy off-street 
parking. See sheet C1.11 for loading dock locations. This standard is met. 

(6) A driveway designed for continuous forward flow of passenger vehicles for the purpose of loading 
and unloading children must be located on the site of a school or child day care center having a 
capacity greater than 25 students. 

Response: The site does not have or propose a school or childcare center. This standard does not apply. 

Section 73C.130. - Parking Lot Driveway and Walkway Minimum Requirements 

Parking lot driveways and walkways must comply with the following requirements: 

(2) Commercial Uses. Ingress and egress for commercial and institutional uses must not be less than 
the following: 

 (3) Industrial Use. Ingress and egress for industrial uses must not be less than the following: 

Response: The proposal is for an office building accessory to a permitted manufacturing use on an 
industrial site in the MP District. Driveways have been designed in coordination with City Engineering staff 
and have been sized to accommodate anticipated traffic. Proposed new driveways are more than 36' wide 
for the first 50' from ROW and more than 24' wide thereafter. See sheets C1.13 and C1.14. This standard 
is met. 

Required 
Parking 
Spaces 

Minimum 
Number 
Required 

Minimum Pavement 
Width 

Minimum Pavement 
Walkways, etc. 

1-99 1 32 feet for first 50 feet from ROW, 
24 feet thereafter 

Curbs required; walkway 1 side 
only 

100-249 2 32 feet for first 50 feet from ROW, 
24 feet thereafter 

Curbs required; walkway 1 side 
only 

Over 250 As required by 
City Manager 

As required by 
City Manager 

As required by 
City Manager 

Required 
Parking 
Spaces 

Minimum 
Number 
Required 

Minimum Pavement 
Width 

Minimum Pavement 
Walkways, etc. 

1-250 1 36 feet for first 50' from ROW, 24 
feet thereafter 

No curbs or walkway required 

Over 250 As required by 
City Manager 

As required by 
City Manager 

As required by 
City Manager 



 
 

 31
  

(4) Institutional Uses. Ingress and egress must not be less than 24 feet. In all other cases, ingress and 
egress for institutional uses must not be less than the following: … 

Response: The proposal is for an office building on a manufacturing site. This section does not apply.  

(5) One-way Ingress or Egress. When approved through the Architectural Review process, one-way 
ingress or egress may be used to satisfy the requirements. However, the hard surfaced pavement 
of one-way drives must not be less than 16 feet for multi-family residential developments (as 
defined in TDC 31.060), commercial, or industrial uses. 

Response: A one-way ingress or egress is not proposed. This standard does not apply. 

(6) Maximum Driveway Widths and Other Requirements. 

(a) Unless otherwise provided in this chapter, maximum driveway widths for Commercial, 
Industrial, and Institutional uses must not exceed 40 feet. 

Response: As mentioned in responses to Sections 73C.130 (2) and (3) above, driveways are a 
maximum of 36' wide. 

(b) Driveways must not be constructed within five feet of an adjacent property line, unless the 
two adjacent property owners elect to provide joint access to their respective properties, 
as provided by TDC73C.040. 

Response: No driveways are proposed within 5' of an adjacent property line. This standard is met. 

(c) The provisions of subsection (b) do not apply to townhouses, duplexes, triplexes, 
quadplexes, and cottage clusters which are allowed to construct driveways within five feet 
of adjacent property lines. 

Response: The proposal is not residential. This standard does not apply. 

(d) There must be a minimum distance of 40 feet between any two adjacent driveways on a 
single property unless a lesser distance is approved by the City Manager. 

Response: No proposed driveway is within 40' of another driveway. This standard is met. 

(e) Must comply with the distance requirements for access as provided in TDC 75. 
Response: The proposal complies with distance requirements of TDC 75. See Section 75. This 
standard is met. 

(f) Must comply with vision clearance requirements in TDC 75. 
Response: The proposal complies with the requirements of TDC 75. See Section 75. This standard 
is met. 

Parking Lot Landscaping 

Section 73C.220. - Commercial Parking Lot Landscaping Requirements 

Response: IMP 00-01 modified some parking lot landscaping requirements. Where the current TDC 
standards do not conflict, they are addressed below and met. 

Commercial uses must comply with the following landscaping requirements for parking lots in all zones: 

(1) General. Locate landscaping or approved substitute materials in all areas not necessary for 
vehicular parking and maneuvering. 

https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH31GEPR_INGE_TDC_31.060DE
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Response: As shown on Landscape plans, sheets L0.01 through L1.15, landscaping or approved materials 
will be located in all areas not necessary for vehicular parking and maneuvering. This standard is met. 

(2) Clear Zone. Clear zone required for the driver at ends of on-site drive aisles and at driveway 
entrances, vertically between a maximum of 30 inches and a minimum of eight feet as measured 
from the ground level. 
(a) Exception: does not apply to parking structures and underground parking. 

Response: Clear zones are present at the ends of all on-site drive aisles and driveway entrances between 
30" and 8' from the ground level. See sheets L0.01 through L1.15. This standard is met. 

(3) Perimeter. Minimum five feet in width in all off-street parking and vehicular circulation areas, 
including loading areas and must comply with the following. 
(a) Deciduous trees located not more than 30 feet apart on average as measured on center; 
(b) Shrubs or ground cover, planted so as to achieve 90 percent coverage within three years; 
(c) Plantings which reach a mature height of 30 inches in three years which provide screening 

of vehicular headlights year round; 
(d) Native trees and shrubs are encouraged; and 
(e) Exception: Not required where off-street parking areas on separate lots are adjacent to 

one another and connected by vehicular access. 
Response: More than 5' of perimeter landscaping exists around all parking, circulation, and loading areas, 
as shown on L1.10 – L1.14. Deciduous trees are located less than 30' apart on average, shrubs and ground 
cover will achieve 90% coverage within three years, and plantings with 30" mature height within three 
years will provide screening of vehicular light year around. See landscape plans. This standard is met. 

(4) Landscape Island. Minimum 25 square feet per parking stall must be improved with landscape 
 island areas and must comply with the following. 

(a) May be lower than the surrounding parking surface to allow them to receive stormwater 
run-off and function as water quality facilities as well as parking lot landscaping; 

Response: No below-grade islands are proposed. This option is not used.  

(b) Must be protected from vehicles by curbs, but the curbs may have spaces to allow 
drainage into the islands; 

Response: All landscape islands will have curbs, as shown on C1.11 – C1.14. This standard is met. 

(c) Islands must be utilized at aisle ends to protect parked vehicles from moving vehicles and 
emphasize vehicular circulation patterns; 

Response: Landscape islands are proposed at every aisle end. This standard is met. 

(d) Landscape separation required for every eight continuous spaces in a row. 
Response: The south end of the site has landscape islands at least every 12 continuous spaces per 
the approved IMP 00-01 alternative method for parking lot landscaping. The north side of the site 
has landscape islands every 8 spaces. See Landscape plans L1.10 -L1.16. This standard is met. 

(e) Must be planted with one deciduous shade trees for every four parking spaces; Required 
trees must be evenly dispersed throughout the parking lot; 

Response: Per the IMP 00-01 alternative parking landscape methods, more than one deciduous 
tree is proposed for every 9 parking stalls in the south half of the site (83 trees proposed for 578 
new stalls, in excess of the minimum of 65 for these stalls). This standard is met. 
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(f) Must be planted with groundcover or shrubs; 
Response: All landscape islands are planted with groundcover and shrubs. See sheets L1.10-L1.16. 
This standard is met. 

(g) Native plant materials are encouraged; 
Response: Many native plants are used.  

(h) Landscape island areas with trees must be a minimum of five feet in width (from inside of 
curb to curb); 
(i) Required plant material in landscape islands must achieve 90 percent coverage 

within three years; and 
(j) Exceptions: 

(i) Landscape island requirements do not apply to Duplexes and 
Townhouses; and 

(ii) Landscape square footage requirements do not apply to parking 
structures and underground parking. 

Response: As shown in the civil and landscape plans, landscape islands are at least 5' wide. This 
standard is met.  

(5) Driveway Access. For lots with 12 or more parking spaces, site access from the public street must 
 be defined by: 

(a) Landscape area at least five feet in width on each side of the site access; 
(b) Landscape area must extend 25 feet from the right-of-way line; and 
(c) Exceptions: Does not apply to parking structures and underground parking which must be 

determined through the Architectural Review process. 
Response: All proposed driveway accesses have more than 5' of landscape area on each side which 
extends more than 2' from the right-of-way line, as shown on L1.13 and L1.14. This standard is met. 

Chapter 73D: Waste and Recyclables Management Standards 

Section 73D.020. - Design Methods 

An applicant required to provide mixed solid waste and source separated recyclables storage areas must 
comply with one of following methods: 
(1) The minimum standards method in TDSC 73D.030; 
(2) The waste assessment method in TDC 73D.040; 
(3) The comprehensive recycling plan method in TDC 73D.050; or 
(4) The franchised hauler review method in TDC 73D.060. 
Response: The proposed new building will comply with the minimum standards method of 73D.030 as 
discussed below. This standard is met. 

Section 73D.030. - Minimum Standards Method 

This method specifies a minimum storage area requirement based on the size and general use category of 
the new or expanded development. This method is most appropriate when specific use of a new or 
expanded development is not known. It provides specific dimensional standards for the minimum size of 
storage areas by general use category. 

(1) The size and location of the storage area(s) must be indicated on the site plan. Requirements are 
based on an assumed storage area height of four feet for mixed solid waste and source separated 

https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73DWAREMAST_TDC_73D.030MISTME
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73DWAREMAST_TDC_73D.040WAASME
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73DWAREMAST_TDC_73D.050COREPLME
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73DWAREMAST_TDC_73D.060FRHAREME
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recyclables. Vertical storage higher than four feet, but no higher than seven feet may be used to 
accommodate the same volume of storage in a reduced floor space (potential reduction of 43 
percent of specific requirements). Where vertical or stacked storage is proposed, submitted plans 
must include drawings to illustrate the layout of the storage area and dimensions for containers. 

(2) The storage area requirement is based on uses. If a building has more than one use and that use 
occupies 20 percent or less of the gross leasable area (GLA) of the building, the GLA occupied by 
that use must be counted toward the floor area of the predominant use(s). If a building has more 
than one use and that use occupies more than 20 percent of the GLA of the building, then the 
storage area requirement for the whole building must be the sum of the area of each use. 
Minimum storage area requirements by use is as follows: 
(a) Common wall residential five to ten units must provide 50 square feet. 
(b) Common wall residential greater than ten units must provide 50 square feet plus an 

(additional five square feet per unit above ten. 
(c) Commercial, industrial, and institutional developments must provide a minimum storage 

area of ten square feet plus: 
(i) Office—Four square feet/1,000 square feet gross leasable area (GLA); 
(ii) Retail—Ten square feet/1,000 square feet GLA; 
(iii) Wholesale/Warehouse/Manufacturing—Six square feet/1,000 square feet GLA; 
(iv) Educational and Institutional—Four square feet/1,000 square feet GLA; and 
(v) All other uses—Four square feet/1,000 square feet GLA. 

Response: The proposed new office building has 200 SF of standard storage area plus a 160 SF, 30 CU YD 
trash compactor as shown on A4.10. This standard is met. 

(3) Mixed solid waste and source separated recyclables storage areas for multiple tenants on a single 
site may be combined and shared. 

Response: The site is occupied by a single tenant/owner. This provision is not applicable. 

Section 73D.070. - Location, Design and Access Standards 

The following location, design, and access standards are applicable to all storage areas: 

(1) Location Standards. 

(a) The storage area for source separated recyclables may be collocated with the storage area 
for mixed solid waste. 

Response: Combined waste storage areas are proposed. This option is proposed.   

(b) Storage area space requirements can be satisfied with a single location or multiple 
locations, and can combine both interior and exterior locations. 

Response: As shown on A4.10, an exterior trash enclosure and trash compactor are proposed.  

(c) Exterior storage areas must: 
(i) Be located in central and visible locations on the site to enhance security for users; 
(ii) Be located in a parking area; and 
(iii) Not be located within a required front yard setback or in a yard adjacent to a 

public or private street. 
Response: As shown on A4.10, trash areas will be located near the loading dock on the east side 
of the building and will not be located in the setback area.   

(2) Design Standards. 
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(a) The dimensions of the storage area must accommodate containers consistent with current 
methods of local collection at time of construction or alteration. 

Response: The trash enclosure is 25' wide and 10' deep with two 8 cubic yard bins plus excess 
space for pallet storage from the kitchen area. The trash compactor is a 265XP-30, self-contained 
30 cubic yard compactor. This standard is met. 

(b) Indoor and outdoor storage areas must comply with Oregon Building and Fire Code 
requirements. 

Response: The construction type of the building is IIA, which does not require a fire rating for non-
bearing exterior walls. The exterior wall construction is concrete tilt up which is noncombustible 
per 304.3 of the OFC. This standard is met. 

(c) Exterior storage areas must be enclosed by a sight obscuring fence or wall at least six feet 
in height. 

Response: The trash enclosure will be enclosed by a minimum 6' height wall matching the building 
construction. This standard is met. 

(d) Evergreen plants must be placed around the enclosure walls, excluding the gate or 
entrance openings for common wall, commercial, and institutional developments. 

Response: As shown on L1.15, landscaping is shown around the loading dock and trash enclosure. 
This standard is met.   

(e) Gate openings for haulers must be a minimum of ten feet wide and must be capable of 
being secured in a closed and open position. 

Response: As shown on C1.11, there will be two sets of double gates each 10' wide. These gates 
will be locked with padlocks for building users only. This standard is met.  

(f) Horizontal clearance must be a minimum of ten feet and a vertical clearance of eight feet 
is required if the storage area is covered. 

Response: The storage area will not be covered and is about 24' wide. This standard is met. 

(g) A separate pedestrian access must also be provided in common wall, commercial, and 
institutional developments. 

Response: Access to the trash compactor and trash enclosure is through the loading dock and 
there are dedicated personnel doors from both the commercial kitchen and circulation spaces to 
avoid needing to pass through the main building entrance. This standard is met. 

(h) Exterior storage areas must have either a concrete or asphalt floor surface. 
(i) Storage areas and containers must be clearly labeled to indicate the type of 

material accepted. 
Response: Trash enclosure area will be concrete floor surface and bins will be labeled by the 
hauler service. This standard is met. 

(3) Access Standards. 

(a) Storage areas must be accessible to users at convenient times of the day, and to hauler 
personnel on the day and approximate time they are scheduled to provide hauler service. 

Response: Clear circulation paths will be provided to both building users and hauler provider that 
will not be blocked by any other delivery services and access is always provided. This standard is 
met.  



 
 

 36
  

(b) Storage areas must be designed to be easily accessible to hauler trucks and equipment, 
considering paving, grade, gate clearance and vehicle access. 

Response: As the trash enclosure will be located immediately next to the loading dock and the 
trash compactor is located in the loading dock, the hauler provider will have the same 
maneuvering clearances that delivery trucks are provided. This standard is met.  

(c) Storage areas must be accessible to hauler trucks without requiring backing out of a 
driveway onto a public street. If only a single access point is available to the storage area, 
adequate turning radius must be provided to allow hauler trucks to safely exit the site in 
a forward motion. 

Response: The loading area/trash enclosure is accessed via a one-way delivery drive off Leviton, 
and then trucks will egress through the southern new driveway to 108th. The provided truck court 
will provide ample maneuvering clearance on site and not require any backing onto a driveway or 
public street. This standard is met. 

(d) Storage areas must located so that pedestrian and vehicular traffic movement are not 
obstructed on site or on public streets adjacent to the site. 

Response: The dedicated loading/trash enclosure has separate truck/pedestrian accesses which 
is independent from driveways and public streets. This standard is met.  

(e) The following is an exception to the access standard: 
(i) Access may be limited for security reasons. 

Response: Gate will be locked to the trash enclosure. This standard is met. 

Chapter 74: Public Improvement Requirements 

Section 74.110. - Phasing of Improvements. 

The applicant may build the development in phases. If the development is to be phased the applicant must 
submit a phasing plan to the City Manager for approval with the development application. The timing and 
extent or scope of public improvements and the conditions of development must be determined by the City 
Council on subdivision applications and by the City Manager on other development applications. 
Response: No phasing is proposed. This standard does not apply. 

Section 74.120. - Public Improvements. 

(1) Except as specially provided, all public improvements must be installed at the expense of the 
applicant. All public improvements installed by the applicant must be constructed and guaranteed 
as to workmanship and material as required by the Public Works Construction Code prior to 
acceptance by the City. Work must not be undertaken on any public improvement until after the 
construction plans have been approved by the City Manager and a Public Works Permit issued and 
the required fees paid. 

(2) In accordance with the Tualatin Basin Program for fish and wildlife habitat the City intends to 
minimize or eliminate the negative impacts of public streets by modifying right-of-way widths and 
street improvements when appropriate. The City Manager is authorized to modify right-of-way 
widths and street improvements to address the negative impacts on fish and wildlife habitat. 

Response: All public improvements will be installed at the expense of the applicant and constructed 
according to the Public Works Construction Code. Plans will be approved prior to construction. Any 
authorized modifications to street improvements will be followed. This standard is met. 
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Section 74.130. - Private Improvements. 

All private improvements must be installed at the expense of the applicant. The property owner must retain 
maintenance responsibilities over all private improvements. 
Response: All private improvements will be maintained by property owner. This standard is met. 

Section 74.140. - Construction Timing. 

(1) All the public improvements required under this chapter must be completed and accepted by the 
City prior to the issuance of a Certificate of Occupancy; or, for subdivision and partition 
applications, in accordance with the requirements of the Subdivision regulations. 

(2) All private improvements required under this Chapter must be approved by the City prior to the 
issuance of a Certificate of Occupancy; or for subdivision and partition applications, in accordance 
with the requirements of the Subdivision regulations. 

Response: All public and private improvements will be completed and approved before Certificate of 
Occupancy. This standard is met. 

Right-of-Way 

Section 74.210. - Minimum Street Right-of-Way Widths. 

Response: Dedication is proposed along SW 108th Avenue to accommodate the new sidewalk and planter 
strip to City standards. This standard is met.  

Section 74.220. - Parcels Excluded from Development. 

On subdivision development applications … 
Response: The proposal is not for a subdivision. This standard does not apply. 

Easements and Tracts 

Section 74.310. - Greenway, Natural Area, Bike, and Pedestrian Path Dedications and Easements. 

Response: No greenway, natural area, bike, or pedestrian path dedications or easements are proposed. 
This standard does not apply. 

Section 74.320. - Slope Easements. 

Response: No slope easements are proposed. This standard does not apply. 

Section 74.330. - Utility Easements. 

Response: No new utility easements are proposed. This standard does not apply. 

Section 74.340. - Watercourse Easements. 

Response: No watercourse easements are proposed or required. This standard does not apply. 

Section 74.350. - Maintenance Easement or Lots. 

Response: No maintenance easements are proposed or required. This standard does not apply. 
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Section 74.410. - Future Street Extensions. 

Response: No future street extensions are proposed or required. This standard does not apply. 

Section 74.420. - Street Improvements. 

When an applicant proposes to develop land adjacent to an existing or proposed street, including land 
which has been excluded under TDC 74.220, the applicant should be responsible for the improvements to 
the adjacent existing or proposed street that will bring the improvement of the street into conformance 
with the Transportation Plan (TDC Chapter 11), TDC 74.425 (Street Design Standards), and the City' s Public 
Works Construction Code, subject to the following provisions:… 

(1) For any development proposed within the City, roadway facilities within the right-of-way described 
in TDC 74.210 must be improved to standards as set out in the Public Works Construction Code. 

(2) The required improvements may include the rebuilding or the reconstruction of any existing 
facilities located within the right-of-way adjacent to the proposed development to bring the 
facilities into compliance with the Public Works Construction Code. 

(3) The required improvements may include the construction or rebuilding of off-site improvements 
which are identified to mitigate the impact of the development. 

(4) Where development abuts an existing street, the improvement required must apply only to that 
portion of the street right-of-way located between the property line of the parcel proposed for 
development and the centerline of the right-of-way, plus any additional pavement beyond the 
centerline deemed necessary by the City Manager to ensure a smooth transition between a new 
improvement and the existing roadway (half-street improvement). Additional right-of-way and 
street improvements and off-site right-of-way and street improvements may be required by the 
City to mitigate the impact of the development. The new pavement must connect to the existing 
pavement at the ends of the section being improved by tapering in accordance with the Public 
Works Construction Code. 

(5) If additional improvements are required as part of the Access Management Plan of the City, TDC 
Chapter 75, the improvements must be required in the same manner as the half-street 
improvement requirements. 

(6) All required street improvements must include curbs, sidewalks with appropriate buffering, storm 
drainage, street lights, street signs, street trees, and, where designated, bikeways and transit 
facilities. 

(7) For subdivision and partition applications, the street improvements required by TDC Chapter 74 
must be completed and accepted by the City prior to signing the final subdivision or partition plat, 
or prior to releasing the security provided by the applicant to assure completion of such 
improvements or as otherwise specified in the development application approval. 

(8) For development applications other than subdivisions and partitions, all street improvements 
required by this section must be completed and accepted by the City prior to the issuance of a 
Certificate of Occupancy. 

(9) In addition to land adjacent to an existing or proposed street, the requirements of this section must 
apply to land separated from such a street only by a railroad right-of-way. 

(10) Streets within, or partially within, a proposed development site must be graded for the entire right-
of-way width and constructed and surfaced in accordance with the Public Works Construction 
Code. 

(11) Existing streets which abut the proposed development site must be graded, constructed, 
reconstructed, surfaced or repaired as necessary in accordance with the Public Works Construction 
Code and TDC Chapter 11, Transportation Plan, and TDC 74.425 (Street Design Standards). 
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(12) Sidewalks with appropriate buffering must be constructed along both sides of each internal street 
and at a minimum along the development side of each external street in accordance with the 
Public Works Construction Code.  

(13) The applicant must comply with the requirements of the Oregon Department of Transportation 
(ODOT), Tri-Met, Washington County and Clackamas County when a proposed development site 
is adjacent to a roadway under any of their jurisdictions, in addition to the requirements of this 
chapter. 

(14) The applicant must construct any required street improvements adjacent to parcels excluded from 
development, as set forth in TDC 74.220 of this chapter. 

(15) Except as provided in TDC 74.430, whenever an applicant proposes to develop land with frontage 
on certain arterial streets and, due to the access management provisions of TDC Chapter 75, is not 
allowed direct access onto the arterial, but instead must take access from another existing or 
future public street thereby providing an alternate to direct arterial access, the applicant must be 
required to construct and place at a minimum street signage, a sidewalk, street trees and street 
lights along that portion of the arterial street adjacent to the applicant's property. The three 
certain arterial streets are S.W. Tualatin-Sherwood Road, S.W. Pacific Highway (99W) and S.W. 
124th Avenue. In addition, the applicant may be required to construct and place on the arterial at 
the intersection of the arterial and an existing or future public non-arterial street warranted traffic 
control devices (in accordance with the Manual on Uniform Traffic Control Devices, latest edition), 
pavement markings, street tapers and turning lanes, in accordance with the Public Works 
Construction Code. 

(16) The City Manager may determine that, although concurrent construction and placement of the 
improvements in (14) and (15) of this section, either individually or collectively, are impractical at 
the time of development, the improvements will be necessary at some future date. In such a case, 
the applicant must sign a written agreement guaranteeing future performance by the applicant 
and any successors in interest of the property being developed. The agreement must be subject to 
the City's approval. 

(17) Intersections should be improved to operate at a level of service of at least D and E for signalized 
and unsignalized intersections, respectively. 

(18) Pursuant to requirements for off-site improvements as conditions of development approval, 
proposed multi-family residential, commercial, or institutional uses that are adjacent to a major 
transit stop will be required to comply with the City's Mid-Block Crossing Policy. 

Response: The only required street improvement is the sidewalk improvements on the collector SW 108th 
Avenue. The improvements are in accordance with the Transportation Plan (TDC Chapter 11), TDC 74.425 
(Street Design Standards), and the City's Public Works Construction Code. The improved sidewalk will be 
5.5' wide and include a planter strip with trees from the PGE approved tree list. See plans for details. This 
standard is met. 

Section 74.425. - Street Design Standards. 

(1) Street design standards are based on the functional and operational characteristics of streets such 
as travel volume, capacity, operating speed, and safety. They are necessary to ensure that the 
system of streets, as it develops, will be capable of safely and efficiently serving the traveling public 
while also accommodating the orderly development of adjacent lands. 

(2) The proposed street design standards are shown in Figures 72A through 72G. The typical roadway 
cross sections comprise the following elements: right-of-way, number of travel lanes, bicycle and 
pedestrian facilities, and other amenities such as landscape strips. These figures are intended for 
planning purposes for new road construction, as well as for those locations where it is physically 
and economically feasible to improve existing streets. 
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(3) In accordance with the Tualatin Basin Program for fish and wildlife habitat it is the intent of Figures 
74-2A through 74-2G to allow for modifications to the standards when deemed appropriate by the 
City Manager to address fish and wildlife habitat. 

(4) All streets must be designed and constructed according to the preferred standard. The City 
Manager may reduce the requirements of the preferred standard based on specific site conditions, 
but in no event will the requirement be less than the minimum standard. The City Manager must 
take into consideration the following factors when deciding whether the site conditions warrant a 
reduction of the preferred standard:… 

Response: Sidewalk improvements are required on SW 108th Avenue. The improved sidewalk will be 5.5' 
wide and include a planter strip with trees from the PGE approved tree list. The sidewalk improvements 
will all be in accordance with TDC code. See civil and landscape plans for details (Attachment 2). This 
standard is met. 

Section 74.430. - Streets, Modifications of Requirements in Cases of Unusual Conditions. 

Response: No modifications are required. This standard does not apply. 

Section 74.440. - Streets, Traffic Study Required. 

(1) The City Manager may require a traffic study to be provided by the applicant and furnished to the 
City as part of the development approval process as provided by this Code, when the City Manager 
determines that such a study is necessary in connection with a proposed development project in 
order to:… 

(2) The required traffic study must be completed prior to the approval of the development application. 
(3) The traffic study must include, at a minimum: 

(a) An analysis of the existing situation, including the level of service on adjacent and 
impacted facilities. 

(b) An analysis of any existing safety deficiencies. 
(c) Proposed trip generation and distribution for the proposed development. 
(d) Projected levels of service on adjacent and impacted facilities. 
(e) Recommendation of necessary improvements to ensure an acceptable level of service for 

roadways and a level of service of at least D and E for signalized and unsignalized 
intersections respectively, after the future traffic impacts are considered. 

(f) The City Manager will determine which facilities are impacted and need to be included in 
the study. 

(g) The study must be conducted by a registered engineer. 
Response: The Transportation Impact Analysis is Attachment 9 and includes minimum requirements (a) – 
(g). This standard is met. 

(4) The applicant must implement all or a portion of the improvements called for in the traffic study 
as determined by the City Manager. 

Response: The applicant will implement required improvements. This standard is met.  

Section 74.450. - Bikeways and Pedestrian Paths. 

(1) Where proposed development abuts or contains an existing or proposed bikeway, pedestrian path, 
or multi-use path, as set forth in TDC Chapter 11, Transportation Figure 11-4, the City may require 
that a bikeway, pedestrian path, or multi-use path be constructed, and an easement or dedication 
provided to the City. 
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Response: The proposed development does not abut or contain an existing or proposed bikeway, 
pedestrian path, or multi-use path. This standard does not apply. 

Section 74.460. - Accessways in Residential, Commercial and Industrial Subdivisions and Partitions. 

Response: No accessways are proposed and the project is not a subdivision or partition. This standard 
does not apply. 

Section 74.470. - Street Lights. 

(1) Street light poles and luminaries must be installed in accordance with the Public Works 
Construction Code. 

(2) The applicant submit a street lighting plan for all interior and exterior streets on the proposed 
development site prior to issuance of a Public Works Permit. 

Response: No street lights are required. This standard does not apply.  

Section 74.475. - Street Names. 

Response: No new streets or street names are proposed. This standard does not apply. 

Section 74.480. - Street Signs. 

Response: No new street names signs are proposed. This standard does not apply. 

Section 74.485. - Street Trees. 

(1) Prior to approval of a residential subdivision or partition final plat, the applicant must pay the City 
a non-refundable fee equal to the cost of the purchase and installation of street trees. The location, 
placement, and cost of the trees must be determined by the City. This sum must be calculated on 
the interior and exterior streets as indicated on the final subdivision or partition plat. 

(2) In nonresidential subdivisions and partitions street trees must be planted by the owners of the 
individual lots as development occurs. 

(3) The Street Tree Ordinance specifies the species of tree which is to be planted and the spacing 
between trees. 

Response: The proposal is not for a subdivision. This standard does not apply. 

Utilities 

Section 74.610. - Water Service. 

(1) Water lines must be installed to serve each property in accordance with the Public Works 
Construction Code. Water line construction plans must be submitted to the City Manager for 
review and approval prior to construction. 

(2) If there are undeveloped properties adjacent to the subject site, public water lines must be 
extended by the applicant to the common boundary line of these properties. The lines must be 
sized to provide service to future development, in accordance with the City's Water System Master 
Plan, TDC Chapter 12. 

(3) As set forth is TDC Chapter 12, Water Service, the City has three water service levels. All 
development applicants must be required to connect the proposed development site to the service 
level in which the development site is located. If the development site is located on a boundary line 
between two service levels the applicant must be required to connect to the service level with the 
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higher reservoir elevation. The applicant may also be required to install or provide pressure 
reducing valves to supply appropriate water pressure to the properties in the proposed 
development site. 

Response: New water service is proposed for the new building. Lines will be installed in accordance with 
the Public Works Construction Code and connected to appropriate water service levels. See utility plan 
for details. There are not undeveloped properties adjacent to the subject site. This standard is met. 

Section 74.620. - Sanitary Sewer Service. 

(1) Sanitary sewer lines must be installed to serve each property in accordance with the Public Works 
Construction Code. Sanitary sewer construction plans and calculations must be submitted to the 
City Manager for review and approval prior to construction. 

(2) If there are undeveloped properties adjacent to the proposed development site which can be 
served by the gravity sewer system on the proposed development site, the applicant must extend 
public sanitary sewer lines to the common boundary line with these properties. The lines must be 
sized to convey flows to include all future development from all up stream areas that can be 
expected to drain through the lines on the site, in accordance with the City's Sanitary Sewer System 
Master Plan, TDC Chapter 13. 

Response: New sanitary sewer lines will be connected to existing on-site sewer system. No new laterals 
to the public system are proposed. See utility plan (C1.30 - C1.33) for details. No undeveloped properties 
are adjacent. This standard is met. 

Section 74.630. - Storm Drainage System. 

(1) Storm drainage lines must be installed to serve each property in accordance with City standards. 
Storm drainage construction plans and calculations must be submitted to the City Manager for 
review and approval prior to construction. 

(2) The storm drainage calculations must confirm that adequate capacity exists to serve the site. The 
discharge from the development must be analyzed in accordance with the City's Storm and Surface 
Water Regulations. 

(3) If there are undeveloped properties adjacent to the proposed development site which can be 
served by the storm drainage system on the proposed development site, the applicant must extend 
storm drainage lines to the common boundary line with these properties. The lines must be sized 
to convey expected flows to include all future development from all up stream areas that will drain 
through the lines on the site, in accordance with the Tualatin Drainage Plan in TDC Chapter 14. 

Response: New storm drain system will be connected to existing on-site storm system with modifications 
to accommodate needed drainage; however, no new connections to the public system are proposed. See 
utility plan for details. No undeveloped properties are adjacent. This standard is met. 

Section 74.640. - Grading. 

(1) Development sites must be graded to minimize the impact of storm water runoff onto adjacent 
properties and to allow adjacent properties to drain as they did before the new development. 

(2) A development applicant must submit a grading plan showing that all lots in all portions of the 
development will be served by gravity drainage from the building crawl spaces; and that this 
development will not affect the drainage on adjacent properties. The City Manager may require 
the applicant to remove all excess material from the development site. 

Response: The development site will be graded to minimize the impact of storm runoff. This application 
includes a grading plan on sheets C1.21 -C1.24 (plus grading notes on C0.01) showing that the proposed 
development will not affect the drainage on adjacent properties. This standard is met. 
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Section 74.650. - Water Quality, Storm Water Detention and Erosion Control. 

The applicant must comply with the water quality, storm water detention and erosion control 
requirements in the Surface Water Management Ordinance. If required: 

(1) On subdivision and partition development applications… 
Response: The proposal is not for a subdivision. This standard does not apply. 

(2) On all other development applications, prior to issuance of any building permit, the applicant must 
arrange to construct a permanent on-site water quality facility and storm water detention facility 
and submit a design and calculations indicating that the requirements of the Surface Water 
Management Ordinance will be met and obtain a Stormwater Connection Permit from Clean 
Water Services. 

Response: The existing water quality, storm water detention, and erosion control facilities will be 
modified to handle additional runoff per CWS standards. See plans for details. This standard is met. 

(3) For on-site private and regional non-residential public facilities, the applicant must submit a 
stormwater facility agreement, which will include an operation and maintenance plan provided by 
the City, for the water quality facility for the City's review and approval. The applicant must submit 
an erosion control plan prior to issuance of a Public Works Permit. No construction or disturbing 
of the site must occur until the erosion control plan is approved by the City and the required 
measures are in place and approved by the City. 

Response: The stormwater facility agreement and erosion control plan will be submitted with the 
construction permit. This standard is met. 

Section 74.660. - Underground. 

(1) All utility lines including, but not limited to, those required for gas, electric, communication, 
lighting and cable television services and related facilities must be placed underground. Surface-
mounted transformers, surface-mounted connection boxes and meter cabinets may be placed 
above ground. Temporary utility service facilities, high capacity electric and communication feeder 
lines, and utility transmission lines operating at 50,000 volts or above may be placed above 
ground. The applicant must make all necessary arrangements with all utility companies to provide 
the underground services. The City reserves the right to approve the location of all surface-
mounted transformers.  

(2) Any existing overhead utilities may not be upgraded to serve any proposed development. If existing 
overhead utilities are not adequate to serve the proposed development, the applicant must, at 
their own expense, provide an underground system. The applicant must be responsible for 
obtaining any off-site deeds and/or easements necessary to provide utility service to this site; the 
deeds and/or easements must be submitted to the City Manager for acceptance by the City prior 
to issuance of the Public Works Permit. 

Response: The existing utility lines do not need to be upgraded for the proposed development and no 
undergrounding is currently required. This standard is met. 

Section 74.670. - Existing Structures. 

(1) Any existing structures requested to be retained by the applicant on a proposed development site 
must be connected to all available City utilities at the expense of the applicant. 

(2) The applicant must convert any existing overhead utilities serving existing structures to 
underground utilities, at the expense of the applicant. 
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(3) The applicant must be responsible for continuing all required street improvements adjacent to the 
existing structure, within the boundaries of the proposed development site. 

Response: There are no existing structures to be retained in the area of the proposed new building and 
parking. This standard does not apply.  

Section 74.700. - Removal, Destruction or Injury of Trees. 

It is unlawful for a person, without a written permit from the City Manager, to remove, destroy, break or 
injure a tree, plant or shrub, that is planted or growing in or upon a public right-of-way within the City, or 
cause, authorize, or procure a person to do so, authorize or procure a person to injure, misuse or remove 
a device set for the protection of any tree, in or upon a public right-of-way. 
Response: No trees or plants in the public right-of-way will be removed, destroyed, or broken during 
development. This standard is met. 

Section 74.705. - Street Tree Removal Permit. 

Response: No street trees are being removed. This standard does not apply. 

Section 74.710. - Open Ground. 

When impervious material or substance is laid down or placed in or upon a public right-of-way near a tree, 
at least nine square feet of open ground for a tree up to three inches in diameter must be provided about 
the base of the trunk of each tree. 
Response: No impervious material is proposed to be laid down in the public right-of-way. This standard 
does not apply. 

Section 74.720. - Protection of Trees During Construction. 

(1) During the erection, repair, alteration or removal of a building or structure, it is unlawful for the 
person in charge of such erection, repair, alteration or removal to leave a tree in or upon a public 
right-of-way in the vicinity of the building or structure without a good and sufficient guard or 
protectors to prevent injury to the tree arising out of or by reason of such erection, repair, 
alteration or removal. 

(2) Excavations and driveways must not be placed within six feet of a tree in or upon a public right-of-
way without written permission from the City Manager. During excavation or construction, the 
person must guard the tree within six feet and all building material or other debris must be kept 
at least four feet from any tree. 

Response: The only proposed work near trees in the right-of-way is the alteration of one driveway off SW 
Leveton. All trees will be properly protected according to code requirements, as shown in Landscape 
Notes on L0.01. This standard is met. 

Section 74.740. - Prohibited Trees. 

It is unlawful for a person to plant a tree within the right-of-way of the City of Tualatin that is not in 
conformance with City standards, including Table 74-1. Any tree planted subsequent to adoption of this 
Chapter not in compliance with City standards, including Table 74-1, must be removed at the expense of 
the property owner. 
Response: The proposed trees being planted in the public right-of-way on SW 108th Avenue have been 
selected from the PGE list of approved trees so as not to conflict with the powerlines above. This standard 
is met. 
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Section 74.745. - Cutting and Planting Specifications. 

The following regulations are established for the planting, trimming and care of trees in or upon the public 
right-of-way of the City. 

(1) When trees are cut down, the stump must be removed to a depth of six inches below the surface 
of the ground or finish grade of the street, whichever is of greater depth. 

Response: No trees are proposed to be cut. This standard does not apply. 

(2) Trees must be planted in accordance with City standards, Table 74-1, except when a greater 
density is allowed under a special permit from the City Manager. 

Response: The proposed trees to be planted in the public right-of-way on SW 108th Avenue have been 
selected from the PGE list of approved trees so as not to conflict with the powerlines above. See landscape 
plans in Attachment 2. This standard is met. 

Section 74.765. - Street Tree Species and Planting Locations. 

All trees, plants or shrubs planted in the right-of-way of the City must conform in species and location and 
in accordance with the street tree plan and City standards, including Table 74-1. If the City Manager 
determines that none of the species in City standards, including Table 74-1 is appropriate or finds 
appropriate a species not listed, the City Manager may substitute an unlisted species. 
Response: The proposed trees to be planted in the public right-of-way on SW 108th Avenue have been 
selected from the PGE list of approved trees so as not to conflict with the powerlines above. See landscape 
plans in Attachment 2. This standard is met. 

Chapter 75: Access Management 

Section 75.020. - Permit for New Driveway Approach 
(1) Applicability. A driveway approach permit must be obtained prior to constructing, relocating, 

reconstructing, enlarging, or altering any driveway approach. 
(2) Exceptions. A driveway approach permit is not required for: 

(a) The construction, relocation, reconstruction, enlargement, or alteration of any driveway 
approach that requires a state highway access permit; or 

(b) The construction, relocation, reconstruction, enlargement or alteration of any driveway 
approach that is part of the construction of a publicly or privately engineered public 
improvement project. 

(3) Procedure Type. A Driveway Approach Permit is processed as a Type II procedure under 
TDC 32.220 (Type II). 

Response: Driveway Approach Permit applies. See 75.020.4-5 below showing standards are met. 

(4) Submittal Requirements. In addition to the application materials required by 
TDC 32.140 (Application Submittal), the following application materials are also required: 

(a) A site plan, of a size and form and in the number of copies meeting the standards 
established by the City Manager, containing the following information: 
(i) The location and dimensions of the proposed driveway approach; 
(ii) The relationship to nearest street intersection and adjacent driveway approaches; 
(iii) Topographic conditions; 
(iv) The location of all utilities; 

https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH32PR_TDC_32.220TYIIPRADRENO
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH32PR_TDC_32.140APSU
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(v) The location of any existing or proposed buildings, structures, or vehicular use 
areas; 

(vi) The location of any trees and vegetation adjacent to the location of the proposed 
driveway approach that are required to be protected pursuant to TDC Chapter 
73B or 73C; and 

(vii) The location of any street trees adjacent to the location of the proposed driveway 
approach. 

Response: Proposed driveways are in the submitted plans which also show items (i)-(vii). This 
standard is met. 
 
(b) Identification of the uses or activities served, or proposed to be served, by the driveway 

approach; and 
(c) Any other information, as determined by the City Manager, which may be required to 

adequately review and analyze the proposed driveway approach for conformance with 
the applicable criteria. 

Response: See Traffic Study (Attachment 9) for more information including review of site distance 
at the proposed new driveway locations. 

(5) Criteria. A Driveway Approach Permit must be granted if: 
(a) The proposed driveway approach meets the standards of this Chapter and the Public 

Works Construction Code; 
(b) No site conditions prevent placing the driveway approach in the required location; 

Response: The proposed new driveways meet standards of the TDC and the Public Works Construction 
Code and no site conditions have been found that prevent placing the driveway approaches in the 
required locations. This standard is met.  

(c) The number of driveway approaches onto an arterial are minimized; 
Response: The proposed driveway approaches are located on a collector street. This standard is 
met. 

(d) The proposed driveway approach, where possible: 
(i) Is shared with an adjacent property; or 
(ii) Takes access from the lowest classification of street abutting the property; 

 Response: Per the IMP, the accesses are on both 108th and Leveton. This standard is met. 

(e) The proposed driveway approach meets vision clearance standards; 
(f) The proposed driveway approach does not create traffic hazards and provides for safe 

turning movements and access; 
(g) The proposed driveway approach does not result in significant adverse impacts to the 

vicinity; 
Response: These were reviewed in the Traffic Study dated August 12, 2022. The approaches meet 
the standards of (e) – (g) above; see Attachment 9. These standards are met. 

(h) The proposed driveway approach minimizes impact to the functionality of adjacent streets 
and intersections; and 
(i) The proposed driveway approach balances the adverse impacts to residentially 

zoned property and the functionality of adjacent streets. 
Response: The proposed driveway approaches are on a collector street in an industrial area with 
no direct impact to residentially zoned areas. This standard is met. 

https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73BLAST
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73BLAST
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH73CPAST
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(6) Effective Date. The effective date of a Driveway Approach Permit approval is the date the notice 
of decision is mailed. 

(7) Permit Expiration. A Driveway Approach Permit approval expires one year from the effective date, 
unless the driveway approach is constructed within the one-year period in accordance with the 
approval decision and City standards. 

Response: The effective date and expiration are noted and will be followed. 

Section 75.030. - Driveway Approach Closure. 

(1) The City Manager may require the closure of a driveway approach where: 
(a) The driveway approach is not constructed in conformance with this Chapter and the Public 

Works Construction Code; 
(b) The driveway approach is not maintained in a safe manner; 
(c) A public street improvement project is being constructed, and closure of the driveway 

approach will more closely conform to the current driveway approach standards; 
(d) A new building or driveway is constructed on the property; 
(e) A plan text amendment or zone change is proposed for the property served by the 

driveway; 
(f) A change of use or activity in an existing building increases the amount of required 

parking; 
(g) The driveway approach has been abandoned; or 
(h) There is a demonstrated safety issue. 

Response: All existing driveways have been constructed in accordance with TDC standards and were 
reviewed for traffic and safety, no issues were found. This standard does not apply. 

(2) Notice. Notice of driveway approach closure must be given in writing to the property owner and 
any affected tenants stating the grounds for closure, the date upon which the closure becomes 
effective, and the right to appeal. 

(3) Appeals. Any person entitled to notice under subsection (2) of this section may appeal the decision 
to the City Council. 

(4) Effect. Closure is effective immediately upon the mailing of notice of the decision. Unless otherwise 
provided in the notice, closure terminates all rights to continue the use the driveway approach for 
which the notice of closure has been issued. 

(5) Failure to Close Driveway. If the owner fails to close the driveway approach to conform to the 
notice within 90 days, the City Manager may cause the closure to be completed and all expenses 
assessed against the property owner. 

Response: It is noted that if a driveway closure is needed, the above standards would apply. 

Section 75.040. - Driveway Approach Requirements. 

(1) The provision and maintenance of driveway approaches from private property to the public streets 
as stipulated in this Code are continuing requirements for the use of any structure or parcel of real 
property in the City of Tualatin. No building or other permit may be issued until scale plans are 
presented that show how the driveway approach requirement is to be fulfilled. If the owner or 
occupant of a lot or building changes the use to which the lot or building is put, thereby increasing 
driveway approach requirements, it is unlawful and a violation of this code to begin or maintain 
such altered use until the required increase in driveway approach is authorized by the City. 

Response: All proposed driveway approaches will be authorized by the City before construction and 
maintained in accordance with the TDC. This standard is met. 
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(2) Owners of two or more uses, structures, or parcels of land may agree to utilize jointly the same 
driveway approach when the combined driveway approach of both uses, structures, or parcels of 
land satisfies their combined requirements as designated in this code; provided that satisfactory 
legal evidence is presented to the City Attorney in the form of deeds, easements, leases or 
contracts to establish joint use. Copies of said deeds, easements, leases or contracts must be 
placed on permanent file with the City Recorder. 

Response: All three lots are owned by Lam. This standard does not apply. 

(3) Joint and Cross Access.... 
Response: Lam is owner of all joint and cross access; no additional access easements are needed. This 
standard is met. 

(4) Requirements for Development on Less than the Entire Site. 
(a) To promote unified access and circulation systems, lots and parcels under the same 

ownership or consolidated for the purposes of development and comprised of more than 
one building site must be reviewed as one unit in relation to the access standards. The 
number of access points permitted must be the minimum number necessary to provide 
reasonable access to these properties, not the maximum available for that frontage. All 
necessary easements, agreements, and stipulations must be met. This must also apply to 
phased development plans. The owner and all lessees within the affected area must 
comply with the access requirements. 

Response: Per the IMP, all existing access points were found to provide reasonable access. The 
proposed new building and parking accesses have been designed to accommodate the added 
traffic and parking. This standard is met. 

(b) All access must be internalized using the shared circulation system of the principal 
commercial development or retail center. Driveways should be designed to avoid queuing 
across surrounding parking and driving aisles. 

Response: This provision is not applicable because the site is an industrial campus owned and 
operated by a single manufacturing user/tenant. 

(5) Lots that front on more than one street may be required to locate motor vehicle accesses on the 
street with the lower functional classification as determined by the City Manager. 

Response: The proposed accesses have been located in accordance with a previously approved access 
management plan in IMP 00-01. This standard is met. 

(6) Except as provided in TDC 53.100, all driveway approaches must connect directly with public 
streets. 

Response: The proposed driveway approaches connect directly with public streets. This standard is met. 

(7) To afford safe pedestrian access and egress for properties within the City, a sidewalk must be 
constructed along all street frontage, prior to use or occupancy of the building or structure 
proposed for said property. The sidewalks required by this section must be constructed to City 
standards, except in the case of streets with inadequate right-of-way width or where the final 
street design and grade have not been established, in which case the sidewalks must be 
constructed to a design and in a manner approved by the City Manager. Sidewalks approved by 
the City Manager may include temporary sidewalks and sidewalks constructed on private 
property; provided, however, that such sidewalks must provide continuity with sidewalks of 
adjoining commercial developments existing or proposed. When a sidewalk is to adjoin a future 

https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH53CECOZOCC_TDC_53.100PU
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street improvement, the sidewalk construction must include construction of the curb and gutter 
section to grades and alignment established by the City Manager. 

Response: All street frontages have existing or proposed sidewalks that meet City standards. This standard 
is met. 

(8) The standards set forth in this Code are minimum standards for driveway approaches, and may be 
increased through the Architectural Review process in any particular instance where the standards 
provided herein are deemed insufficient to protect the public health, safety, and general welfare. 

(9) Minimum driveway approach width for uses are as provided in Table 75-1 (Driveway Approach 
Width): … (Table withheld for brevity, Industrial standard minimum is 36’ and maximum is 40’) 

Response: All proposed driveway approaches are 36'. See sheet C1.13, C1.14. This standard is met.  

(10) Driveway Approach Separation. There must be a minimum distance of 40 feet between any two 
adjacent driveways on a single property unless a lesser distance is approved by the City Manager. 

Response: All proposed driveway approaches are more than 40' apart. See sheets C1.13 and C1.14. This 
standard is met. 

(11) Distance between Driveways and Intersections. Except for single-family dwellings, duplexes, 
townhouses, triplexes, quadplexes, and cottage clusters, the minimum distance between 
driveways and intersections must be as provided below. Distances listed must be measured from 
the stop bar at the intersection. 
(a) At the intersection of collector or arterial streets, driveways must be located a minimum 

of 150 feet from the intersection. 
(b) At the intersection of two local streets, driveways must be located a minimum of 30 feet 

from the intersection. 
(c) If the subject property is not of sufficient width to allow for the separation between 

driveway and intersection as provided, the driveway must be constructed as far from the 
intersection as possible, while still maintaining the 5-foot setback between the driveway 
and property line. 

(d) When considering a driveway approach permit, the City Manager may approve the 
location of a driveway closer than 150 feet from the intersection of collector or arterial 
streets, based on written findings of fact in support of the decision. 

Response: All proposed driveways are located at least 150' from the intersection of 108th and Leveton. 
See sheet C1.13. This standard is met. 

(12) Vision Clearance Area. 
(a) Local Streets. A vision clearance area for all local street intersections, local street and 

driveway intersections, and local street or driveway and railroad intersections must be 
that triangular area formed by the right-of-way lines along such lots and a straight line 
joining the right-of-way lines at points which are ten feet from the intersection point of 
the right-of-way lines, as measured along such lines (see Figure 73-2 for illustration). 

(b) Collector Streets. A vision clearance area for all collector/arterial street intersections, 
collector/arterial street and local street intersections, and collector/arterial street and 
railroad intersections must be that triangular area formed by the right-of-way lines along 
such lots and a straight line joining the right-of-way lines at points which are 25 feet from 
the intersection point of the right-of-way lines, as measured along such lines. Where a 
driveway intersects with a collector/arterial street, the distance measured along the 
driveway line for the triangular area must be ten feet (see Figure 73-2 for illustration). 

(c) Vertical Height Restriction. Except for items associated with utilities or publicly owned 
structures such as poles and signs and existing street trees, no vehicular parking, hedge, 
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planting, fence, wall structure, or temporary or permanent physical obstruction must be 
permitted between 30 inches and eight feet above the established height of the curb in 
the clear vision area (see Figure 73-2 for illustration). 

Response: The proposal includes driveways on 108th Avenue. Neither standard (a) nor (b) above applies. 
No obstructions are proposed above 30" near driveway corners, as shown in Attachment 2. This standard 
is met.  
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IV. ORIGINAL MASTER PLAN CONDITIONS OF APPROVAL (IMP 00-01) COMPLIANCE 

The following presents the original conditions of approval for the campus’s master plan, with applicable 
requirements addressed. 

1. Alternative Methods 
a. To meet the requirements of the TDC, through the Architectural Review process, building 

setbacks shall not be approved less than 68 feet to SW Leveton Drive and 98 feet to SW 
108th Avenue after required dedication of right-of-way, turn lane and intersection 
improvements. Building setbacks to SW Tualatin Road shall meet the requirements of TDC 
62.060(2)(a) and 62.080(2). Interior side yard building setbacks shall be no less than 20 
feet, except setbacks to the common property line with JAE shall be no less than 100 feet.  

Response: This condition is met by the existing development and will be met by the proposed 
building.  

b. To meet the requirements of the TDC, through the Architectural Review process 
parking/circulation setbacks shall not be approved less than 108 feet to SW Leveton Drive 
and 43 feet to SW 108th Avenue after required dedication of right-of-way, turn lane and 
intersection improvements. Interior side yard parking and circulation setbacks shall be as 
shown on Exhibit 2, Sheet SD-5, dated December 22, 2000. 

Response: This condition is proposed to be modified by a separate, concurrent IMP application, 
which requests parking/circulation setbacks of at least 50' to SW Leveton Drive and 43' to SW 
108th Avenue. See IMP application submitted concurrently.  

c. As mitigation for a reduced parking and circulation setbacks to SW Tualatin Road an 
earthen berm with landscaping consisting of deciduous street trees, evergreen trees and 
shrubs shall be provided along SW Tualatin Road, the large evergreen trees along the 
roadway shall be retained and the berm and landscaping shall be installed as part of the 
Phase 1 development. The final design of the berm and landscaping shall be reviewed 
through the Architectural Review process. 

Response: This was constructed following the 2001 AR approval and will not be affected by the 
proposal. This condition is met.  

d. Through the Partition and Architectural Review processes shared parking and circulation 
easements shall be reviewed and evaluated. Where necessary, shared parking and 
circulation easements shall be established.  

Response: The Partition and AR following the IMP established these. This condition is met. 

k. To meet the requirements of the TDC, through the Architectural Review process final 
parking areas shall be determined and the stand of trees behind the former Oki 
manufacturing building shall be retained or integrated into the parking lot design as 
determined appropriate. 

Response: This stand of trees was and will remain preserved. This condition is met. 

f. To ensure that vehicular access requirements meet the TDC, through the Partition and 
Architectural Review processes shared site vehicular accesses will need to be reviewed and 
evaluated. Where necessary, shared site vehicular access easements shall be established. 

Response: No site access easements are necessary because the three subject parcels are used by 
the owner as a single manufacturing operation. 
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g. To meet the requirements of the TDC, through the Architectural Review processes loading 
areas that encroach onto a separate adjoining lot, excluding JAE, will need to be reviewed 
and evaluated. If encroachments off-site and into parking areas are necessary the 
Architectural Review process shall determine the appropriateness. 

Response: No such encroachments are proposed. This condition is met. 

k. Through the Partition and Architectural Review processes shared onsite utilities shall be 
reviewed and evaluated. Where necessary, easements shall be established. 

Response: The Partition and AR following this IMP established these if required. This condition is 
met. 

i. The applicant shall submit a partition application to the City to partition the site into the 
proposed three individual lots. 

Response: The Partition was completed following the approval of the IMP to meet this condition.  

j. The applicant's request for an alternative method in parking lot landscaping requirements 
is acceptable for surface parking proposed for the south-half of the site as depicted in the 
applicant's proposal (Exhibit 2). Proposed parking lot landscaping for the north-half of the 
site shall follow the standard requirements of Chapter 73 of the TDC. 

Response: Development on the site has continued to meet the alternative or standard parking lot 
requirements, as appropriate. Much of the proposed parking is on the south half of the site and 
proposes the alternative landscaping. This condition is met.  

k. The applicant shall be required to submit an Architectural Review application meeting the 
requirements of the TDC and include the alternative methods approved through the 
Industrial Master Plan. If future modifications to an approved Industrial Master Plan are 
necessary, a new Industrial Master Plan application shall be submitted to the City for 
review. 

Response: AR applications following the approval of IMP 00-01 have met this condition. This AR 
application addresses this condition. The concurrently submitted IMP application proposes a 
modification to condition 1.b. above. This condition is met.  

2. Public Facilities 
a. Through the Architectural Review process Novellus shall address the ODOT recommended 

condition of approval concerning the 99W/124th Avenue intersection contained in Exhibit 
D. 

Response: This intersection has been improved since the approval of this IMP. 

b. At the time of submittal of Architectural Review applications for each phase of on-site 
development a traffic analysis report shall be submitted and improvements identified. The 
traffic analysis report shall be reviewed through the Public Facilities component of the 
Architectural Review process and conditions applied. 

Response: The TIA in Attachment 9 meets this condition for this application.  

c. Construction of Phases 2-4, when proposed, shall be evaluated through the Architectural 
Review process on the availability of an adequate City water supply to service the 
proposed development phase. 

Response: Construction of phases 2-4 is not yet proposed. This condition does not apply.  
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d. Through the Architectural Review process the volume and pressure needs for each 
development phase shall be evaluated. Based on calculations, the water transmission line 
may be required to be extended to serve the development. 

Response: The Lam Research campus is currently served by City of Tualatin Water from two 
transmission mains in SW Leveton Drive, a low-pressure main which predated the 2001 IMP, and 
a high-pressure main which was installed after IMP approval. The proposed office building will 
connect to the high-pressure main which is expected to provide adequate flow and pressure for 
the new building. 

e. Through the Architectural Review process the applicant shall submit evaluations on the 
downstream sanitary sewer system and the discharge rates and volumes per proposed 
development phase and participate where required in mitigation measures. Recycling and 
reuse options shall be considered by the applicant to reduce the discharge rates and 
volumes. The applicant shall work with the City to develop a program to release the 
sanitary sewer discharge during off-peak hours. 

Response: The Lam Research campus is currently served with municipal sewer by City of Tualatin 
from a main within SW Leveton Drive. Campus managers indicate no current issues or required 
sewer flow rate mitigation based on the existing campus development and uses. The proposed 
office building is not expected to generate significant sewer demands and is not expected to 
require any flow reduction or mitigation.  

f. Through the Architectural Review process the adequacy of on-site stormwater detention 
shall be evaluated and Novellus shall provide supporting documentation and calculations 
showing adequacy of the storm system. At the time road widening for SW Leveton Drive 
or SW 108th Avenue is required, Novellus shall submit drawings and calculations for water 
quality and detention for review and approval as part of the Architectural Review process. 

Response: The stormwater report in Attachment 10 demonstrates compliance with stormwater 
requirements. This condition is met. Road widening is not yet required.  

3. Location, Design, Color and Materials 
a. Through the Architectural Review process, final material colors shall be presented for 

approval based on the pallet of colors identified in the Industrial Master Plan. 
b. Through the Architectural Review process, final building materials shall be presented for 

approval based on the pallet of materials identified in the Industrial Master Plan. 
Response: The exterior materials information on sheets A2.10 and A2.11 of Attachment 2 show 
the proposed building will be of similar materials to the existing buildings on the campus, 
identified in the original IMP. These conditions are met.  
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V. CONCLUSION 

As demonstrated in the narrative above and referenced attachments, this AR application meets the 
relevant criteria and warrants approval.  
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GENERAL NOTES
1. ALL WORK SHALL CONFORM TO THE CURRENT STANDARD SPECIFICATIONS AND

REQUIREMENTS OF THE AUTHORITIES HAVING JURISDICTION AND THE CURRENT AMERICAN
PUBLIC WORKS ASSOCIATION STANDARDS FOR PUBLIC WORKS CONSTRUCTION

2. THE SURVEY INFORMATION SHOWN AS A BACKGROUND SCREEN IS BASED ON A SURVEY BY
OTHERS AND IS SHOWN FOR REFERENCE ONLY. CONTRACTOR TO VERIFY ALL EXISTING
CONDITIONS WITH ITS OWN RESOURCES PRIOR TO START OF ANY CONSTRUCTION

3. CONTRACTOR MUST COMPLY WITH LOCAL AND STATE REQUIREMENTS TO NOTIFY ALL
UTILITY COMPANIES FOR LINE LOCATIONS SEVENTY-TWO (72) HOURS (MINIMUM) PRIOR TO
START OF WORK. DAMAGE TO UTILITIES SHALL BE CORRECTED AT THE CONTRACTOR'S
EXPENSE

4. CONTRACTOR SHALL ADJUST ALL STRUCTURES IMPACTED BY CONSTRUCTION
IMPROVEMENTS TO NEW FINISH GRADES

5. REQUEST BY THE CONTRACTOR FOR CHANGES TO THE PLANS MUST BE APPROVED BY THE
ENGINEER.

6. ALL WORK WITHIN THE PUBLIC RIGHT-OF-WAY REQUIRES A PUBLIC WORKS PERMIT

7. CONTRACTOR SHALL PROVIDE THE ENGINEER OF RECORD WITH AS-BUILT PLANS AT LEAST
2 WEEKS PRIOR TO REQUESTING AGENCY SIGN OFF ON PERMITS FOR OCCUPANCY

8. CONTRACTOR SHALL PERFORM ALL THE WORK SHOWN ON THE DRAWINGS AND ALL
INCIDENTAL WORK NECESSARY TO COMPLETE THE PROJECT

SITE DEMOLITION NOTES
1. COMPLY WITH ALL APPLICABLE CODES AND REGULATIONS FOR DEMOLITION OPERATIONS

AND SAFETY OF ADJACENT STRUCTURES AND THE PUBLIC

2. INSTALL EROSION CONTROL MEASURES AND TEMPORARY FENCING PRIOR TO ANY
DEMOLITION ACTIVITIES

3. MITIGATE DUST POLLUTION DUE TO DEMOLITION ACTIVITIES

4. PROTECT ALL EXISTING STRUCTURES, UTILITIES, LANDSCAPE AND OTHER ELEMENTS THAT
ARE NOT DESIGNATED FOR REMOVAL. ANY DAMAGE TO EXISTING IMPROVEMENTS NOT
DESIGNATED FOR REMOVAL SHALL BE REPAIRED/REPLACED AT THE CONTRACTOR'S
EXPENSE

5. DO NOT BEGIN REMOVAL UNTIL ITEMS TO BE SALVAGED OR RELOCATED HAVE BEEN
REMOVED AS NOTED. IF REMOVED GRAVEL OR PAVEMENT MATERIALS ARE TO BE
RECYCLED OR REUSED, PREVENT CONTAMINATION OF THESE MATERIALS FROM TOPSOIL
OR OTHER DELETERIOUS MATERIAL

6. CONTRACTOR SHALL COORDINATE DEMOLITION WORK WITH AFFECTED UTILITY
COMPANIES, OBTAIN ALL REQUIRED PERMITS, NOTIFY THEM PRIOR TO STARTING WORK,
AND COMPLY WITH THEIR REQUIREMENTS. ADDITIONAL REMOVALS MAY BE REQUIRED BY
THE AUTHORITIES HAVING JURISDICTION AND THE CONTRACTOR SHALL CONFIRM
ACCORDINGLY PRIOR TO BID. ACCURATELY RECORD ACTUAL LOCATIONS OF CAPPED AND
ACTIVE UTILITIES FOR AS-BUILT PURPOSES AND SUPPLY TO OWNER AND
ARCHITECT/ENGINEER OF RECORD

7. DEMOLISH AND REMOVE ALL NON-BUILDING SITE STRUCTURES AND ASSOCIATED FEATURES
(APPURTENANCES) AS SHOWN. WITHIN AREA OF NEW CONSTRUCTION, REMOVE
DESIGNATED WALLS AND FOOTINGS TO 2 FEET MINIMUM BELOW FINISHED GRADE.
DEMOLISH ALL PAVED AREAS DESIGNATED FOR REMOVAL DOWN TO NATIVE SUBGRADE

8. ALL VEGETATION AND DELETERIOUS MATERIALS WITHIN THE LIMITS OF WORK SHALL BE
STRIPPED AND REMOVED FROM THE SITE PRIOR TO GRADING WORK UNLESS NOTED
OTHERWISE (E.G. PROTECTED TREES)

9. IF HAZARDOUS MATERIALS ARE DISCOVERED DURING DEMOLITION, STOP WORK AND
IMMEDIATELY NOTIFY THE OWNER AND ARCHITECT/ENGINEER OF RECORD

GRADING NOTES
1. ROUGH GRADING: ROUGH GRADE TO ALLOW FOR DEPTH OF BUILDING SLABS, PAVEMENTS,

BASE COURSES, AND TOPSOIL PER DETAILS AND SPECIFICATIONS

2. FINISH GRADING: BRING ALL FINISH GRADES TO LEVELS INDICATED. WHERE GRADES ARE
NOT OTHERWISE INDICATED, HARDSCAPE FINISH GRADES ARE TO BE THE SAME AS
ADJACENT SIDEWALKS, CURBS, OR THE OBVIOUS GRADE OF ADJACENT STRUCTURE.
SOFTSCAPE GRADES (INCLUDING ADDITIONAL DEPTH OF TOPSOIL) SHALL BE SET 6 INCHES
BELOW BUILDING FINISHED FLOORS WHERE ABUTTING BUILDINGS, 1-2 INCHES WHERE
ABUTTING WALKWAYS OR CURBS, OR MATCHING OTHER SOFTSCAPE GRADES. GRADE TO
UNIFORM LEVELS OR SLOPES BETWEEN POINTS WHERE GRADES ARE GIVEN. ROUND OFF
SURFACES, AVOID ABRUPT CHANGES IN LEVELS. AT COMPLETION OF JOB AND AFTER
BACKFILLING BY OTHER TRADES HAS BEEN COMPLETED, REFILL AND COMPACT AREAS
WHICH HAVE SETTLED OR ERODED TO BRING TO FINAL GRADES

3. EXCAVATION: EXCAVATE FOR SLABS, PAVING, AND OTHER IMPROVEMENTS TO SIZES AND
LEVELS SHOWN OR REQUIRED. ALLOW FOR FORM CLEARANCE AND FOR PROPER
COMPACTION OF REQUIRED BACKFILLING MATERIAL. DAMAGE TO UTILITIES SHALL BE
CORRECTED AT THE CONTRACTOR'S EXPENSE

4. EFFECTIVE EROSION PREVENTION AND SEDIMENT CONTROL IS REQUIRED. EROSION
CONTROL DEVICES MUST BE INSTALLED AND MAINTAINED MEETING THE LOCAL AGENCY
AND STATE AGENCY REQUIREMENTS. THE AUTHORITIES HAVING JURISDICTION MAY, AT ANY
TIME, ORDER CORRECTIVE ACTION AND STOPPAGE OF WORK TO ACCOMPLISH EFFECTIVE
EROSION CONTROL

5. DRAINAGE SHALL BE CONTROLLED WITHIN THE WORK SITE AND SHALL BE ROUTED SO THAT
ADJACENT PRIVATE PROPERTY, PUBLIC PROPERTY, AND THE RECEIVING SYSTEM ARE NOT
ADVERSELY IMPACTED. THE ENGINEER AND/OR AUTHORITIES HAVING JURISDICTION MAY,
AT ANY TIME, ORDER CORRECTIVE ACTION AND STOPPAGE OF WORK TO ACCOMPLISH
EFFECTIVE DRAINAGE CONTROL

6. SITE TOPSOIL STOCKPILED DURING CONSTRUCTION AND USED FOR LANDSCAPING SHALL
BE APPROVED BY THE LANDSCAPE ARCHITECT

7. CONTRACTOR TO REVIEW AND CONFIRM GRADES AT JOIN POINTS, SUCH AS AT DAYLIGHT
LIMITS AND BUILDING ENTRANCES, PRIOR TO CONSTRUCTION

8. ACCESSIBLE PARKING SPACES AND LOADING ZONES SHALL BE CONSTRUCTED AT 2%
MAXIMUM SLOPE IN ALL DIRECTIONS

9. PEDESTRIAN SIDEWALK CONNECTIONS BETWEEN PUBLIC R.O.W. AND BUILDING ENTRANCES
SHALL BE CONSTRUCTED AT AND 2% MAXIMUM CROSS SLOPE AND 5% MAXIMUM
LONGITUDINAL SLOPE (8.33% FOR DESIGNATED RAMPS)

UTILITY NOTES
1. ALL WORK SHALL CONFORM TO THE CURRENT EDITIONS OF THE STATE PLUMBING AND

BUILDING CODES WITH LOCAL AMENDMENTS AS APPLICABLE ALONG WITH ANY ADDITIONAL
REQUIREMENTS OF THE AUTHORITIES HAVING JURISDICTION.

2. THE WORKING DRAWINGS ARE GENERALLY DIAGRAMMATIC. THEY DO NOT SHOW EVERY
OFFSET, BEND OR ELBOW REQUIRED FOR INSTALLATION IN THE SPACE PROVIDED. THEY DO
NOT SHOW EVERY DIMENSION, COMPONENT PIECE, SECTION, JOINT OR FITTING REQUIRED
TO COMPLETE THE PROJECT. ALL LOCATIONS FOR WORK SHALL BE CHECKED AND
COORDINATED WITH EXISTING CONDITIONS IN THE FIELD BEFORE BEGINNING
CONSTRUCTION. EXISTING UNDERGROUND UTILITIES WITHIN THE LIMITS OF EXCAVATION
SHALL BE VERIFIED AS TO CONDITION, SIZE AND LOCATION BY UNCOVERING (POTHOLING),
PROVIDING SUCH IS PERMITTED BY THE AUTHORITIES HAVING JURISDICTION, BEFORE
BEGINNING CONSTRUCTION. CONTRACTOR TO NOTIFY ENGINEER IF THERE ARE ANY
DISCREPANCIES.

3. NOT ALL REQUIRED CLEANOUTS ARE SHOWN ON THE PLANS. PROVIDE CLEANOUTS PER
DETAIL                   AS REQUIRED BY THE AUTHORITIES HAVING JURISDICTION AND THE
CURRENT EDITION OF THE STATE PLUMBING CODE (E.G. UNIFORM PLUMBING CODE
CHAPTER 7, SECTIONS 707 AND 719, AND CHAPTER 11, SECTION 1101.13).

4. ALL SANITARY AND STORM PIPING IS DESIGNED USING CONCENTRIC PIPE TO PIPE AND WYE
FITTINGS, UNLESS OTHERWISE NOTED

5. ALL DOWNSPOUT LEADERS TO BE 6 INCHES AT 2.0% MINIMUM UNLESS NOTED OTHERWISE

6. IF APPLICABLE, PROVIDE 2 INCH PVC DRAIN LINE FROM DOMESTIC WATER METER VAULT
AND BACKFLOW PREVENTER VAULT TO THE DOUBLE DETECTOR CHECK VALVE (FIRE)
VAULT. PROVIDE 1/3 HP SUMP PUMP AT BASE OF FIRE VAULT AND INSTALL 2 INCH PVC DRAIN
LINE WITH BACKFLOW VALVE FROM SUMP PUMP TO DAYLIGHT AT NEAREST CURB. FURNISH
3/4 INCH DIAMETER CONDUIT FROM BUILDING ELECTRICAL ROOM TO FIRE VAULT FOR SUMP
PUMP ELECTRICAL SERVICE. NOTE: COORDINATE WITH FIRE PROTECTION CONTRACTOR
FOR FLOW SENSOR INSTALLATION AND CONDUIT REQUIREMENTS

7. PREFABRICATED PLUMBING PRODUCTS USED SHALL BE LISTED ON THE IAPMO R&T
PRODUCT LISTING DIRECTORY (pld.iapmo.org).  ALL SUBMITTALS FOR REVIEW SHALL BE
ACCOMPANIED BY MANUFACTURER'S LITERATURE CLEARLY STATING THIS CERTIFICATION
AND/OR THE PRODUCT LISTING CERTIFICATE FROM THE IAPMO DIRECTORY WEBSITE

8. IF APPLICABLE, CONTRACTOR TO PROVIDE POWER TO IRRIGATION CONTROLLER. SEE
LANDSCAPE PLANS AND SPECIFICATIONS

9. SEE BUILDING PLUMBING DRAWINGS FOR PIPING WITHIN THE BUILDING AND UP TO 5 FEET
OUTSIDE THE BUILDING, INCLUDING ANY FOUNDATION DRAINAGE PIPING

10. CONTRACTOR TO MAINTAIN MINIMUM 3 FEET OF COVER OVER ALL UTILITY PIPING AND
CONDUITS, UNLESS NOTED OTHERWISE

11. WHERE CONNECTING TO AN EXISTING PIPE, AND PRIOR TO ORDERING MATERIALS, THE
CONTRACTOR SHALL EXPOSE THE EXISTING PIPE TO VERIFY THE LOCATION, SIZE, AND
ELEVATION. NOTIFY ENGINEER OF ANY DISCREPANCIES

12. CONTRACTOR SHALL SCOPE ALL PRIVATE ONSITE GRAVITY SYSTEM LINES THAT ARE BEING
CONNECTED TO FOR PROPOSED SERVICE. SCOPING SHALL OCCUR A MINIMUM OF 72
HOURS PRIOR TO CONSTRUCTION AND THE ENGINEER SHALL BE NOTIFIED IMMEDIATELY OF
ANY DISCREPANCIES WITH AS-BUILT RECORDS/SURVEY FINDINGS OR IF THE EXISTING
UTILITIES ARE DAMAGED OR SHOW SIGNS OF SIGNIFICANT DETERIORATION. CONTRACTOR
SHALL PROVIDE THE ENGINEER WITH VIDEO RECORDS, ALONG WITH A SKETCH IF THE
LOCATIONS DIFFER FROM AS-BUILT PLANS OR SURVEY FINDINGS

13. PRODUCT MATERIAL SUBMITTALS FOR REVIEW BY THE ENGINEER SHALL BE ACCOMPANIED
BY A MANUFACTURER'S CERTIFICATION THAT THE PRODUCT IS CAPABLE OF MEETING
PERFORMANCE EXPECTATIONS (I.E. - WATERTIGHT, MINIMUM/MAXIMUM BURIAL,
PREVENTION OF GROUNDWATER INTRUSION, ETC.) BASED ON THEIR REVIEW OF THE
PROJECT PLANS. IN THE ABSENCE OF A MANUFACTURER'S CERTIFICATION, THE GENERAL
CONTRACTOR'S REVIEW STAMP SHALL CONSTITUTE THAT THEY HAVE PERFORMED THE
NECESSARY REVIEW TO CERTIFY THE PRODUCT'S CONFORMANCE TO PROJECT
SPECIFICATIONS AND GENERAL EXPECTATIONS

14. PIPE LENGTHS SHOWN ON PLANS ARE TWO DIMENSIONAL AND MEASURED FROM CENTER
OF STRUCTURE TO CENTER OF STRUCTURE

15. MANHOLE RIM ELEVATIONS SHOWN ON PLANS REFERENCE THE CENTER OF THE
STRUCTURE. THE CONTRACTOR SHALL BE RESPONSIBLE FOR RECONCILING
LIDS/GRATES/ETC TO THE SLOPES OF THE SITE GRADING

16. MANHOLE OR VAULT RIM ELEVATIONS SHALL BE SET FLUSH IN PAVEMENT AREAS AND 3-4
INCHES ABOVE GRADE IN LANDSCAPE AREAS. RIMS IN PAVEMENT AREAS SHALL BE H-20
TRAFFIC RATED

EROSION CONTROL NOTES
1. HOLD A PRE-CONSTRUCTION MEETING OF PROJECT CONSTRUCTION PERSONNEL THAT

INCLUDES THE LOCAL AGENCY INSPECTOR TO DISCUSS EROSION AND SEDIMENT CONTROL
MEASURES AND CONSTRUCTION LIMITS

2. EROSION AND SEDIMENT CONTROL MEASURES MUST BE IN PLACE BEFORE ANY LAND IS
DISTURBED AND MUST REMAIN IN PLACE AND BE MAINTAINED, REPAIRED, AND PROMPTLY
IMPLEMENTED FOLLOWING PROCEDURES ESTABLISHED FOR THE DURATION OF
CONSTRUCTION, INCLUDING APPROPRIATE NON-STORMWATER POLLUTION CONTROLS

3. THE EROSION CONTROL DRAWING IS FOR GENERAL GUIDANCE ONLY. THE CONTRACTOR
SHALL KEEP THE PLAN CURRENT FOR ALL PHASES OF CONSTRUCTION AND MEET
EROSION/SEDIMENT CONTROL REQUIREMENTS OF ALL AUTHORITIES HAVING JURISDICTION
(AHJ). ALL EROSION CONTROL MEASURES SHALL CONFORM TO THE REQUIREMENTS OF THE
AHJ, THE PLANS, AND THE PROJECT SPECIFICATIONS

4. CONSTRUCT EROSION CONTROL IN CONJUNCTION WITH ALL CLEARING AND GRADING
ACTIVITIES, AND IN SUCH A MANNER AS TO ENSURE THAT SEDIMENT AND SEDIMENT LADEN
WATER DO NOT ENTER THE DRAINAGE SYSTEM, ROADWAYS, OR VIOLATE APPLICABLE
WATER STANDARDS

5. METHOD OF INSTALLATION FOR SEDIMENT FENCE SHALL NOT CAUSE DAMAGE TO
VEGETATED SLOPE EXCEPT AT POINT OF INSTALLATION. SIDECAST MATERIAL SHALL BE
KEPT TO A MINIMUM AND SHALL BE TO THE UPHILL SIDE OF THE SEDIMENT FENCE. THE
FENCE SHALL BE INSTALLED AT LEAST 4 FEET FROM ADJACENT TREES

6. ALL EROSION CONTROL DEVICES SHALL BE EXAMINED AND REPAIRED AFTER EACH STORM
OCCURRENCE, AND INLETS SHALL BE CLEANED OF SEDIMENT WHENEVER NECESSARY

7. HYDROSEED AND MULCH ALL DISTURBED AREAS UPON COMPLETION OF CONSTRUCTION
OR AS DIRECTED BY THE AUTHORITIES HAVING JURSIDICTION

8. THE CONTRACTOR SHALL LIMIT CONSTRUCTION TRAFFIC TO PAVED AREAS TO PREVENT
AND MINIMIZE SEDIMENT TRACKING OFF-SITE. CONTRACTOR SHALL SWEEP OR VACUUM
PAVED AREAS IF SEDIMENT ACCUMULATION OCCURS. DO NOT TRACK SEDIMENT TO THE
PUBLIC STREET OR NEIGHBORING PROPERTIES

9. INSTALL TEMPORARY EROSION PREVENTION SUCH AS JUTE NETTING OR GEOTEXTILE ON
DISTURBED AREAS STEEPER THAN 4H:1V

10. STAGING AND STOCKPILE AREAS TO BE DETERMINED BY CONTRACTOR AND ADJUSTED TO
ACCOMMODATE THE PROGRESS OF CONSTRUCTION

SITE WORK NOTES
1. ALL CURB RADII TO BE 3 FEET UNLESS NOTED OTHERWISE

2. STAIR RISERS AND TREADS SHALL BE CONFORMANT WITH THE REQUIREMENTS OF THE
AUTHORITIES HAVING JURISDICTION AND THE CURRENT EDITION OF THE STATE BUILDING
CODE (E.G. INTERNATIONAL BUILDING CODE, CHAPTER 10, SECTION 1011.5)

3. WHEREVER A PEDESTRIAN WALKING PATH IS WITHIN 36 INCHES OF A VERTICAL DROP OF 30
INCHES OR GREATER, GUARDRAIL SHALL BE INSTALLED CONFORMANT WITH THE
REQUIREMENTS OF THE AUTHORITIES HAVING JURISDICTION AND THE CURRENT EDITION
OF THE STATE BUILDING CODE (E.G. INTERNATIONAL BUILDING CODE, CHAPTER 10, SECTION
1015)

4. PAVEMENTS WITH DEPRESSIONS OR BIRD BATHS, UNCONTROLLED CRACKS WHICH ARE
VISIBLE WITHOUT MAGNIFICATION, AND/OR BONY OR OPEN GRADED SURFACES (EXCEPTING
POROUS PAVEMENTS) WILL BE CONSIDERED UNACCEPTABLE. CONTRACTOR SHALL REVIEW
PAVEMENT REPAIR OR REPLACEMENT ALTERNATIVES WITH THE OWNER AND ENGINEER
PRIOR TO CONDUCTING THE REPAIR WORK.XX/CX.XX

800-573-1311
503-823-1700

QWEST
CITY BUREAU OF MAINTENANCE
CITY WATER

NW NATURAL GAS

503-823-4874

PGE 503-464-7777

NOTICE TO EXCAVATORS:
ATTENTION: OREGON LAW REQUIRES YOU TO
FOLLOW RULES ADOPTED BY THE OREGON
UTILITY NOTIFICATION CENTER. THOSE
RULES ARE SET FORTH IN OAR 952-001-0010
THROUGH OAR 952-001-0090. YOU MAY
OBTAIN COPIES OF THE RULES BY CALLING
THE CENTER.
(NOTE: THE TELEPHONE NUMBER FOR THE
OREGON UTILITY NOTIFICATION CENTER IS
(503)-232-1987).

503-226-4211

Dig  Safely.

EMERGENCY TELEPHONE NUMBERS

Call the Oregon One-Call Center
DIAL  811  or  1-800-332-2344

VERIZON 800-483-1000

POTENTIAL UNDERGROUND FACILITY OWNERS

EXISTING PROPOSED

RIGHT-OF-WAY LINE

BOUNDARY LINE

CENTERLINE

PROPERTY LINE

CURB

WETLAND BOUNDARY

EDGE OF PAVEMENT

EASEMENT

FENCE LINE

GRAVEL EDGE

POWER LINE

OVERHEAD WIRE

TRAFFIC SIGNAL WIRE

TELEPHONE LINE

TELEVISION LINE

GAS LINE

STORM SEWER LINE

SANITARY SEWER LINE

WATER LINE

TREE (REMOVAL)

CONTROL MANHOLE

DRYWELL

FIRE DEPARTMENT CONNECTION

FIRE HYDRANT

WATER BLOWOFF/AIR RELEASE

WATER METER

WATER VALVE

BACKFLOW PREVENTOR

WATER VAULT

MONITORING WELL

STORM/SANITARY MANHOLE

STORM SEWER CATCH BASIN

SANITARY CLEAN OUT

GAS VALVE

GAS METER

SIGN

MAIL BOX

FOUND SURVEY MONUMENT

GUY WIRE ANCHOR

UTILITY POLE

HVAC UNIT

POWER VAULT

ELECTRICAL METER

POWER JUNCTION BOX

POWER TRANSFORMER

LIGHT POLE

TELEPHONE/TELEVISION VAULT

TELEPHONE/TELEVISION JUNCTION BOX

TELEPHONE/TELEVISION RISER

SIGNAL JUNCTION BOX

BOLLARD

ADA COMPLIANT CURB RAMP SLOPE ARROW

SLOPE ARROW

W

W M

TR

TFR

SGB

T

EB
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WAT

D

PWR

OHW

TEL

GAS

STM

SAN

WAT

XX

WBO

GV

EM

FDC

WTB

TS

TV

WDC

WV

SC

GM

MB

AC

LEGEND

ABBREVIATIONS
CENTER LINE
PROPERTY LINE

AC ASPHALT CONCRETE
BC BOTTOM OF CURB ELEVATION
BCR BEGIN CURB RETURN
BMP BEST MANAGEMENT PRACTICE
BS BOTTOM OF STEP ELEVATION
BW BACK OF WALK ELEVATION
CB CATCH BASIN
CI CAST IRON
CO CLEANOUT
CLR CLEAR
CVR COVER
DI DUCTILE IRON
DW DOMESTIC WATER
ECR END CURB RETURN
ELEV ELEVATION
EP EDGE OF PAVEMENT
ESC EROSION/SEDIMENT CONTROL
EW EACH WAY
EX EXISTING
FDC FIRE DEPARTMENT CONNECTION
FF FINISH FLOOR
FG FINISHED GRADE ELEVATION
FH FIRE HYDRANT
FI FIELD INLET
FL FLOWLINE ELEVATION
FS FINISHED SURFACE ELEVATION
FW FIRE WATER/FACE OF WALL
G GUTTER LINE
GB GRADE BREAK

IE INVERT ELEVATION
LT LEFT
ME MATCH EXISTING ELEVATION
MH MANHOLE
MJ MECHANICAL JOINT
OC ON CENTER
ODOT OREGON DEPARTMENT OF

TRANSPORTATION
OSHA OREGON STATE HEALTH AUTHORITY
PC POINT OF CURVATURE
PCC POINT OF COMPOUND CURVATURE
PR PROPOSED
PRC POINT OF REVERSE CURVATURE
PT POINT OF TANGENCY
RD ROOF DRAIN
RIM RIM ELEVATION
ROW RIGHT OF WAY
RSGV RESILIENT SEAT GATE VALVE
RT RIGHT
SS SANITARY SEWER
STA STATION
SW SIDEWALK
TC TOP OF CURB ELEVATION
TH THRESHOLD ELEVATION
TS TOP OF STEP ELEVATION
TW TOP OF WALL ELEVATION
TYP TYPICAL
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ELECTRICAL GEAR02-01
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KEYNOTES

02-01 PROTECT ITEM TO REMAIN (AS NOTED)
02-02 REMOVE ITEM (AS NOTED)
02-04 REMOVE EXISTING STRIPING
02-05 REMOVE EXISTING SIDEWALK
02-06 REMOVE EXISTING CURB
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TREE ID SIZE AND TYPE TREATMENT

20226 13" DECIDUOUS PROTECTION

20287 10" DECIDUOUS PROTECTION

20288 10" DECIDUOUS PROTECTION

20294 13" DECIDUOUS PROTECTION

20295 6" DECIDUOUS PROTECTION

20335 14" DECIDUOUS PROTECTION

20336 3" DECIDUOUS PROTECTION

20339 8" DECIDUOUS PROTECTION

20340 11" DECIDUOUS PROTECTION

20344 9" DECIDUOUS PROTECTION

20359 13" DECIDUOUS PROTECTION

20361 38" FIR PROTECTION

20362 56" FIR PROTECTION

20371 49" CONIFER PROTECTION

20372 35" DECIDUOUS PROTECTION

20373 26" PINE PROTECTION

20374 25" MAPLE PROTECTION

20375 27" DECIDUOUS PROTECTION

20378 SPLIT 16", (2) 19", 21" MAPLE PROTECTION

20622 8" DECIDUOUS PROTECTION

20626 9" DECIDUOUS PROTECTION

20629 1" DECIDUOUS PROTECTION

20630 1" DECIDUOUS PROTECTION

20631 7" DECIDUOUS PROTECTION

20632 9" DECIDUOUS PROTECTION

20633 4" DECIDUOUS PROTECTION

20634 7" DECIDUOUS PROTECTION

20635 27" DECIDUOUS PROTECTION

20636 16" DECIDUOUS PROTECTION

20654 30" CHERRY PROTECTION

20655 13" CHERRY PROTECTION

20656 14" CHERRY PROTECTION

20657 24" CHERRY REMOVAL

20658 23" CHERRY REMOVAL

20659 22" CHERRY PROTECTION

20660 20" CHERRY PROTECTION

20661 24" CHERRY PROTECTION

20662 30" CHERRY PROTECTION

20712 2" DECIDUOUS REMOVAL

20713 2" DECIDUOUS REMOVAL

20714 3" DECIDUOUS REMOVAL

20762 3" MAPLE REMOVAL

21015 21" OAK REMOVAL

21120 11" DECIDUOUS REMOVAL

21121 14" DECIDUOUS REMOVAL

21122 14" DECIDUOUS REMOVAL

21123 12" DECIDUOUS REMOVAL

21124 SPLIT 10", 12" DECIDUOUS REMOVAL

21125 15" DECIDUOUS REMOVAL

21137 23" CHERRY REMOVAL

21138 16" BIRCH REMOVAL

21142 20" APPLE REMOVAL

21144 3" DECIDUOUS REMOVAL

21159 3" DECIDUOUS REMOVAL

21160 3" DECIDUOUS REMOVAL

21162 3" DECIDUOUS REMOVAL

21163 4" DECIDUOUS REMOVAL

21166 3" DECIDUOUS REMOVAL

21167 3" DECIDUOUS REMOVAL

21168 2" DECIDUOUS REMOVAL

21170 2" DECIDUOUS REMOVAL

21171 3" DECIDUOUS REMOVAL

21173 3" DECIDUOUS REMOVAL

21174 4" DECIDUOUS REMOVAL

21176 3" DECIDUOUS REMOVAL

21177 3" DECIDUOUS REMOVAL

21179 3" DECIDUOUS PROTECTION

21195 3" DECIDUOUS PROTECTION

21211 3" DECIDUOUS PROTECTION

21229 3" DECIDUOUS PROTECTION

21272 2" DECIDUOUS PROTECTION

21291 2" DECIDUOUS PROTECTION

21297 1" DECIDUOUS PROTECTION

21300 1" DECIDUOUS PROTECTION

21303 2" DECIDUOUS PROTECTION

21409 SPLIT 6", 7", 14" CEDAR PROTECTION

21412 9" CEDAR PROTECTION

21415 7" CEDAR PROTECTION

21418 14" CEDAR PROTECTION

21422 5" CHERRY REMOVAL

21423 5" CHERRY REMOVAL

21425 7" CHERRY REMOVAL

21426 7" DECIDUOUS REMOVAL

21486 15" CHERRY REMOVAL

21487 15" CHERRY REMOVAL

21488 10" CHERRY REMOVAL

21489 12" CHERRY REMOVAL

21490 14" CHERRY REMOVAL

21491 14" CHERRY REMOVAL

21492 15" CHERRY REMOVAL

21493 14" CHERRY REMOVAL

21494 14" CHERRY REMOVAL

21495 16" CHERRY REMOVAL

21496 12" CHERRY REMOVAL

21497 14" CHERRY REMOVAL

21498 16" CHERRY REMOVAL

21499 17" CHERRY REMOVAL

21500 3" CHERRY REMOVAL

21501 15" CHERRY REMOVAL

21502 10" CHERRY REMOVAL

21503 20" CHERRY REMOVAL

21504 20" CHERRY REMOVAL

21505 3" CHERRY REMOVAL

21506 20" CHERRY REMOVAL

21507 3" CHERRY REMOVAL

21508 26" CHERRY REMOVAL

21514 24" CHERRY PROTECTION

21515 20" CHERRY PROTECTION

21516 19" CHERRY PROTECTION

21517 14" CHERRY PROTECTION

21518 15" CHERRY PROTECTION

21520 23" FIR PROTECTION

21521 15" CHERRY PROTECTION

21522 21" FIR PROTECTION

21523 24" FIR PROTECTION

21524 20" FIR PROTECTION

21525 18" FIR PROTECTION

21526 16" CHERRY PROTECTION

21527 14" CHERRY REMOVAL

21528 17" CHERRY REMOVAL

21529 25" CHERRY REMOVAL

21530 17" FIR REMOVAL

21531 17" FIR REMOVAL

21532 19" FIR REMOVAL

21533 21" CHERRY REMOVAL

21534 20" FIR REMOVAL

21535 23" FIR REMOVAL

21641 3" CHERRY REMOVAL

21642 15" CHERRY REMOVAL

21643 12" CHERRY REMOVAL

21644 13" CHERRY REMOVAL

21645 13" CHERRY REMOVAL

21646 13" CHERRY REMOVAL

21647 9" CHERRY REMOVAL

21660 1" CHERRY REMOVAL

21661 1" CHERRY REMOVAL

21663 14" CHERRY REMOVAL

21664 12" CHERRY REMOVAL

21665 12" CHERRY REMOVAL

21743 21" CHERRY PROTECTION

21744 24" OAK PROTECTION

21797 23" DECIDUOUS REMOVAL

21800 20" DECIDUOUS REMOVAL

21935 5" DECIDUOUS PROTECTION

21938 4" DECIDUOUS PROTECTION

21939 4" DECIDUOUS PROTECTION

21940 5" DECIDUOUS PROTECTION

21941 4" DECIDUOUS PROTECTION

21942 5" DECIDUOUS PROTECTION

22042 4" DECIDUOUS PROTECTION

22043 5" DECIDUOUS PROTECTION

22044 5" DECIDUOUS PROTECTION

22045 3" DECIDUOUS PROTECTION

22074 11" DECIDUOUS PROTECTION

22075 11" DECIDUOUS PROTECTION

22076 8" DECIDUOUS PROTECTION

22077 12" DECIDUOUS PROTECTION

22131 4" DECIDUOUS PROTECTION

22132 4" DECIDUOUS PROTECTION

22133 6" DECIDUOUS PROTECTION

22233 14" DECIDUOUS PROTECTION

22291 16" DECIDUOUS PROTECTION

22390 10" DECIDUOUS REMOVAL

22395 12" DECIDUOUS REMOVAL

22564 14" CHERRY REMOVAL

22565 22" CHERRY REMOVAL

22566 23" CHERRY REMOVAL

22567 16" CHERRY REMOVAL

22568 21" CHERRY REMOVAL

22569 21" CHERRY REMOVAL

22575 17" DECIDUOUS REMOVAL

22581 19" CHERRY REMOVAL

22582 23" CHERRY REMOVAL

22583 3" CHERRY REMOVAL

22584 3" CHERRY REMOVAL

22585 3" CHERRY REMOVAL

22586 15" CHERRY REMOVAL

22610 14" DECIDUOUS REMOVAL

22633 13" DECIDUOUS REMOVAL

22688 14" MAPLE PROTECTION

22701 23" OAK PROTECTION

22702 25" OAK PROTECTION

22774 10" DECIDUOUS PROTECTION

22791 22" OAK PROTECTION

22792 14" DECIDUOUS PROTECTION

22819 23" OAK PROTECTION

22830 14" OAK PROTECTION

22833 13" OAK PROTECTION

22837 26" OAK PROTECTION

22870 12" DECIDUOUS PROTECTION

22871 13" DECIDUOUS PROTECTION

22898 14" DECIDUOUS PROTECTION

22940 10" DECIDUOUS PROTECTION

22959 11" DECIDUOUS PROTECTION

22976 14" DECIDUOUS PROTECTION

22980 15" DECIDUOUS PROTECTION

22985 13" DECIDUOUS PROTECTION

22987 14" DECIDUOUS PROTECTION

23097 14" DECIDUOUS PROTECTION

23098 13" DECIDUOUS PROTECTION

23117 13" DECIDUOUS PROTECTION

23120 13" DECIDUOUS PROTECTION

23199 10" DECIDUOUS PROTECTION

23276 15" DECIDUOUS PROTECTION

23283 13" DECIDUOUS PROTECTION

23284 14" DECIDUOUS PROTECTION

23285 14" DECIDUOUS PROTECTION

23286 13" DECIDUOUS PROTECTION

23307 14" DECIDUOUS PROTECTION

23308 12" DECIDUOUS PROTECTION

23326 14" DECIDUOUS PROTECTION

23339 10" DECIDUOUS PROTECTION

23389 15" DECIDUOUS REMOVAL

23390 13" DECIDUOUS REMOVAL

23391 14" DECIDUOUS REMOVAL

23392 15" DECIDUOUS REMOVAL

23393 12" DECIDUOUS REMOVAL

23394 14" DECIDUOUS REMOVAL

23406 18" FIR REMOVAL

23407 20" FIR REMOVAL

23408 27" FIR REMOVAL

23410 29" FIR REMOVAL

23411 11" FIR REMOVAL

23412 27" FIR REMOVAL

23413 27" OAK REMOVAL

23415 20" CHERRY REMOVAL

23416 22" CHERRY REMOVAL

23417 20" FIR REMOVAL

23418 CHERRY REMOVAL

23419 19" CHERRY REMOVAL

23420 CHERRY REMOVAL

23421 13" FIR REMOVAL

23422 19" FIR REMOVAL

23429 14" FIR REMOVAL

23432 25" FIR PROTECTION

23433 44" FIR PROTECTION

23434 45" FIR PROTECTION

23435 28" FIR PROTECTION

23474 18" FIR PROTECTION

23475 10" FIR PROTECTION

23476 20" FIR PROTECTION

23477 19" FIR PROTECTION

23478 25" FIR PROTECTION

23479 15" FIR PROTECTION

23480 24" CHERRY PROTECTION

23509 11" OAK REMOVAL

23613 10" OAK REMOVAL

23614 29" OAK REMOVAL

23615 25" OAK REMOVAL

23693 1" DECIDUOUS REMOVAL

23715 11" OAK PROTECTION

23800 49" FIR PROTECTION

23801 7" MAPLE PROTECTION

23803 40" FIR PROTECTION

23807 CHERRY PROTECTION

24041 CHERRY PROTECTION

24042 10" MAPLE PROTECTION

24049 30" COTTONWOOD PROTECTION

24056 20" MAPLE PROTECTION

24057 SPLIT 7", 8", 9", 10", 22" MAPLE PROTECTION

24061 30" MAPLE PROTECTION

24073 18" DECIDUOUS PROTECTION

24104 SPLIT (2) 14" COTTONWOOD PROTECTION
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TREE
DEMOLITION
AND
PROTECTION
TABLE AND
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SJS

BDN
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Issued AsDelta Issue Date

TREE PROTECTION FENCING
NTS

TREE PROTECTION MEASURES:
1. UNLESS OTHERWISE INDICATED FOR REMOVAL ALL TREES

SHALL RECEIVE PROTECTIVE MEASURES FOR THE DURATION
OF THE PROJECT IN ACCORDANCE WITH LOCAL AGENCY
REQUIREMENTS.

2. 6' HIGH MINIMUM METAL CHAIN LINK FENCING SHALL BE
ERECTED AND MAINTAINED.  FENCING SHALL COMPLETELY
SURROUND AT MINIMUM THE TREE DRIP LINE FOR EACH TREE
OR GROUP OF EXISTING TREES. THE TREE DRIP LINE SHALL
BE DEFINED AS A CLEARANCE ZONE OF 1 FOOT PER 1 INCH
DBH (DIAMETER AT BREAST HEIGHT = 4.5 FEET ABOVE
GRADE) FROM THE TREE BEING PROTECTED.

3. IN AREAS WHERE ROOT ZONE ENCROACHMENT IS
UNAVOIDABLE, A CERTIFIED ARBORIST SHALL DESIGNATE
THE FENCING LOCATION PRIOR TO START OF WORK.

4. NO ACTIVITY MAY BE CONDUCTED WITHIN ANY DESIGNATED
TREE PROTECTION AREA, INCLUDING BUT NOT LIMITED TO
PARKING EQUIPMENT, PLACING SOLVENTS, STORING
MATERIALS AND  SOIL DEPOSITS, DUMPING CONCRETE
WASHOUT OR OTHER DEBRIS, OR ANY EXCAVATION OR
COMPACTION WORK.

5. DURING CONSTRUCTION NO OBJECTS SHALL BE ATTACHED
TO ANY TREE DESIGNATED TO BE RETAINED AND
PROTECTED.

6. PROVIDE MULCH COVER TO A MINIMUM DEPTH OF 6",
PLYWOOD, OR OTHER SIMILAR MATERIAL AT AREAS
ADJOINING DESIGNATED TREE PROTECTION AREAS TO
PROTECT ROOTS FROM DAMAGE CAUSED BY HEAVY
EQUIPMENT. COORDINATE PLACEMENTS AND LOCATION WITH
THE LANDSCAPE ARCHITECT OR A CERTIFIED ARBORIST.

7. PROTECTION FENCE SHALL BE MAINTAINED IN PLACE UNTIL
REMOVAL IS AUTHORIZED BY THE AUTHORITY HAVING
JURISDICTION OR UNTIL A FINAL CERTIFICATE OF
OCCUPANCY IS ISSUED.

EXCAVATION/TRENCHING AROUND TREES:
1. PROPOSED TRENCHING AND EXCAVATION IN CLOSE

PROXIMITY TO TREE PROTECTION ZONES MAY
REQUIRE COORDINATION WITH A CERTIFIED
ARBORIST.  IF MAIN LATERAL OR TAP ROOTS OR  ARE
FOUND, STOP WORK IN THE AREA IMMEDIATELY AND
CONSULT A CERTIFIED ARBORIST.

2. WHERE TRENCHING IS REQUIRED WITHIN CRITICAL
ROOT ZONE, AND HAS BEEN REVIEWED AND APPROVED
BY A CERTIFIED ARBORIST, TUNNEL UNDER OR
AROUND ROOTS  BY HAND DIGGING OR BORING. DO
NOT CUT MAIN LATERAL ROOTS OR TAP ROOTS.
CLEANLY CUT/SEVER SMALLER ROOTS.

3. RELOCATE ROOTS IN BACKFILL AREAS WHEREVER
POSSIBLE. DO NOT ALLOW EXPOSED ROOTS TO DRY
OUT BEFORE PERMANENT BACKFILL IS PLACED.
PROVIDE TEMPORARY EARTH COVER OR PACK WITH
PEAT MOSS AND WRAP WITH BURLAP. WATER AND
MAINTAIN IN MOIST CONDITION UNTIL RELOCATED AND
COVERED WITH BACKFILL.

FENCING NOTES:
1. TEMPORARY FENCE SHALL BE 6' IN HEIGHT AND SET AS

SHOWN ON PLANS.
2. SIGNAGE DESIGNATING THE PROTECTION ZONE AND

PENALTIES FOR VIOLATIONS SHALL BE SECURED IN A
PROMINENT LOCATION ON EACH PROTECTION FENCE.

3. THE AUTHORITY HAVING JURISDICTION SHALL
APPROVE THE INSTALLED TREE PROTECTION FENCING
PRIOR TO DEMOLITION OR CONSTRUCTION ACTIVITIES.

4. FENCE MATERIALS SHALL CONSIST OF METAL CHAIN
LINK SECURED WITH 8' METAL POSTS.

5. MOVEMENT OR REMOVAL 0F FENCING REQUIRES
APPROVAL BY THE AUTHORITY HAVING JURISDICTION.

TREE ROOT
PROTECTION ZONE

6'
-0

"

8'
-0

"

10'-0" MAX

LIMITS OF DRIPLINE, MIN

TREE ROOT PROTECTION
ZONE SIGNAGE

1
#####
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OVERALL SITE PLAN
1" = 60'-0"

SITE DATA
EXISTING

COVERAGE (AC)
PROPOSED

COVERAGE (AC)

TOTAL PROPERTY AREA 58.01 58.01

BUILDING AREA 6.31 7.06

PAVED IMPERVIOUS AREA 22.91 24.55

TOTAL IMPERVIOUS AREA 29.22 31.61

LANDSCAPE AREA 28.79 26.40

PARKING DATA
TYPE EXISTING PARKING

REMOVED
ADDED

PARKING
TOTAL

SPACES

STANDARD PARKING 1336 33 578 1881

ACCESSIBLE PARKING 29 4 8 33

LOADING BERTHS 13 0 2 15

CARPOOL SPACES 12 2 2 12

COMPACT SPACES 0 0 0 0

TOTAL PARKING 1377 37 586 1926

1
C1.10

BUILDING FLOOR AREA
EXISTING AREA

(SF)
PROPOSED AREA

(SF)

EXISTING BUILDINGS 560,040 ± 560,040 ±

PROPOSED BUILDING G N/A 120,000

TOTAL SITE 560,040 ± 680,040 ±
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32-02
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02-02
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32-06

02-03

02-03

32-08

32-09 32-0732-07

32-05

32-05

32-05

32-02

32-08

32-08

32-07

02-01CURB, TYP

SW LEVETON DRIVE

R=10'

R=10'

R=50'
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79' 18' 90'
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23
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R=48'

R=28'

R=48'

R=28'

R=48'

R=28'

32-10

32-12

32-13

32-15

32-13

32-13

10
'

20.7'

8.5'

KEYNOTES

02-01 PROTECT ITEM TO REMAIN (AS NOTED)
02-02 REMOVE ITEM (AS NOTED)
02-03 MATCH EXISTING PAVING
32-01 LANDSCAPE AREA PER LANDSCAPE PLANS
32-02 VERTICAL CURB
32-03 PARKING STALL STRIPING
32-04 NEW STORMWATER SWALE
32-05 NEW STORMWATER BASIN
32-06 NEW INDUSTRIAL DRIVEWAY
32-07 SIDEWALK CURB RAMP
32-08 SAWCUT AC PAVING
32-09 CONCRETE SIDEWALK
32-10 TRASH ENCLOSURE
32-11 WAYFINDING MONUMENT SIGN
32-12 TRASH COMPACTOR
32-13 LOCATION FOR BIKE PARKING
32-15 LOADING DOCK
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KEYNOTES

02-01 PROTECT ITEM TO REMAIN (AS NOTED)
02-02 REMOVE ITEM (AS NOTED)
02-03 MATCH EXISTING PAVING
32-01 LANDSCAPE AREA PER LANDSCAPE PLANS
32-02 VERTICAL CURB
32-03 PARKING STALL STRIPING
32-04 NEW STORMWATER SWALE
32-05 NEW STORMWATER BASIN
32-06 NEW INDUSTRIAL DRIVEWAY
32-07 SIDEWALK CURB RAMP
32-08 SAWCUT AC PAVING
32-09 CONCRETE SIDEWALK
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KEYNOTES

02-01 PROTECT ITEM TO REMAIN (AS NOTED)
02-02 REMOVE ITEM (AS NOTED)
02-03 MATCH EXISTING PAVING
32-01 LANDSCAPE AREA PER LANDSCAPE PLANS
32-02 VERTICAL CURB
32-03 PARKING STALL STRIPING
32-04 NEW STORMWATER SWALE
32-05 NEW STORMWATER BASIN
32-06 NEW INDUSTRIAL DRIVEWAY
32-07 SIDEWALK CURB RAMP
32-08 SAWCUT AC PAVING
32-09 CONCRETE SIDEWALK
32-11 WAYFINDING MONUMENT SIGN
32-13 LOCATION FOR BIKE PARKING
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LAM RESEARCH TUALATIN
EROSION AND SEDIMENT CONTROL PLAN

TUALATIN, OREGON
TAX LOTS 2S122AA00500, 2S122AB00100 AND 2S122AA00800

NE 1/4 OF THE NE 1/4 OF SECTION 22, TOWNSHIP 2S, RANGE 1W
WASHINGTON COUNTY, OREGON

VICINITY MAP
SCALE: NTS
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PROJECT SITE

INSPECTION FREQUENCY TABLE

CLEARING MASS
GRADING

UTILITY
INSTALLATION

STREET
CONSTRUCTION

FINAL
STABILIZATION

EROSION PREVENTION

PRESERVE NATURAL VEGETATION **X X X X X
GROUND COVER X X

HYDRAULIC APPLICATIONS X
PLASTIC SHEETING X X

MATTING

DUST CONTROL X X X X X
TEMPORARY/PERMANENT SEEDING X X X X

BUFFER ZONE **X X X X X

OTHER:

SEDIMENT CONTROL

SEDIMENT FENCE (PERIMETER) **X X X X X

SEDIMENT FENCE (INTERIOR) X X X X X

STRAW WATTLES X

FILTER BERM X X X

INLET PROTECTION **X X X X

DEWATERING X

SEDIMENT TRAP

NATURAL BUFFER ENCROACHMENT

SEDIMENT BAG

OTHER:

RUNOFF CONTROL
CONSTRUCTION ENTRANCE X X X X

PIPE SLOPE DRAIN

OUTLET PROTECTION X X X X

SURFACE ROUGHENING

CHECK DAMS

OTHER:

POLLUTION PREVENTION
PROPER SIGNAGE X X X X X

HAZ WASTE MGMT X X X X X

SPILL KIT ON-SITE X X X X X

CONCRETE WASHOUT AREA X X

OTHER:

RATIONALE STATEMENT
A COMPREHENSIVE LIST OF AVAILABLE BEST MANAGEMENT PRACTICES (BMP) OPTIONS
BASED ON DEQ's GUIDANCE MANUAL HAS BEEN REVIEWED TO COMPLETE THIS EROSION
AND SEDIMENT CONTROL PLAN. SOME OF THE ABOVE LISTED BMP's WERE NOT CHOSEN
BECAUSE THEY WERE DETERMINED TO NOT EFFECTIVELY MANAGE EROSION
PREVENTION AND SEDIMENT CONTROL FOR THIS PROJECT BASED ON SPECIFIC SITE
CONDITIONS, INCLUDING SOIL CONDITIONS TOPOGRAPHIC CONSTRAINTS,
ACCESSIBILITY TO THE SITE, AND OTHER RELATED CONDITIONS, AS THE PROJECT
PROGRESSES AND THERE IS A NEED TO REVISE THE ESC PLAN, AN ACTION PLAN WILL
BE SUBMITTED.

                                     INITIALS

STANDARD EROSION AND SEDIMENT CONTROL PLAN
DRAWING NOTES
1. ONCE KNOWN, INCLUDE A LIST OF ALL CONTRACTORS THAT WILL ENGAGE IN CONSTRUCTION ACTIVITIES ON SITE,

AND THE AREAS OF THE SITE WHERE THE CONTRACTOR(S) WILL ENGAGE IN CONSTRUCTION ACTIVITIES. REVISE THE
LIST AS APPROPRIATE UNTIL PERMIT COVERAGE IS TERMINATED (SECTION 4.4.C.I). IN ADDITION, INCLUDE A LIST OF
ALL PERSONNEL (BY NAME AND POSITION) THAT ARE RESPONSIBLE FOR THE DESIGN, INSTALLATION AND
MAINTENANCE OF STORMWATER CONTROL MEASURES (E.G. ESCP DEVELOPER, BMP INSTALLER (SEE SECTION 4.10),
AS WELL AS THEIR INDIVIDUAL RESPONSIBILITIES. (SECTION 4.4.C.II)

2. VISUAL MONITORING INSPECTION REPORTS MUST BE MADE IN ACCORDANCE WITH DEQ 1200-C PERMIT
REQUIREMENTS. (SECTION 6.5)

3. INSPECTION LOGS MUST BE KEPT IN ACCORDANCE WITH DEQ'S 1200-C PERMIT REQUIREMENTS. (SECTION 6.5.Q)
4. RETAIN A COPY OF THE ESCP AND ALL REVISIONS ON SITE AND MAKE IT AVAILABLE ON REQUEST TO DEQ, AGENT, OR

THE LOCAL MUNICIPALITY.  (SECTION 4.7)
5. THE PERMIT REGISTRANT MUST IMPLEMENT THE ESCP. FAILURE TO IMPLEMENT ANY OF THE CONTROL MEASURES

OR PRACTICES DESCRIBED IN THE ESCP IS A VIOLATION OF THE PERMIT. (SECTIONS 4 AND 4.11)
6. THE ESCP MUST BE ACCURATE AND REFLECT SITE CONDITIONS. (SECTION 4.8)
7. SUBMISSION OF ALL ESCP REVISIONS IS NOT REQUIRED. SUBMITTAL OF THE ESCP REVISIONS IS ONLY UNDER

SPECIFIC CONDITIONS. SUBMIT ALL NECESSARY REVISION TO DEQ OR AGENT WITHIN 10 DAYS. (SECTION 4.9)
8. SEQUENCE CLEARING AND GRADING TO THE MAXIMUM EXTENT PRACTICAL TO PREVENT EXPOSED INACTIVE AREAS

FROM BECOMING A SOURCE OF EROSION. (SECTION 2.2.2)
9. CREATE SMOOTH SURFACES BETWEEN SOIL SURFACE AND EROSION AND SEDIMENT CONTROLS TO PREVENT

STORMWATER FROM BYPASSING CONTROLS AND PONDING. (SECTION 2.2.3)
10. IDENTIFY, MARK, AND PROTECT (BY CONSTRUCTION FENCING OR OTHER MEANS) CRITICAL RIPARIAN AREAS AND

VEGETATION INCLUDING IMPORTANT TREES AND ASSOCIATED ROOTING ZONES, AND VEGETATION AREAS TO BE
PRESERVED. IDENTIFY VEGETATIVE BUFFER ZONES BETWEEN THE SITE AND SENSITIVE AREAS (E.G., WETLANDS),
AND OTHER AREAS TO BE PRESERVED, ESPECIALLY IN PERIMETER AREAS. (SECTION 2.2.1)

11. PRESERVE EXISTING VEGETATION WHEN PRACTICAL AND RE-VEGETATE OPEN AREAS. RE-VEGETATE OPEN AREAS
WHEN PRACTICABLE BEFORE AND AFTER GRADING OR CONSTRUCTION. IDENTIFY THE TYPE OF VEGETATIVE SEED
MIX USED. (SECTION 2.2.5)

12. MAINTAIN AND DELINEATE ANY EXISTING NATURAL BUFFER WITHIN THE 50-FEET OF WATERS OF THE STATE. (SECTION
2.2.4)

13. INSTALL PERIMETER SEDIMENT CONTROL, INCLUDING STORM DRAIN INLET PROTECTION AS WELL AS ALL SEDIMENT
BASINS, TRAPS, AND BARRIERS PRIOR TO LAND DISTURBANCE. (SECTIONS 2.1.3)

14. CONTROL BOTH PEAK FLOW RATES AND TOTAL STORMWATER VOLUME, TO MINIMIZE EROSION AT OUTLETS AND
DOWNSTREAM CHANNELS AND STREAMBANKS. (SECTIONS 2.1.1. AND 2.2.16)

15. CONTROL SEDIMENT AS NEEDED ALONG THE SITE PERIMETER AND AT ALL OPERATIONAL INTERNAL STORM DRAIN
INLETS AT ALL TIMES DURING CONSTRUCTION, BOTH INTERNALLY AND AT THE SITE BOUNDARY. (SECTIONS 2.2.6 AND
2.2.13)

16. ESTABLISH CONCRETE TRUCK AND OTHER CONCRETE EQUIPMENT WASHOUT AREAS BEFORE BEGINNING CONCRETE
WORK. (SECTION 2.2.14)

17. APPLY TEMPORARY AND/OR PERMANENT SOIL STABILIZATION MEASURES IMMEDIATELY ON ALL DISTURBED AREAS
AS GRADING PROGRESSES. TEMPORARY OR PERMANENT STABILIZATIONS MEASURES ARE NOT REQUIRED FOR
AREAS THAT ARE INTENDED TO BE LEFT UNVEGETATED, SUCH AS DIRT ACCESS ROADS OR UTILITY POLE
PADS.(SECTIONS 2.2.20 AND 2.2.21)

18. ESTABLISH MATERIAL AND WASTE STORAGE AREAS, AND OTHER NON-STORMWATER CONTROLS. (SECTION 2.3.7)
19. KEEP WASTE CONTAINER LIDS CLOSED WHEN NOT IN USE AND CLOSE LIDS AT THE END OF THE BUSINESS DAY FOR

THOSE CONTAINERS THAT ARE ACTIVELY USED THROUGHOUT THE DAY. FOR WASTE CONTAINERS THAT DO NOT
HAVE LIDS, PROVIDE EITHER (1) COVER (E.G., A TARP, PLASTIC SHEETING, TEMPORARY ROOF) TO PREVENT
EXPOSURE OF WASTES TO PRECIPITATION, OR (2) A SIMILARLY EFFECTIVE MEANS DESIGNED TO PREVENT THE
DISCHARGE OF POLLUTANTS (E.G., SECONDARY CONTAINMENT). (SECTION 2.3.7)

20. PREVENT TRACKING OF SEDIMENT ONTO PUBLIC OR PRIVATE ROADS USING BMPS SUCH AS: CONSTRUCTION
ENTRANCE, GRAVELED (OR PAVED) EXITS AND PARKING AREAS, GRAVEL ALL UNPAVED ROADS LOCATED ONSITE, OR
USE AN EXIT TIRE WASH. THESE BMPS MUST BE IN PLACE PRIOR TO LAND- DISTURBING ACTIVITIES. (SECTION 2.2.7)

21. WHEN TRUCKING SATURATED SOILS FROM THE SITE, EITHER USE WATER-TIGHT TRUCKS OR DRAIN LOADS ON SITE.
(SECTION 2.2.7.F)

22. CONTROL PROHIBITED DISCHARGES FROM LEAVING THE CONSTRUCTION SITE, I.E., CONCRETE WASH-OUT,
WASTEWATER FROM CLEANOUT OF STUCCO, PAINT AND CURING COMPOUNDS. (SECTIONS 1.5 AND 2.3.9)

23. ENSURE THAT STEEP SLOPE AREAS WHERE CONSTRUCTION ACTIVITIES ARE NOT OCCURRING ARE NOT DISTURBED.
(SECTION 2.2.10)

24. PREVENT SOIL COMPACTION IN AREAS WHERE POST-CONSTRUCTION INFILTRATION FACILITIES ARE TO BE
INSTALLED. (SECTION 2.2.12)

25. USE BMPS TO PREVENT OR MINIMIZE STORMWATER EXPOSURE TO POLLUTANTS FROM SPILLS; VEHICLE AND
EQUIPMENT FUELING, MAINTENANCE, AND STORAGE; OTHER CLEANING AND MAINTENANCE ACTIVITIES; AND WASTE
HANDLING ACTIVITIES. THESE POLLUTANTS INCLUDE FUEL, HYDRAULIC FLUID, AND OTHER OILS FROM VEHICLES AND
MACHINERY, AS WELL AS DEBRIS, FERTILIZER, PESTICIDES AND HERBICIDES, PAINTS, SOLVENTS, CURING
COMPOUNDS AND ADHESIVES FROM CONSTRUCTION OPERATIONS. (SECTIONS 2.2.15 AND 2.3)

26. PROVIDE PLANS FOR SEDIMENTATION BASINS THAT HAVE BEEN DESIGNED PER SECTION 2.2.17 AND STAMPED BY AN
OREGON PROFESSIONAL ENGINEER. (SEE SECTION 2.2.17.A)

27. IF ENGINEERED SOILS ARE USED ON SITE, A SEDIMENTATION BASIN/IMPOUNDMENT MUST BE INSTALLED. (SEE
SECTIONS 2.2.17 AND 2.2.18)

28. PROVIDE A DEWATERING PLAN FOR ACCUMULATED WATER FROM PRECIPITATION AND UNCONTAMINATED
GROUNDWATER SEEPAGE DUE TO SHALLOW EXCAVATION ACTIVITIES. (SEE SECTION 2.4)

29. IMPLEMENT THE FOLLOWING BMPS WHEN APPLICABLE: WRITTEN SPILL PREVENTION AND RESPONSE PROCEDURES,
EMPLOYEE TRAINING ON SPILL PREVENTION AND PROPER DISPOSAL PROCEDURES, SPILL KITS IN ALL VEHICLES,
REGULAR MAINTENANCE SCHEDULE FOR VEHICLES AND MACHINERY, MATERIAL DELIVERY AND STORAGE CONTROLS,
TRAINING AND SIGNAGE, AND COVERED STORAGE AREAS FOR WASTE AND SUPPLIES. (SECTION 2.3)

30. USE WATER, SOIL-BINDING AGENT OR OTHER DUST CONTROL TECHNIQUE AS NEEDED TO AVOID WIND-BLOWN SOIL.
(SECTION 2.2.9)

31. THE APPLICATION RATE OF FERTILIZERS USED TO REESTABLISH VEGETATION MUST FOLLOW MANUFACTURER'S
RECOMMENDATIONS TO MINIMIZE NUTRIENT RELEASES TO SURFACE WATERS. EXERCISE CAUTION WHEN USING
TIME-RELEASE FERTILIZERS WITHIN ANY WATERWAY RIPARIAN ZONE. (SECTION 2.3.5)

32. IF AN ACTIVE TREATMENT SYSTEM (FOR EXAMPLE, ELECTRO-COAGULATION, FLOCCULATION, FILTRATION, ETC.) FOR
SEDIMENT OR OTHER POLLUTANT REMOVAL IS EMPLOYED, SUBMIT AN OPERATION AND MAINTENANCE PLAN
(INCLUDING SYSTEM SCHEMATIC, LOCATION OF SYSTEM, LOCATION OF INLET, LOCATION OF DISCHARGE, DISCHARGE
DISPERSION DEVICE DESIGN, AND A SAMPLING PLAN AND FREQUENCY) BEFORE OPERATING THE TREATMENT
SYSTEM. OBTAIN ENVIRONMENTAL MANAGEMENT PLAN APPROVAL FROM DEQ BEFORE OPERATING THE TREATMENT
SYSTEM. OPERATE AND MAINTAIN THE TREATMENT SYSTEM ACCORDING TO MANUFACTURER'S SPECIFICATIONS.
(SECTION 1.2.9)

33. TEMPORARILY STABILIZE SOILS AT THE END OF THE SHIFT BEFORE HOLIDAYS AND WEEKENDS, IF NEEDED. THE
REGISTRANT IS RESPONSIBLE FOR ENSURING THAT SOILS ARE STABLE DURING RAIN EVENTS AT ALL TIMES OF THE
YEAR. (SECTION 2.2)

34. AS NEEDED BASED ON WEATHER CONDITIONS, AT THE END OF EACH WORKDAY SOIL STOCKPILES MUST BE
STABILIZED OR COVERED, OR OTHER BMPS MUST BE IMPLEMENTED TO PREVENT DISCHARGES TO SURFACE WATERS
OR CONVEYANCE SYSTEMS LEADING TO SURFACE WATERS. (SECTION 2.2.8)

35. SEDIMENT FENCE: REMOVE TRAPPED SEDIMENT BEFORE IT REACHES ONE THIRD OF THE ABOVE GROUND FENCE
HEIGHT AND BEFORE FENCE REMOVAL. (SECTION 2.1.5.B)

36. OTHER SEDIMENT BARRIERS (SUCH AS BIOBAGS): REMOVE SEDIMENT BEFORE IT REACHES TWO INCHES DEPTH
ABOVE GROUND HEIGHT AND BEFORE BMP REMOVAL. (SECTION 2.1.5.C)

37. CATCH BASINS: CLEAN BEFORE RETENTION CAPACITY HAS BEEN REDUCED BY FIFTY PERCENT. SEDIMENT BASINS
AND SEDIMENT TRAPS: REMOVE TRAPPED SEDIMENTS BEFORE DESIGN CAPACITY HAS BEEN REDUCED BY FIFTY
PERCENT AND AT COMPLETION OF PROJECT. (SECTION 2.1.5.D)

38. WITHIN 24 HOURS, SIGNIFICANT SEDIMENT THAT HAS LEFT THE CONSTRUCTION SITE, MUST BE REMEDIATED.
INVESTIGATE THE CAUSE OF THE SEDIMENT RELEASE AND IMPLEMENT STEPS TO PREVENT A RECURRENCE OF THE
DISCHARGE WITHIN THE SAME 24 HOURS. ANY IN-STREAM CLEAN-UP OF SEDIMENT SHALL BE PERFORMED
ACCORDING TO THE OREGON DEPARTMENT OF STATE LANDS REQUIRED TIMEFRAME. (SECTION 2.2.19.A)

39. THE INTENTIONAL WASHING OF SEDIMENT INTO STORM SEWERS OR DRAINAGE WAYS MUST NOT OCCUR. VACUUMING
OR DRY SWEEPING AND MATERIAL PICKUP MUST BE USED TO CLEANUP RELEASED SEDIMENTS. (SECTION 2.2.19)

40. DOCUMENT ANY PORTION(S) OF THE SITE WHERE LAND DISTURBING ACTIVITIES HAVE PERMANENTLY CEASED OR
WILL BE TEMPORARILY INACTIVE FOR 14 OR MORE CALENDAR DAYS. (SECTION 6.5.F.)

41. PROVIDE TEMPORARY STABILIZATION FOR THAT PORTION OF THE SITE WHERE CONSTRUCTION ACTIVITIES CEASE
FOR 14 DAYS OR MORE WITH A COVERING OF BLOWN STRAW AND A TACKIFIER, LOOSE STRAW, OR AN ADEQUATE
COVERING OF COMPOST MULCH UNTIL WORK RESUMES ON THAT PORTION OF THE SITE. (SECTION 2.2.20)

42. DO NOT REMOVE TEMPORARY SEDIMENT CONTROL PRACTICES UNTIL PERMANENT VEGETATION OR OTHER COVER
OF EXPOSED AREAS IS ESTABLISHED. ONCE CONSTRUCTION IS COMPLETE AND THE SITE IS STABILIZED, ALL
TEMPORARY EROSION CONTROLS AND RETAINED SOILS MUST BE REMOVED AND DISPOSED OF PROPERLY, UNLESS
NEEDED FOR LONG TERM USE FOLLOWING TERMINATION OF PERMIT COVERAGE. (SECTION 2.2.21)

SITE CONDITION

1. ACTIVE PERIOD

2. INACTIVE PERIODS GREATER THAN
FOURTEEN (14) CONSECUTIVE
CALENDAR DAYS

THE INSPECTOR MAY REDUCE THE FREQUENCY OF INSPECTIONS IN ANY
AREA OF THE SITE WHERE THE STABILIZATION STEPS IN SECTION 2.2.20
HAVE BEEN COMPLETED TO TWICE PER MONTH FOR THE FIRST MONTH,
NO LESS THAN 14 CALENDAR DAYS APART, THEN ONCE PER MONTH

3.  PERIODS DURING WHICH THE SITE IS
INACCESSIBLE DUE TO INCLEMENT
WEATHER

4. PERIODS DURING WHICH CONSTRUCTION
ACTIVITIES ARE SUSPENDED AND RUNOFF IS
UNLIKELY DUE TO FROZEN CONDITIONS

ON INITIAL DATE THAT LAND DISTURBANCE ACTIVITIES COMMENCE.

WITHIN 24 HOURS OF ANY STORM EVENT, INCLUDING RUNOFF FROM
SNOW MELT, THAT RESULTS IN DISCHARGE FROM THE SITE.
AT LEAST ONCE EVERY 14 DAYS, REGARDLESS OF WHETHER
STORMWATER RUNOFF IS OCCURRING

MINIMUM FREQUENCY

IF SAFE, ACCESSIBLE AND PRACTICAL, INSPECTIONS MUST OCCUR DAILY
AT A RELEVANT DISCHARGE POINT OR DOWNSTREAM LOCATION OF THE
RECEIVING WATERBODY
VISUAL MONITORING INSPECTIONS MAY BE TEMPORARILY
SUSPENDED.IMMEDIATELY RESUME MONITORING UPON THAWING,
OR WHEN WEATHER CONDITIONS MAKE DISCHARGES LIKELY

5. PERIODS DURING WHICH CONSTRUCTION
ACTIVITIES ARE CONDUCTED AND RUNOFF IS
UNLIKELY DURING FROZEN CONDITIONS

VISUAL MONITORING INSPECTIONS MAY BE REDUCED TO ONCE A
MONTH. IMMEDIATELY RESUME MONITORING UPON THAWING, OR
WHEN WEATHER CONDITIONS MAKE DISCHARGES LIKELY

BMP MATRIX FOR CONSTRUCTION PHASES
REFER TO DEQ GUIDANCE MANUAL FOR A COMPREHENSIVE LIST OF AVAILABLE BMP'S

*SIGNIFIES ADDITIONAL BMP'S REQUIRED FOR WORK WITHIN 50' OF WATER OF THE STATE
**SIGNIFIES BMP THAT WILL BE INSTALLED PRIOR TO ANY GROUND DISTURBING ACTIVITY

C1.40 EROSION AND SEDIMENT CONTROL COVER SHEET

C1.41 ESCP CLEARING AND DEMOLITION PLAN

C1.42 ESCP MASS GRADING AND STABILIZATION PLAN

C1.43 ESCP UTILITY CONSTRUCTION PLAN

C1.44 ESCP VERTICAL CONSTRUCTION PLAN

C1.45 EROSION AND SEDIMENT CONTROL DETAILS

THE PERMITTEE IS REQUIRED TO MEET ALL THE CONDITIONS OF THE 1200-C PERMIT. THIS ESCP AND GENERAL CONDITIONS HAVE BEEN
DEVELOPED TO FACILITATE COMPLIANCE WITH THE 1200-C PERMIT REQUIREMENTS. IN CASES OF DISCREPANCIES OR OMISSIONS, THE
1200-C PERMIT REQUIREMENTS SUPERCEDE REQUIREMENTS OF THIS PLAN

*   HOLD A PRE-CONSTRUCTION MEETING OF PROJECT CONSTRUCTION PERSONNEL THAT INCLUDES THE INSPECTOR
TO DISCUSS EROSION AND SEDIMENT CONTROL MEASURES AND CONSTRUCTION LIMITS

*   ALL INSPECTIONS MUST BE MADE IN ACCORDANCE WITH DEQ 1200-C PERMIT REQUIREMENTS
*   INSPECTION LOGS MUST BE KEPT IN ACCORDANCE WITH DEQ'S 1200-C PERMIT REQUIREMENTS
* RETAIN A COPY OF THE ESCP AND ALL REVISIONS ON SITE AND MAKE IT AVAILABLE ON REQUEST TO DEQ,

AGENT, OR THE LOCAL MUNICIPALITY. DURING INACTIVE PERIODS OF GREATER THAN SEVEN (7) CONSECUTIVE
CALENDAR DAYS, RETAIN THE ESCP AT THE CONSTRUCTION SITE OR AT ANOTHER LOCATION

SHEET INDEX EROSION AND SEDIMENT CONTROL PLANS
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Issued AsDelta Issue Date

ATTENTION EXCAVATORS
OREGON LAW REQUIRES YOU TO FOLLOW RULES ADOPTED BY THE OREGON
UTILITY NOTIFICATION CENTER. THOSE RULES ARE SET FORTH IN OAR
952-001-0010 THROUGH OAR 952-001-0090. YOU MAY OBTAIN COPIES OF THESE
RULES FROM THE CENTER BY CALLING 503-232-1987. IF YOU HAVE ANY
QUESTIONS ABOUT THE RULES, YOU MAY CONTACT THE CENTER. YOU MUST
NOTIFY THE CENTER AT LEAST TWO BUSINESS DAYS, BEFORE COMMENCING AN
EXCAVATION. CALL 503-246-6699.

CLIENT
LAM RESEARCH CORP.
CONTACT: HUGH KINGERY
11155 SW LEVETON DRIVE
TUALATIN, OR 97206
PHONE: 971-762-8510

PROPERTY DESCRIPTION
LOCATED IN THE NE 1/4 OF THE NE 1/4 OF SECTION 22,
TOWNSHIP 2 SOUTH, RANGE 1 WEST, W.M.,
CITY OF TUALATIN, WASHINGTON COUNTY, OREGON

CIVIL ENGINEER
MACKENZIE
CONTACT: BRENT NIELSEN
1515 SE WATER AVE, SUITE 100
PORTLAND, OR  97214
PHONE: 503-224-9560

PROJECT LOCATION
SITE: EAST OF SW 124TH AVE, SOUTH OF SW TUALATIN RD, NORTH OF SW
HERMAN RD
FRONTAGE: SW LEVETON DR FRONTAGE, SW 108TH AVE FRONTAGE, SW
TUALATIN RD FRONTAGE
TUALATIN, OR
LATITUDE = 45°23'11.0"N  LONGITUDE = 122°47'27.2"W

SURVEYOR
NORTHWEST SURVEYING, INC.
CONTACT: SCOTT FIELD
1815 NW 169TH PLACE, SUITE 2090
BEAVERTON, OR 97006
PHONE: 503-848-2179

GEOTECHNICAL
NV5
CONTACT: NAJIB A. KALAS
9450 SW COMMERCE CIRCLE, SUITE 300
WILSONVILLE, OR 97070
PHONE: 503-968-8787

NARRATIVE DESCRIPTION
EXISTING SITE CONDITIONS
PARTIALLY DEVELOPED INDUSTRIAL LAND

DEVELOPED CONDITIONS
· INDUSTRIAL RESEARCH BUILDINGS WITH ASSOCIATED

PARKING, LANDSCAPE, DRIVE AISLE AND SIDEWALKS

NATURE OF CONSTRUCTION
ACTIVITY AND ESTIMATED TIME
TABLE
· CLEARING (OCTOBER 2022)
· MASS GRADING (OCTOBER 2022 TO FEBRUARY 2023)
· UTILITY CONSTRUCTION (MARCH 2023 TO AUGUST 2023)
· VERTICAL CONSTRUCTION (FEBRUARY 2023 TO

DECEMBER 2023)
· FINAL STABILIZATION (DECEMBER 2023)

SITE SOIL CLASSIFICATION:
HM - HILSBORO LOAM, 0 TO 3 PERCENT SLOPES,
3 TO 7 PERCENT SLOPES, 7 TO 12 PERCENT SLOPES,
12 TO 20 PERCENT SLOPES

RECEIVING WATER BODIES:
TUALATIN RIVER

SITE AREA:
PRIVATE SITE: 2,529,532 SF (58.07 AC)
PUBLIC IMPROVEMENTS: 4,900 SF (0.112 AC)

IMPROVEMENTS:
PRIVATE DISTURBED AREA: 658,789 SF (15.12 AC)
PUBLIC DISTURBED AREA: 4,900 SF (0.112 AC)

DEQ 1200-C PERMIT
THE PERMITTEE IS REQUIRED TO MEET ALL THE CONDITIONS OF THE 1200C
PERMIT ISSUED FOR THIS PROJECT. THIS ESCP AND GENERAL CONDITIONS
HAVE BEEN DEVELOPED TO FACILITATE COMPLIANCE WITH THE 1200C
PERMIT REQUIREMENTS. IN CASES OF DISCREPANCIES OR OMISSIONS, THE
1200C PERMIT REQUIREMENTS SUPERCEDE REQUIREMENTS OF THIS PLAN.

SITE INSPECTOR
PERMITTEE'S SITE INSPECTOR:
COMPANY/AGENCY:
PHONE:
E-MAIL:
CERTIFICATION:
CERTIFICATION NUMBER:
CERTIFICATION EXPIRATION:
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KEYNOTES

01-01 CATCH BASIN SEDIMENT FILTER BAG PER DETAIL
1/C1.45.

01-02 CONSTRUCTION ENTRANCE PER DETAIL 2/C1.45.
01-03 SEDIMENT FENCE PER 3/C1.45.
01-05 WHEEL WASH PER 5/C1.45.
01-10 AREA FOR SOLID AND HAZARDOUS WASTE, FUEL

STORAGE AND REFUELING AND EQUIPMENT STORAGE
AND MAINTENANCE. PROVIDE PERIMETER SEDIMENT
FENCE PER 3/C1.45.
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LEGEND

SEDIMENT FENCE PER 3/EC6.0

LIMITS OF GRADING

EXISTING DRAINAGE FLOW ARROW

EXISTING CONTOUR

CATCH BASIN SEDIMENT FILTER BAG PER 1/EC6.0

CONCRETE WASHOUT PER 6/EC6.0

WHEEL WASH PER 5/EC6.0

CONSTRUCTION ENTRANCE PER 2/EC6.0

SOIL STOCKPILE AREA PER 4/EC6.0

AREA FOR SOLID AND HAZARDOUS WASTE, FUEL STORAGE AND
REFUELING AND EQUIPMENT STORAGE AND MAINTENANCE

181

NEAREST OFFICIAL RAIN GAUGE
FANNO CREEK, DURHAM, OREGON
ELEV: 115 FT; LAT/LON: 45.403452/122.754819

TYPICAL WORKING HOURS
7AM-5PM WEEKDAYS

CLEARING EROSION CONTROL PLAN - NORTHWEST2
C1.41

CLEARING EROSION CONTROL PLAN - SOUTHEAST1
C1.41
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01-01 CATCH BASIN SEDIMENT FILTER BAG PER DETAIL
1/C1.45.

01-02 CONSTRUCTION ENTRANCE PER DETAIL 2/C1.45.
01-04 AREA FOR TEMPORARY SOIL STOCKPILE FROM

EARTHWORK CUTTINGS. COVER STOCKPILE PER
4/C1.45.

01-05 WHEEL WASH PER 5/C1.45.
01-07 LIMIT OF GRADING
01-10 AREA FOR SOLID AND HAZARDOUS WASTE, FUEL

STORAGE AND REFUELING AND EQUIPMENT
STORAGE AND MAINTENANCE. PROVIDE
PERIMETER SEDIMENT FENCE PER 3/C1.45.

01-13 STOCKPILE EXCESS ON SITE EXCAVATED SOIL.
ROUGHEN SLOPE AND SEED PER 08/C1.45
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MASS GRADING EROSION CONTROL PLAN - NORTHWEST2
C1.42

MASS GRADING EROSION CONTROL PLAN - SOUTHEAST1
C1.42

LEGEND

SEDIMENT FENCE PER 3/EC6.0

LIMITS OF GRADING

EXISTING CONTOUR

PROPOSED CONTOUR

EXISTING DRAINAGE FLOW ARROW

PROPOSED DRAINAGE FLOW ARROW

CATCH BASIN SEDIMENT FILTER BAG PER 1/EC6.0

CONCRETE WASHOUT PER 6/EC6.0

WHEEL WASH PER 5/EC6.0

CONSTRUCTION ENTRANCE PER 2/EC6.0

SOIL STOCKPILE AREA PER 4/EC6.0

AREA FOR SOLID AND HAZARDOUS WASTE, FUEL STORAGE AND
REFUELING AND EQUIPMENT STORAGE AND MAINTENANCE

181

181

EROSION CONTROL GENERAL NOTES
1. SEED USED FOR TEMPORARY OR PERMANENT SEEDING SHALL BE COMPOSED OF ONE OF THE
FOLLOWING MIXTURES, UNLESS OTHERWISE AUTHORIZED:

A. VEGETATED CORRIDOR AREAS REQUIRE NATIVE SEED MIXES. SEE RESTORATION PLAN FOR
APPROPRIATE SEED MIX.

     B. DWARF GRASS MIX (MIN. 100 LB./AC.)
1. DWARF PERENNIAL RYEGRASS (80% BY WEIGHT)
2. CREEPING RED FESCUE (20% BY WEIGHT)

C. STANDARD HEIGHT GRASS MIX (MIN. 100LB./AC.)
1. ANNUAL RYEGRASS (40% BY WEIGHT)
2. TURF-TYPE FESCUE (60% BY WEIGHT)

2. SLOPE TO RECEIVE TEMPORARY OR PERMANENT SEEDING SHALL HAVE THE SURFACE ROUGHENED
BY MEANS OF TRACK-WALKING OR THE USE OF OTHER APPROVED IMPLEMENTS. SURFACE
ROUGHENING IMPROVES SEED BEDDING AND REDUCES RUN-OFF VELOCITY.

3. LONG TERM SLOPE STABILIZATION MEASURES SHALL INCLUDE THE ESTABLISHMENT OF PERMANENT
VEGETATIVE COVER VIA SEEDING WITH APPROVED MIX AND APPLICATION RATE.

4. TEMPORARY SLOPE STABILIZATION MEASURES SHALL INCLUDE: COVERING EXPOSED SOIL WITH
PLASTIC SHEETING, STRAW MULCHING, WOOD CHIPS, OR OTHER APPROVED MEASURES.

5. STOCKPILED SOIL OR STRIPPINGS SHALL BE PLACED IN A STABLE LOCATION AND CONFIGURATION.
STOCKPILES SHALL BE COVERED WITH PLASTIC SHEETING OR STRAW MULCH. SEDIMENT FENCE IS
REQUIRED AROUND THE PERIMETER OF THE STOCKPILE.

6. EXPOSED CUT OR FILL AREAS SHALL BE STABILIZED THROUGH THE USE OF TEMPORARY SEEDING
AND MULCHING, EROSION CONTROL BLANKETS OR MATS, MID-SLOPE SEDIMENT FENCES OR WATTLES,
OR OTHER APPROPRIATE MEASURES. SLOPES MAY REQUIRE ADDITIONAL EROSION CONTROL
MEASURES.

7. AREAS SUBJECT TO WIND EROSION SHALL USE APPROPRIATE DUST CONTROL MEASURES INCLUDING
THE APPLICATION OF A FINE SPRAY OF WATER, PLASTIC SHEETING, STRAW MULCHING, OR OTHER
APPROVED MEASURES.

8. CONSTRUCTION ENTRANCES SHALL BE INSTALLED AT THE BEGINNING OF CONSTRUCTION AND
MAINTAINED FOR THE DURATION OF THE PROJECT. ADDITIONAL MEASURES INCLUDING, BUT NOT
LIMITED TO, TIRE WASHES, STREET SWEEPING, AND VACUUMING MAY BE BE REQUIRED TO INSURE
THAT ALL PAVED AREAS ARE KEPT CLEAN FOR THE DURATION OF THE PROJECT.

9. ACTIVE INLETS TO STORM WATER SYSTEMS SHALL BE PROTECTED THROUGH THE USE OF APPROVED
INLET PROTECTION MEASURES. ALL INLET PROTECTION MEASURES ARE TO BE REGULARLY INSPECTED
AND MAINTAINED AS NEEDED.

10. SATURATED MATERIALS THAT ARE HAULED OFF-SITE MUST BE TRANSPORTED IN WATER-TIGHT
TRUCKS TO ELIMINATE SPILLAGE OF SEDIMENT AND SEDIMENT-LADEN WATER.

11. AN AREA SHALL BE PROVIDED FOR THE WASHING OUT OF CONCRETE TRUCKS IN A LOCATION THAT
DOES NOT PROVIDE RUN-OFF THAT CAN ENTER THE STORM WATER SYSTEM. IF THE CONCRETE
WASH-OUT AREA CAN NOT BE CONSTRUCTED GREATER THAN 50' FROM ANY DISCHARGE POINT,
SECONDARY MEASURES SUCH AS BERMS OR TEMPORARY SETTLING PITS MAY BE REQUIRED. THE
WASH-OUT SHALL BE LOCATED WITHIN SIX FEET OF TRUCK ACCESS AND BE CLEANED WHEN IT
REACHES 50% OF THE CAPACITY.

12. SWEEPINGS FROM EXPOSED AGGREGATE CONCRETE SHALL NOT BE TRANSFERRED TO THE STORM
WATER SYSTEM. SWEEPINGS SHALL BE PICKED UP AND DISPOSED IN THE TRASH.

13. AVOID PAVING WHEN PAVING CHEMICALS CAN RUN-OFF INTO THE STORM WATER SYSTEM.

14. USE BMPs SUCH AS CHECK-DAMS, BERMS, AND INLET PROTECTION TO PREVENT RUN-OFF FROM
REACHING DISCHARGE POINTS.

15. COVER CATCH BASINS, MANHOLES, AND OTHER DISCHARGE POINTS WHEN APPLYING SEAL COAT,
TACK COAT, ETC. TO PREVENT INTRODUCING THESE MATERIALS TO THE STORM WATER SYSTEM.

16. AREAS MARKED AS "WQ" SHALL NOT HAVE CONSTRUCTION RUNOFF DIRECTED TOWARDS THEM.
THESE AREAS SHALL BE PROTECTED SO AS TO NOT IMPACT THEIR NATURAL INFILTRATION
CHARACTERISTICS.
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KEYNOTES

01-01 CATCH BASIN SEDIMENT FILTER BAG PER DETAIL
1/C1.45.

01-06 CONCRETE WASHOUT PER 6/C1.45.
01-07 LIMIT OF GRADING
01-08 PROVIDE AND MAINTAIN 2" THICK COVER LAYER OF

COMPOST OVER FINAL GRADING LAYER OF DISTURBED
SOIL AREA OF STORMWATER FACILITY AREA UNTIL
PERMANENT GROUND COVER PLANTINGS ARE
ESTABLISHED.

01-10 AREA FOR SOLID AND HAZARDOUS WASTE, FUEL
STORAGE AND REFUELING AND EQUIPMENT STORAGE
AND MAINTENANCE. PROVIDE PERIMETER SEDIMENT
FENCE PER 3/C1.45.

01-11 INLET PROTECTION PER 7/C1.45.
01-13 STOCKPILE EXCESS ON SITE EXCAVATED SOIL.

ROUGHEN SLOPE AND SEED PER 08/C1.45
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NORTHWEST PARKING UTILITIES AND PAVING2
C1.43

SOUTH EAST PARKING UTILITIES AND PAVING1
C1.43

EROSION CONTROL GENERAL NOTES
1. SEED USED FOR TEMPORARY OR PERMANENT SEEDING SHALL BE COMPOSED OF ONE OF THE
FOLLOWING MIXTURES, UNLESS OTHERWISE AUTHORIZED:

A. VEGETATED CORRIDOR AREAS REQUIRE NATIVE SEED MIXES. SEE RESTORATION PLAN FOR
APPROPRIATE SEED MIX.

     B. DWARF GRASS MIX (MIN. 100 LB./AC.)
1. DWARF PERENNIAL RYEGRASS (80% BY WEIGHT)
2. CREEPING RED FESCUE (20% BY WEIGHT)

C. STANDARD HEIGHT GRASS MIX (MIN. 100LB./AC.)
1. ANNUAL RYEGRASS (40% BY WEIGHT)
2. TURF-TYPE FESCUE (60% BY WEIGHT)

2. SLOPE TO RECEIVE TEMPORARY OR PERMANENT SEEDING SHALL HAVE THE SURFACE ROUGHENED
BY MEANS OF TRACK-WALKING OR THE USE OF OTHER APPROVED IMPLEMENTS. SURFACE
ROUGHENING IMPROVES SEED BEDDING AND REDUCES RUN-OFF VELOCITY.

3. LONG TERM SLOPE STABILIZATION MEASURES SHALL INCLUDE THE ESTABLISHMENT OF PERMANENT
VEGETATIVE COVER VIA SEEDING WITH APPROVED MIX AND APPLICATION RATE.

4. TEMPORARY SLOPE STABILIZATION MEASURES SHALL INCLUDE: COVERING EXPOSED SOIL WITH
PLASTIC SHEETING, STRAW MULCHING, WOOD CHIPS, OR OTHER APPROVED MEASURES.

5. STOCKPILED SOIL OR STRIPPINGS SHALL BE PLACED IN A STABLE LOCATION AND CONFIGURATION.
STOCKPILES SHALL BE COVERED WITH PLASTIC SHEETING OR STRAW MULCH. SEDIMENT FENCE IS
REQUIRED AROUND THE PERIMETER OF THE STOCKPILE.

6. EXPOSED CUT OR FILL AREAS SHALL BE STABILIZED THROUGH THE USE OF TEMPORARY SEEDING
AND MULCHING, EROSION CONTROL BLANKETS OR MATS, MID-SLOPE SEDIMENT FENCES OR WATTLES,
OR OTHER APPROPRIATE MEASURES. SLOPES MAY REQUIRE ADDITIONAL EROSION CONTROL
MEASURES.

7. AREAS SUBJECT TO WIND EROSION SHALL USE APPROPRIATE DUST CONTROL MEASURES INCLUDING
THE APPLICATION OF A FINE SPRAY OF WATER, PLASTIC SHEETING, STRAW MULCHING, OR OTHER
APPROVED MEASURES.

8. CONSTRUCTION ENTRANCES SHALL BE INSTALLED AT THE BEGINNING OF CONSTRUCTION AND
MAINTAINED FOR THE DURATION OF THE PROJECT. ADDITIONAL MEASURES INCLUDING, BUT NOT
LIMITED TO, TIRE WASHES, STREET SWEEPING, AND VACUUMING MAY BE BE REQUIRED TO INSURE
THAT ALL PAVED AREAS ARE KEPT CLEAN FOR THE DURATION OF THE PROJECT.

9. ACTIVE INLETS TO STORM WATER SYSTEMS SHALL BE PROTECTED THROUGH THE USE OF APPROVED
INLET PROTECTION MEASURES. ALL INLET PROTECTION MEASURES ARE TO BE REGULARLY INSPECTED
AND MAINTAINED AS NEEDED.

10. SATURATED MATERIALS THAT ARE HAULED OFF-SITE MUST BE TRANSPORTED IN WATER-TIGHT
TRUCKS TO ELIMINATE SPILLAGE OF SEDIMENT AND SEDIMENT-LADEN WATER.

11. AN AREA SHALL BE PROVIDED FOR THE WASHING OUT OF CONCRETE TRUCKS IN A LOCATION THAT
DOES NOT PROVIDE RUN-OFF THAT CAN ENTER THE STORM WATER SYSTEM. IF THE CONCRETE
WASH-OUT AREA CAN NOT BE CONSTRUCTED GREATER THAN 50' FROM ANY DISCHARGE POINT,
SECONDARY MEASURES SUCH AS BERMS OR TEMPORARY SETTLING PITS MAY BE REQUIRED. THE
WASH-OUT SHALL BE LOCATED WITHIN SIX FEET OF TRUCK ACCESS AND BE CLEANED WHEN IT
REACHES 50% OF THE CAPACITY.

12. SWEEPINGS FROM EXPOSED AGGREGATE CONCRETE SHALL NOT BE TRANSFERRED TO THE STORM
WATER SYSTEM. SWEEPINGS SHALL BE PICKED UP AND DISPOSED IN THE TRASH.

13. AVOID PAVING WHEN PAVING CHEMICALS CAN RUN-OFF INTO THE STORM WATER SYSTEM.

14. USE BMPs SUCH AS CHECK-DAMS, BERMS, AND INLET PROTECTION TO PREVENT RUN-OFF FROM
REACHING DISCHARGE POINTS.

15. COVER CATCH BASINS, MANHOLES, AND OTHER DISCHARGE POINTS WHEN APPLYING SEAL COAT,
TACK COAT, ETC. TO PREVENT INTRODUCING THESE MATERIALS TO THE STORM WATER SYSTEM.

16. AREAS MARKED AS "WQ" SHALL NOT HAVE CONSTRUCTION RUNOFF DIRECTED TOWARDS THEM.
THESE AREAS SHALL BE PROTECTED SO AS TO NOT IMPACT THEIR NATURAL INFILTRATION
CHARACTERISTICS.

LEGEND

SEDIMENT FENCE PER 3/EC6.0

LIMITS OF GRADING

EXISTING CONTOUR

PROPOSED CONTOUR

STORM LINE

SANITARY LINE

FIRE WATER LINE

DOMESTIC WATER LINE

CATCH BASIN SEDIMENT FILTER BAG PER 1/EC6.0

CONCRETE WASHOUT PER 6/EC6.0

WHEEL WASH PER 5/EC6.0

CONSTRUCTION ENTRANCE PER 2/EC6.0

SOIL STOCKPILE AREA PER 4/EC6.0

AREA FOR SOLID AND HAZARDOUS WASTE, FUEL STORAGE AND
REFUELING AND EQUIPMENT STORAGE AND MAINTENANCE

181

181

UTILITIES PHASE NOTES

1. PROPOSED DETENTION POND TO BE DISCHARGE POINT FOR ALL
STORMWATER RUNOFF CONVEYANCE

2. ANY TRENCH DEWATERING SHALL BE DISCHARGE THROUGH A FILTER BAG
INTO DETENTION POND WITHIN THE FOREBAY AREAS AS SHOWN

3. STRAW MULCH AND/OR HYDROSEED SHALL BE USED FOR TEMPORARY
STABILIZATION OF ANY EXPOSED TRENCH SPOILS (INCLUDING STOCKPOLE
IF PLASTIC SHEETING DOESN'T WORK)
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01-13 STOCKPILE EXCESS ON SITE EXCAVATED SOIL.
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NORTHWEST PARKING BUILDING CONSTRUCTION2
C1.44

 BUILDING G CONSTRUCTION1
C1.44

LEGEND

SEDIMENT FENCE PER 3/EC6.0

LIMITS OF GRADING

CATCH BASIN SEDIMENT FILTER BAG PER 1/EC6.0

CONCRETE WASHOUT PER 6/EC6.0

WHEEL WASH PER 5/EC6.0

CONSTRUCTION ENTRANCE PER 2/EC6.0

SOIL STOCKPILE AREA PER 4/EC6.0

AREA FOR SOLID AND HAZARDOUS WASTE, FUEL STORAGE AND
REFUELING AND EQUIPMENT STORAGE AND MAINTENANCE

VERTICAL CONSTRUCTION PHASE NOTES

1. ALL CONSTRUCTION MATERIALS  THAT COULD LEAD TO POLLUTION IF SPILLED NOT IN
IMMEDIATE USE SHALL BE STORED IN A STORAGE BOX TO PREVENT SPILLS AND EXPOSURE
TO WET WEATHER

2. FOR SPILL PREVENTION SPILL KITS AND OTHER SPILL CONTAINMENT DEVICES (I.E WATTLES,
ABSORBENT SOCKS/BOOMS, ORGANIC OIL ABSORBENTS AGENT, ETC.) SHALL BE KEPT
ONSITE THROUGH THE COMPLETION OF THE PROJECT

EROSION CONTROL GENERAL NOTES
1. SEED USED FOR TEMPORARY OR PERMANENT SEEDING SHALL BE COMPOSED OF ONE OF THE
FOLLOWING MIXTURES, UNLESS OTHERWISE AUTHORIZED:

A. VEGETATED CORRIDOR AREAS REQUIRE NATIVE SEED MIXES. SEE RESTORATION PLAN FOR
APPROPRIATE SEED MIX.

     B. DWARF GRASS MIX (MIN. 100 LB./AC.)
1. DWARF PERENNIAL RYEGRASS (80% BY WEIGHT)
2. CREEPING RED FESCUE (20% BY WEIGHT)

C. STANDARD HEIGHT GRASS MIX (MIN. 100LB./AC.)
1. ANNUAL RYEGRASS (40% BY WEIGHT)
2. TURF-TYPE FESCUE (60% BY WEIGHT)

2. SLOPE TO RECEIVE TEMPORARY OR PERMANENT SEEDING SHALL HAVE THE SURFACE ROUGHENED
BY MEANS OF TRACK-WALKING OR THE USE OF OTHER APPROVED IMPLEMENTS. SURFACE
ROUGHENING IMPROVES SEED BEDDING AND REDUCES RUN-OFF VELOCITY.

3. LONG TERM SLOPE STABILIZATION MEASURES SHALL INCLUDE THE ESTABLISHMENT OF PERMANENT
VEGETATIVE COVER VIA SEEDING WITH APPROVED MIX AND APPLICATION RATE.

4. TEMPORARY SLOPE STABILIZATION MEASURES SHALL INCLUDE: COVERING EXPOSED SOIL WITH
PLASTIC SHEETING, STRAW MULCHING, WOOD CHIPS, OR OTHER APPROVED MEASURES.

5. STOCKPILED SOIL OR STRIPPINGS SHALL BE PLACED IN A STABLE LOCATION AND CONFIGURATION.
STOCKPILES SHALL BE COVERED WITH PLASTIC SHEETING OR STRAW MULCH. SEDIMENT FENCE IS
REQUIRED AROUND THE PERIMETER OF THE STOCKPILE.

6. EXPOSED CUT OR FILL AREAS SHALL BE STABILIZED THROUGH THE USE OF TEMPORARY SEEDING
AND MULCHING, EROSION CONTROL BLANKETS OR MATS, MID-SLOPE SEDIMENT FENCES OR WATTLES,
OR OTHER APPROPRIATE MEASURES. SLOPES MAY REQUIRE ADDITIONAL EROSION CONTROL
MEASURES.

7. AREAS SUBJECT TO WIND EROSION SHALL USE APPROPRIATE DUST CONTROL MEASURES INCLUDING
THE APPLICATION OF A FINE SPRAY OF WATER, PLASTIC SHEETING, STRAW MULCHING, OR OTHER
APPROVED MEASURES.

8. CONSTRUCTION ENTRANCES SHALL BE INSTALLED AT THE BEGINNING OF CONSTRUCTION AND
MAINTAINED FOR THE DURATION OF THE PROJECT. ADDITIONAL MEASURES INCLUDING, BUT NOT
LIMITED TO, TIRE WASHES, STREET SWEEPING, AND VACUUMING MAY BE BE REQUIRED TO INSURE
THAT ALL PAVED AREAS ARE KEPT CLEAN FOR THE DURATION OF THE PROJECT.

9. ACTIVE INLETS TO STORM WATER SYSTEMS SHALL BE PROTECTED THROUGH THE USE OF APPROVED
INLET PROTECTION MEASURES. ALL INLET PROTECTION MEASURES ARE TO BE REGULARLY INSPECTED
AND MAINTAINED AS NEEDED.

10. SATURATED MATERIALS THAT ARE HAULED OFF-SITE MUST BE TRANSPORTED IN WATER-TIGHT
TRUCKS TO ELIMINATE SPILLAGE OF SEDIMENT AND SEDIMENT-LADEN WATER.

11. AN AREA SHALL BE PROVIDED FOR THE WASHING OUT OF CONCRETE TRUCKS IN A LOCATION THAT
DOES NOT PROVIDE RUN-OFF THAT CAN ENTER THE STORM WATER SYSTEM. IF THE CONCRETE
WASH-OUT AREA CAN NOT BE CONSTRUCTED GREATER THAN 50' FROM ANY DISCHARGE POINT,
SECONDARY MEASURES SUCH AS BERMS OR TEMPORARY SETTLING PITS MAY BE REQUIRED. THE
WASH-OUT SHALL BE LOCATED WITHIN SIX FEET OF TRUCK ACCESS AND BE CLEANED WHEN IT
REACHES 50% OF THE CAPACITY.

12. SWEEPINGS FROM EXPOSED AGGREGATE CONCRETE SHALL NOT BE TRANSFERRED TO THE STORM
WATER SYSTEM. SWEEPINGS SHALL BE PICKED UP AND DISPOSED IN THE TRASH.

13. AVOID PAVING WHEN PAVING CHEMICALS CAN RUN-OFF INTO THE STORM WATER SYSTEM.

14. USE BMPs SUCH AS CHECK-DAMS, BERMS, AND INLET PROTECTION TO PREVENT RUN-OFF FROM
REACHING DISCHARGE POINTS.

15. COVER CATCH BASINS, MANHOLES, AND OTHER DISCHARGE POINTS WHEN APPLYING SEAL COAT,
TACK COAT, ETC. TO PREVENT INTRODUCING THESE MATERIALS TO THE STORM WATER SYSTEM.

16. AREAS MARKED AS "STORM FACILITY" SHALL NOT HAVE CONSTRUCTION RUNOFF DIRECTED
TOWARDS THEM. THESE AREAS SHALL BE PROTECTED SO AS TO NOT IMPACT THEIR NATURAL
INFILTRATION CHARACTERISTICS.

DISCHARGE MONITORING REQUIREMENTS
1. THE REGISTRANT MUST BEGIN THE PH MONITORING PERIOD WHEN THE ENGINEERED SOILS ARE

FIRST EXPOSED TO PRECIPITATION AND MUST CONTINUE EVERY 7 CALENDAR DAYS AND WITHIN 24
HOURS OF THE OCCURRENCE OF DISCHARGE FROM THE SITE, OR THE OCCURRENCE OF A STORM
EVENT OF 0.10 INCHES OR GREATER UNTIL FINAL STABILIZATION OF THE AREA OF ENGINEERED
SOILS IS ESTABLISHED (SEE SECTION 2.2.21).

2. DOCUMENT THE DATE WHEN SOIL AMENDMENTS WERE ADDED AND FINAL STABILIZATION ACHIEVED
IN THE INSPECTION REPORT PER SECTION 6.5.

3. THE REGISTRANT MUST MONITOR THE PH OF STORMWATER IN THE SEDIMENT
BASINS/IMPOUNDMENTS AND AT DISCHARGE LOCATIONS THAT RECEIVE STORMWATER RUNOFF
FROM THE AREA WHERE ENGINEERED SOILS WERE USED BEFORE THE STORMWATER DISCHARGES
TO SURFACE WATERS.

4. THE BENCHMARK VALUE FOR PH IS DEFINED IN STANDARD UNITS (SU), AND DETERMINED BY THE
RIVER BASIN CONTAINING THE RECEIVING WATERBODY ACCORDING TO OAR 340-041-0021. ANYTIME
MONITORING INDICATES THAT THE PH OF THE SITE’S STORMWATER IS THE MAXIMUM ALLOWED SU
OR GREATER, THE REGISTRANT MUST EITHER:

4.1. PREVENT THE HIGH PH WATER FROM ENTERING STORM SEWER SYSTEMS OR SURFACE
WATERS; OR

4.2. ADJUST OR NEUTRALIZE THE HIGH PH WATER UNTIL IT IS IN THE RANGE OF PH SU ACCEPTABLE
FOR DISCHARGE TO THE RIVER BASIN CONTAINING THE RECEIVING WATERBODY BY USING AN
APPROPRIATE TREATMENT BMP SUCH AS CARBON DIOXIDE (CO2) SPARGING OR DRY ICE. THE
REGISTRANT MUST OBTAIN WRITTEN PERMISSION FROM DEQ OR AGENT BEFORE USING ANY
FORM OF CHEMICAL TREATMENT OTHER THAN CO2 SPARGING OR DRY ICE PER SECTION 1.2.9.

5. THE REGISTRANT MUST PERFORM PH MONITORING ON SITE WITHIN 15 MINUTES OF SAMPLE
COLLECTION WITH AN ACCURATELY CALIBRATED PH METER. THE REGISTRANT MUST RECORD THE
PH MONITORING RESULTS AND ANY PH ADJUSTMENT TREATMENTS IN THE INSPECTION REPORT.
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BUILDING G BASE REFERENCE POINT AT BUILDING C K/1 GRID INTERSECTION

X

EXISTING STORMWATER
FACILITY TO REMAIN

EXISTING
STORMWATER

FACILITY TO
REMAIN

KEYNOTES

02-01
02-02
02-03
32-01
32-02
32-03
32-04
32-05
32-06
32-07
32-08
32-09

0.82 0.72

0.40 0.73 0.89 0.98

0.27 0.38 0.28 0.25 0.23 0.22 0.23 0.25 0.26 0.37 0.36 0.26 0.24 0.20 0.17 0.16 0.17 0.20 0.23 0.24

0.58 0.66 0.64 0.63 0.58 0.62 0.60 0.61 0.64 0.70 0.67 0.59 0.53 0.49 0.49 0.47 0.48 0.48 0.51 0.55

0.59 0.64 0.65 0.62 0.58 0.59 0.58 0.62 0.66 0.70 0.69 0.62 0.56 0.51 0.51 0.50 0.50 0.49 0.52 0.56 0.59 0.57 0.50 0.43 0.39

0.58 0.63 0.63 0.57 0.51 0.47 0.50 0.56 0.64 0.70 0.69 0.62 0.53 0.46 0.44 0.44 0.43 0.43 0.48 0.55 0.59 0.57 0.49 0.40 0.33

0.50 0.55 0.54 0.48 0.44 0.41 0.43 0.49 0.55 0.60 0.60 0.53 0.46 0.41 0.37 0.36 0.36 0.39 0.42 0.47 0.51 0.50 0.43 0.36 0.31

0.50 0.58 0.62 0.63 0.63

0.57 0.65 0.68 0.67 0.66 0.66 0.76 0.93 1.26

0.59 0.68 0.70 0.67 0.68 0.69 0.77 0.90 1.11 1.27 1.14 0.92 0.74 0.57

0.67 0.71 0.71 0.78 0.90 1.10 1.06 0.87

0.68

0.28 0.27 0.25 0.28 0.31 0.37 0.42 0.49 0.49 0.41 0.37 0.33 0.31 0.30 0.31 0.34 0.38 0.43 0.49 0.56 0.63 0.61 0.56 0.54 0.56 0.55 0.56 0.63 0.71 0.73 0.66 0.60 0.51 0.51 0.49 0.47 0.46 0.47 0.48 0.48 0.50 0.58 0.67 0.69 0.65 0.61 0.53 0.54 0.52 0.51 0.52 0.53 0.51 0.55 0.60 0.65 0.65 0.58 0.53 0.49 0.45 0.40 0.36 0.33 0.30 0.28 0.25 0.25

0.63 0.63 0.62 0.67 0.69 0.75 0.79 0.85 0.83 0.74 0.67 0.63 0.64 0.62 0.63 0.67 0.72 0.73 0.82 0.84 0.90 0.85 0.82 0.74 0.75 0.73 0.74 0.79 0.85 0.85 0.80 0.70 0.58 0.55 0.54 0.52 0.52 0.52 0.52 0.51 0.56 0.66 0.75 0.78 0.75 0.68 0.59 0.56 0.56 0.55 0.55 0.54 0.54 0.59 0.66 0.72 0.72 0.67 0.60 0.54 0.50 0.47 0.43 0.41 0.38 0.36 0.34 0.32 0.32

0.81 0.78 0.80 0.77 0.85 0.87 0.95 0.99 1.01 0.95 0.87 0.78 0.71 0.72 0.73 0.75 0.79 0.85 0.87 0.92 0.93 0.92 0.89 0.83 0.76 0.74 0.75 0.79 0.85 0.93 0.95 0.91 0.80 0.67 0.59 0.56 0.55 0.54 0.54 0.53 0.55 0.61 0.70 0.81 0.86 0.84 0.75 0.65 0.59 0.56 0.55 0.55 0.55 0.57 0.61 0.67 0.73 0.75 0.71 0.69 0.65 0.57 0.52 0.49 0.45 0.43 0.42 0.41 0.40 0.39 0.45 0.51 0.54 0.53 0.45 0.35

0.78 0.79 0.77 0.74 0.81 0.90 1.03 1.11 1.14 1.07 0.94 0.83 0.75 0.73 0.74 0.78 0.84 0.91 0.96 1.00 1.00 0.96 0.91 0.84 0.76 0.72 0.73 0.75 0.81 0.90 0.96 0.93 0.83 0.70 0.61 0.55 0.55 0.54 0.54 0.54 0.55 0.59 0.68 0.78 0.86 0.84 0.77 0.66 0.58 0.54 0.53 0.54 0.55 0.57 0.58 0.62 0.65 0.69 0.71 0.72 0.70 0.62 0.54 0.49 0.45 0.45 0.45 0.46 0.47 0.45 0.50 0.53 0.57 0.55 0.46 0.38

1.01 1.09 1.11 1.04 0.91 0.83 0.79 0.75 0.74 0.76 0.83 0.91 0.95 0.95 0.95 0.89 0.85 0.80 0.74 0.70 0.69 0.68 0.72 0.80 0.85 0.84 0.76 0.66 0.57 0.53 0.53 0.53 0.52 0.52 0.54 0.54 0.60 0.69 0.76 0.75 0.70 0.62 0.53 0.50 0.51 0.50 0.51 0.52 0.53 0.55 0.56 0.59 0.64 0.67 0.66 0.60 0.52 0.44 0.42 0.42 0.41 0.41 0.43

0.90 0.95 0.95 0.91 0.83 0.80 0.77 0.75 0.73 0.71 0.77 0.83 0.87 0.83 0.82 0.75 0.75 0.70 0.66 0.63 0.63 0.62 0.61 0.69 0.73 0.73 0.67 0.59 0.51 0.50 0.49 0.47 0.46 0.47 0.49 0.51 0.52 0.60 0.67 0.68 0.62 0.56 0.47 0.47 0.45 0.44 0.43 0.44 0.46 0.48 0.50 0.50 0.56 0.61 0.62 0.54 0.50 0.40 0.38 0.33 0.28 0.24 0.22

0.28 0.35 0.47 0.60 0.72 0.78 0.78 0.74 0.70 0.78 0.91 0.44

0.24 0.31 0.40 0.51 0.62 0.69 0.70 0.69 0.68 0.73 0.82 0.22

0.23 0.28 0.36 0.43 0.49 0.53 0.56 0.58 0.64 0.71 0.80 0.82 0.79 0.74 0.68 0.65 0.62 0.61 0.60 0.60 0.66 0.72 0.74 0.68 0.66 0.58 0.56 0.51 0.47 0.46 0.47 0.49 0.49 0.58 0.62 0.63 0.56 0.52 0.43 0.41 0.37 0.35 0.34 0.35 0.38 0.40 0.43 0.51 0.56 0.57 0.51 0.49 0.38 0.37 0.32 0.30 0.29 0.30 0.31 0.34 0.37 0.42 0.47 0.53 0.53 0.45 0.41 0.32 0.28 0.22 0.19 0.16 0.14 0.12

0.45 0.44 0.38 0.32

0.52 0.51 0.47

0.54 0.54 0.48

0.51 0.50

0.50 0.46

0.41 0.37

0.41 0.34

0.43 0.37

0.67 0.57

0.40 0.42 0.53 0.58 0.70 0.79 0.79 0.72 0.74 0.79 0.67

0.39 0.43 0.54 0.62 0.73 0.82 0.83 0.79 0.79 0.79 0.74 0.71 0.74 0.88 0.95 0.87 0.77 0.67

0.40 0.47 0.56 0.66 0.76 0.85 0.85 0.84 0.81 0.79 0.75 0.73 0.78 0.87 0.91 0.84 0.73 0.60

0.43 0.49 0.54 0.62 0.70 0.78 0.83 0.87 0.89 0.87 0.81 0.77 0.77 0.82 0.83 0.78 0.66

0.55 0.59 0.65 0.74 0.82 0.89 0.87 0.80 0.72 0.67 0.69 0.70 0.65 0.56

0.51 0.56 0.57 0.67 0.78 0.87 0.87 0.77 0.66 0.58 0.59 0.57 0.51 0.44

0.52 0.57 0.63 0.64 0.74 0.82 0.99 0.99 0.81 0.72 0.62 0.58 0.53 0.45 0.39

0.59 0.67 0.74 0.76 0.92 0.98 1.12 1.09 0.95 0.80 0.70 0.63 0.52 0.43

0.57 0.58 0.60 0.58 0.64 0.69 0.79 0.77 0.64 0.54 0.47 0.42 0.35 0.30

0.62 0.57 0.53 0.57 0.63 0.68 0.66 0.57 0.45 0.35 0.32 0.29 0.25

0.72 0.63 0.59 0.59 0.59 0.61 0.60 0.51 0.44 0.35 0.29 0.26 0.23

0.99 1.04 0.85 0.73 0.65 0.61 0.59 0.55 0.54 0.50 0.45 0.39 0.32 0.27

0.48 0.42 0.37 0.32 0.36 0.36 0.42 0.54 0.92 1.10 1.14 1.00 0.80 0.67 0.57 0.54 0.48 0.47 0.46 0.44 0.42 0.37 0.31

0.62 0.53 0.50 0.42 0.47 0.47 0.50 0.65 0.86 1.10 1.15 1.18 0.84 0.69 0.59 0.53 0.49 0.49 0.52 0.55 0.52 0.46 0.38

0.46 0.48 0.56 0.70 1.10 1.21 1.19 1.00 0.79 0.63 0.53 0.51 0.55 0.61 0.59 0.49 0.40

0.42 0.50 0.66 0.95 1.22 1.27 1.16 0.83 0.70 0.61 0.56 0.56 0.62 0.68 0.65 0.56

0.38 0.46 0.58 0.81 1.21 1.32 1.28 0.97 0.84 0.77 0.71 0.74 0.73 0.87 0.82 0.65

0.34 0.41 0.53 0.69 1.02 1.29 1.28 1.21 1.00 0.97 0.92 1.00 1.00 1.09 1.04 0.90

0.34 0.39 0.48 0.59 0.79 1.14 1.16 1.17 0.99 0.87 0.77 0.77 0.75 0.78 0.73 0.61

0.37 0.43 0.48 0.56 0.68 1.02 1.20 1.24 1.14 0.91 0.79 0.74 0.72 0.72 0.66 0.55

0.42 0.48 0.53 0.55 0.60 0.67 0.86 1.21 1.29 1.26 1.01 0.87 0.76 0.70 0.66 0.60 0.49

0.68 0.81 1.20 1.33 1.28 1.12 0.91 0.76 0.69 0.60 0.52

1.25 1.13 0.89 0.71 0.58 0.48 0.40

0.42 0.34

1
C2.12

2
C2.12

EXISTING
STORMWATER

FACILITY

1
C2.11

0.358 0.254 0.218 0.158

0.357 0.273 0.240 0.181

0.365 0.281 0.249 0.190

0.359 0.263 0.218 0.170

0.56 0.55 0.49 0.38

0.69 0.67 0.61 0.52 0.35

0.79 0.78 0.72 0.65 0.44

0.52 0.69 0.82 0.93 0.91 0.84 0.75 0.50

0.75 0.89 1.01 1.07 1.00 0.92 0.79 0.57

1.04 1.31 1.45 1.36 1.23 1.04 0.77

0.70 0.92 1.12 1.32 1.32 1.30 1.22 1.01

1.31 1.20 1.16 0.94

1.35 1.23 1.12 0.91

1.00 1.31 1.23 1.15 0.84

0.75 0.95 1.13 1.22 1.20 1.14 1.06 0.78

0.73 0.91 1.02 1.17 1.15 1.11 1.06 1.05 0.78

0.65 0.91 1.20 1.39 1.36 1.28 1.12 1.10 0.78

1.09 1.13 1.23 1.18 1.18 0.87

0.98 1.04 1.06 1.02 1.01 0.78

0.38 0.42 0.49 0.99 1.03 0.97 0.95 0.75

0.44 0.49 0.59 0.78 0.66 0.63 0.65 0.97 0.94 0.92 0.71

0.50 0.52 0.54 0.65 0.86 0.70 0.65 0.68 0.72 0.73 0.76 0.78 0.71 0.85 0.85 0.80 0.59

0.57 0.62 0.65 0.74 0.99 0.77 0.72 0.75 0.78 0.78 0.80 0.77 0.69 0.62 0.54 0.54 0.53 0.72 0.75 0.73 0.48

0.52 0.66 0.72 0.77 0.82 1.08 0.84 0.83 0.84 0.86 0.80 0.83 0.81 0.68 0.58 0.50 0.47 0.47 0.49 0.62 0.64 0.62 0.38

0.75 0.83 0.87 0.94 1.21 0.95 0.91 0.89 0.86 0.78 0.81 0.79 0.64 0.56 0.48 0.43 0.42 0.45 0.58 0.62 0.61 0.33

0.60 0.68 0.83 0.88 0.89 0.95 1.21 0.94 0.89 0.86 0.82 0.73 0.76 0.75 0.58 0.52 0.46 0.41 0.40 0.42 0.48 0.53 0.57 0.61 0.58 0.30

0.66 0.77 0.89 0.88 0.85 0.84 1.08 0.82 0.82 0.79 0.75 0.68 0.74 0.74 0.55 0.47 0.45 0.42 0.40 0.42 0.47 0.52 0.56 0.60 0.57 0.30

0.73 0.82 0.91 0.86 0.78 0.80 1.00 0.77 0.74 0.76 0.71 0.64 0.72 0.72 0.52 0.46 0.47 0.44 0.36 0.43 0.49 0.53 0.56 0.60 0.58 0.33

0.74 0.83 0.89 0.81 0.72 0.76 0.93 0.74 0.70 0.76 0.76 0.72 0.82 0.82 0.60 0.54 0.51 0.47 0.41 0.46 0.52 0.57 0.60 0.60 0.56 0.35

0.70 0.79 0.80 0.76 0.70 0.74 0.92 0.74 0.73 0.79 0.82 0.82 0.92 0.93 0.70 0.64 0.59 0.51 0.46 0.52 0.56 0.61 0.68 0.67 0.64 0.44

0.65 0.71 0.74 0.72 0.68 0.70 0.88 0.74 0.75 0.84 0.87 0.91 1.08 1.08 0.80 0.73 0.66 0.56 0.50 0.59 0.63 0.69 0.75 0.73 0.67 0.50

0.66 0.67 0.69 0.70 0.67 0.69 0.87 0.74 0.76 0.83 0.87 0.90 1.08 1.07 0.81 0.75 0.68 0.59 0.55 0.70 0.71 0.76 0.81 0.78 0.76 0.56

0.68 0.69 0.69 0.68 0.66 0.71 0.91 0.75 0.74 0.78 0.80 0.81 0.94 0.91 0.74 0.70 0.65 0.59 0.59 0.78 0.76 0.79 0.81 0.79 0.74 0.54

0.67 0.69 0.73 0.72 0.67 0.72 0.92 0.75 0.70 0.74 0.74 0.71 0.82 0.78 0.64 0.65 0.64 0.58 0.61 0.85 0.80 0.76 0.80 0.80 0.73 0.48

0.65 0.71 0.80 0.79 0.74 0.76 0.99 0.78 0.74 0.73 0.68 0.62 0.72 0.67 0.55 0.60 0.65 0.64 0.67 0.92 0.85 0.81 0.82 0.80 0.69 0.43

0.71 0.79 0.89 0.88 0.85 0.83 1.06 0.82 0.78 0.74 0.69 0.60 0.67 0.62 0.53 0.59 0.65 0.71 0.75 1.06 0.94 0.89 0.87 0.85 0.74 0.42

0.75 0.85 0.97 0.97 0.93 0.91 1.17 0.92 0.82 0.77 0.69 0.56 0.59 0.54 0.50 0.61 0.69 0.77 0.83 1.19 1.08 0.96 0.95 0.92 0.76 0.41

0.77 0.86 0.98 0.97 0.92 0.92 1.17 0.90 0.79 0.74 0.67 0.51 0.51 0.48 0.47 0.59 0.69 0.76 0.84 1.22 1.14 0.98 0.96 0.94 0.78 0.40

0.28 0.63 0.72 0.81 0.91 0.87 0.81 0.78 1.00 0.74 0.69 0.65 0.59 0.46 0.43 0.41 0.42 0.54 0.62 0.68 0.76 1.09 0.97 0.93 0.91 0.90 0.77 0.40

0.59 0.65 0.72 0.78 0.74 0.68 0.70 0.91 0.66 0.57 0.55 0.51 0.41 0.37 0.35 0.38 0.48 0.54 0.58 0.69 1.03 0.94 0.88 0.87 0.85 0.74 0.41

0.30 0.28 0.28 0.58 0.63 0.70 0.66 0.60 0.64 0.80 0.60 0.49 0.47 0.45 0.37 0.32 0.31 0.35 0.44 0.47 0.50 0.61 0.90 0.89 0.85 0.89 0.89 0.82 0.44

0.37 0.37 0.38 0.60 0.63 0.63 0.62 0.66 0.81 0.62 0.51 0.45 0.41 0.35 0.30 0.29 0.33 0.41 0.45 0.51 0.65 0.94 0.96 0.97 0.97 0.93 0.86 0.51

0.44 0.49 0.51 0.50 0.64 0.66 0.63 0.62 0.64 0.66 0.70 0.81 0.66 0.57 0.49 0.42 0.36 0.31 0.31 0.35 0.41 0.48 0.57 0.70 0.96 1.03 1.08 1.07 0.99

0.50 0.57 0.60 0.59 0.68 0.70 0.68 0.65 0.68 0.71 0.77 0.85 0.73 0.62 0.55 0.47 0.40 0.35 0.34 0.39 0.44 0.51 0.60 0.74 1.00 1.10 1.15 1.12 1.02 0.92 0.57

0.47 0.52 0.57 0.60 0.60 0.68 0.73 0.73 0.70 0.74 0.75 0.81 0.88 0.78 0.67 0.59 0.50 0.43 0.39 0.39 0.43 0.49 0.55 0.63 0.79 1.03 1.13 1.14 1.11 1.00 0.88 0.54

0.55 0.56 0.50 0.50 0.55 0.63 0.71 0.59 0.52 0.46 0.42 0.42 0.47 0.54 0.62 0.67 0.82 1.03 1.11 1.10 1.04 0.95 0.82 0.56

0.47 0.43 0.42 0.45 0.50 1.09 1.00 0.94 0.84 0.56

0.56 0.45 0.33 0.28 0.23

0.24 0.22 0.19 0.16

0.19 0.15 0.14 0.12

0.25 0.19 0.15 0.13

0.28 0.23 0.21 0.17

0.35 0.28 0.25 0.19

0.44 0.32 0.27 0.20

0.59 0.41 0.33 0.22

0.51 0.40 0.35 0.24

0.47 0.36 0.31 0.23

0.44 0.36 0.31 0.23

0.41 0.35 0.31 0.25

0.40 0.33 0.29 0.24

0.39 0.30 0.27 0.23

0.45 0.35 0.29 0.22

0.41 0.33 0.27 0.20

0.36 0.27 0.23 0.17

0.34 0.24 0.22 0.14

0.28 0.21 0.19 0.13

0.20 0.16 0.16 0.11

0.14 0.12 0.13 0.09

0.11 0.09 0.09 0.08

0.10 0.08 0.07 0.06

0.10 0.07 0.06 0.06

0.10 0.07 0.07 0.06

0.11 0.08 0.09 0.07

0.15 0.10 0.09 0.07

0.19 0.11 0.10 0.06

0.22 0.12 0.11 0.06

0.19 0.11 0.10 0.06

0.15 0.10 0.09 0.06

0.12 0.09 0.09 0.06

0.11 0.08 0.07 0.06

0.12 0.07 0.06 0.06

0.12 0.08 0.06 0.06

0.11 0.08 0.08 0.06

0.14 0.10 0.11 0.07

0.18 0.13 0.13 0.08

0.24 0.17 0.16 0.10

0.91 0.52 0.29 0.22 0.20 0.12

0.78 0.76 0.78 0.86

0.82 0.83 0.80 0.69 0.61 0.54 0.48 0.43 0.43 0.47 0.55 0.64 0.70 0.79

0.82 0.70 0.64 0.55 0.46 0.40 0.38 0.40 0.46 0.53 0.61 0.72 0.94 1.01 0.98 0.92 0.87 0.74 0.49

0.58 0.56 0.54 0.49 0.42 0.34 0.30 0.31 0.34 0.39 0.45 0.55 0.78 0.76 0.71 0.68 0.64 0.55 0.33

0.49 0.42 0.37 0.35 0.32 0.27 0.25 0.29 0.36 0.38 0.41 0.53 0.78 0.74 0.65 0.62 0.61 0.52 0.32

0.48 0.43 0.40 0.34 0.26 0.21 0.21 0.26 0.36 0.42 0.47 0.56 0.80 0.74 0.66 0.66 0.65 0.54 0.34

0.55 0.50 0.46 0.38 0.29 0.21 0.19 0.25 0.38 0.47 0.57 0.67 0.98 0.87 0.76 0.74 0.70 0.57 0.38

0.59 0.56 0.53 0.43 0.31 0.23 0.20 0.26 0.41 0.54 0.64 0.73 1.04 0.92 0.83 0.80 0.73 0.57 0.40

0.60 0.56 0.53 0.45 0.32 0.24 0.22 0.28 0.43 0.58 0.68 0.78 1.16 1.08 0.88 0.84 0.77 0.59 0.45

0.52 0.51 0.49 0.41 0.30 0.22 0.20 0.27 0.42 0.56 0.67 0.77 1.08 0.99 0.87 0.82 0.74 0.60 0.48

0.48 0.46 0.42 0.35 0.27 0.20 0.19 0.25 0.39 0.50 0.60 0.70 1.01 0.91 0.81 0.77 0.71 0.61 0.52

0.41 0.39 0.36 0.32 0.25 0.19 0.17 0.24 0.37 0.46 0.51 0.61 0.87 0.83 0.73 0.75 0.73 0.63 0.53

0.42 0.39 0.33 0.29 0.23 0.18 0.17 0.24 0.34 0.42 0.47 0.58 0.88 0.85 0.73 0.75 0.78 0.73 0.63

0.40 0.39 0.34 0.29 0.22 0.17 0.17 0.23 0.32 0.40 0.47 0.57 0.85 0.84 0.77 0.81 0.84 0.80 0.69

0.39 0.39 0.35 0.30 0.23 0.17 0.17 0.24 0.32 0.40 0.48 0.57 0.85 0.86 0.79 0.87 0.90 0.86 0.80

0.39 0.40 0.36 0.31 0.24 0.19 0.18 0.26 0.35 0.42 0.48 0.59 0.88 0.88 0.80 0.87 0.93 0.88 0.80

0.40 0.41 0.37 0.32 0.26 0.21 0.21 0.28 0.40 0.48 0.51 0.60 0.88 0.88 0.79 0.85 0.91 0.87 0.77

0.42 0.42 0.38 0.34 0.29 0.25 0.25 0.31 0.44 0.53 0.59 0.69 0.98 0.93 0.84 0.88 0.89 0.82 0.73

0.43 0.42 0.41 0.38 0.33 0.29 0.30 0.36 0.50 0.60 0.68 0.76 1.05 0.98 0.92 0.92 0.89 0.82 0.76

0.45 0.47 0.48 0.43 0.37 0.36 0.36 0.40 0.54 0.67 0.76 0.82 1.17 1.10 0.99 0.96 0.92 0.83 0.79

0.53 0.56 0.55 0.50 0.43 0.42 0.41 0.42 0.56 0.67 0.75 0.80 1.13 1.08 0.97 0.97 0.93 0.81 0.75

0.61 0.63 0.64 0.57 0.48 0.49 0.47 0.44 0.55 0.61 0.66 0.71 0.97 0.89 0.86 0.90 0.92 0.84 0.77

0.64 0.66 0.66 0.61 0.53 0.57 0.54 0.46 0.52 0.55 0.57 0.61 0.84 0.78 0.76 0.84 0.90 0.85 0.75

0.59 0.65 0.65 0.59 0.56 0.64 0.62 0.50 0.50 0.52 0.50 0.53 0.73 0.69 0.66 0.77 0.86 0.83 0.77
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OVERALL PHOTOMETRIC PLAN
1" = 60'-0"

1
C2.10

SYM QTY MANUFACTURER CATALOG # DISTRIBUTION WATTS VOLTAGE HEIGHT

44

LUMINAIRE SCHEDULE

UNIVERSAL (120-277 V) 30 FT35

14 UNIVERSAL (120-277 V) 30 FT35

A
B

CONFIGURATION

SINGLE

TWIN

MA LENGTH

N/A

N/A

PHOTOMETRIC CALCULATIONS:

NORTHWEST PARKING LOT: NORTHEAST PARKING LOT: EAST PARKING LOT: SOUTHEAST PARKING LOT: SOUTH ENTRANCE: SOUTHEAST ENTRANCE:
AVERAGE = 0.64 FC AVERAGE = 0.59 FC AVERAGE = 0.62 FC AVERAGE = 0.55 FC AVERAGE = 0.66 FC AVERAGE = 0.26 FC

EAST ENTRANCE: SOUTHEAST PROPERTY LINE: EAST PROPERTY LINE: NORTHEAST PROPERTY LINE:  CENTER DRIVE CONNECTION:
AVERAGE = 0.26 FC AVERAGE = 0.13 FC AVERAGE = 0.20 FC AVERAGE = 0.15 FC AVERAGE = 0.78 FC

NORTH PROP. BLDG PARKING/SIDEWALK:  OUTDOOR PLAZA: EAST PARKING SIDEWALK:  NORTHWEST LANDSCAPE:
AVERAGE = 0.50 FC AVERAGE = 0.70 FC AVERAGE: 0.62 FC AVERAGE = 0.51 FC

LITHONIA LIGHTING KAD-LED
LED CONTOUR SOFT SQUARE

FULL CUTOFF

LITHONIA LIGHTING KAD-LED
LED CONTOUR SOFT SQUARE

FULL CUTOFF

LITHONIA
LIGHTING

LITHONIA
LIGHTING

KAD LED 20C 530 30K R2 MVOLT

KAD LED 20C 530 30K R2 MVOLT
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GENERAL

1. CONTRACTOR SHALL CONFIRM ALL EXISTING CONDITIONS PRIOR TO
COMMENCING WORK.

2. CALL BEFORE YOU DIG. CONTRACTOR SHALL VERIFY INVERT ELEVATIONS OF
ALL UNDERGROUND UTILITIES AND NOTIFY LANDSCAPE ARCHITECT IF THERE
ARE ANY DISCREPANCIES WITH PLANTING ROOT ZONES. TO REQUEST LOCATES
FOR PROPOSED EXCAVATION CALL 1-800-332-2344 (OR 811) IN OREGON /
1-800-424-5555 (OR 811) IN WASHINGTON. [SELECT ONE STATE AND DELETE THE
OTHER AND THIS NOTE.]

3. NOTIFY THE OWNER OR OWNER'S REPRESENTATIVE OF ANY DISCREPANCIES
OR CONFLICTS WITH EXISTING CONDITIONS PRIOR TO COMMENCEMENT OF ANY
WORK.

4. LOCATION OF EXISTING TREES SHALL BE VERIFIED IN THE FIELD BY THE
CONTRACTOR PRIOR TO COMMENCEMENT OF WORK.

5. DAMAGE TO EXISTING CONCRETE CURB, ASPHALT PAVING, OR OTHER
STRUCTURE SHALL BE REPAIRED OR REPLACED TO PRE CONSTRUCTION
CONDITIONS.

6. CONTRACTOR SHALL COORDINATE WITH THE OWNER ANY DISRUPTION TO
VEHICULAR CIRCULATION PRIOR TO COMMENCEMENT OF ANY WORK.

PLANTING

1. ALL EXISTING TREES, PLANTS, AND ROOTS SHALL BE PROTECTED FROM
DAMAGE FROM ANY CONSTRUCTION PREPARATION, REMOVAL OR
INSTALLATION ACTIVITIES WITHIN AND ADJACENT TO PROJECT LIMITS.

2. SHRUBS ADJACENT TO PARKING AREAS SHALL BE PLANTED 2 FT MINIMUM
AWAY FROM THE BACK OF CURB. SHRUBS AND GROUNDCOVER ALONG OTHER
PAVEMENT EDGES SHALL BE PLANTED A MINIMUM OF ONE HALF THEIR ON
CENTER SPACING AWAY FROM PAVEMENT EDGE.

3. ALL PLANT MATERIAL SHALL BE HEALTHY NURSERY STOCK, WELL BRANCHED
AND ROOTED, FULL FOLIAGE, FREE FROM INSECTS, DISEASES, WEEDS, WEED
ROT, INJURIES AND DEFECTS WITH NO LESS THAN MINIMUMS SPECIFIED IN
AMERICAN STANDARDS FOR NURSERY STOCK, ANSI Z60.1-2004.

4. TREES IN THE RIGHT OF WAY SHALL BE TALL ENOUGH TO BE LIMBED UP TO AT
LEAST 8 FT ABOVE DRIVE SURFACE GRADE WHILE MAINTAINING ENOUGH
BRANCHES TO SUPPORT HEALTHY GROWTH.

5. DO NOT PLANT TREES ABOVE WATERLINES, UTILITIES, OR OTHER
UNDERGROUND PIPING.

6. IF DISTURBANCE IS NECESSARY AROUND EXISTING TREES, CONTRACTOR
SHALL PROTECT THE CROWN AND ALL WORK WITHIN THE TREE DRIPZONE
SHALL BE LIMITED TO THE USE OF HAND TOOLS AND MANUAL EQUIPMENT ONLY.

7. REPLACE, REPAIR AND RESTORE DISTURBED LANDSCAPE AREAS DUE TO
GRADING, TRENCHING OR OTHER REASONS TO PRE-CONSTRUCTION CONDITION
AND PROVIDE MATERIAL APPROVED BY THE OWNER AND OWNER'S
REPRESENTATIVE.

8. EXISTING AREAS PROPOSED FOR NEW PLANT MATERIAL SHALL BE CLEARED
AND LEGALLY DISPOSED UNLESS SO NOTED.

9. A SOILS ANALYSIS, BY AN INDEPENDENT SOILS TESTING LABORATORY
RECOGNIZED BY THE STATE DEPARTMENT OF AGRICULTURE, SHALL BE USED
TO RECOMMEND AN APPROPRIATE PLANTING SOIL AND/OR SPECIFIED SOIL
AMENDMENTS.

10. TOPSOIL SHALL BE AMENDED AS RECOMMENDED BY AN INDEPENDENT SOILS
TESTING LABORATORY AND AS OUTLINED IN THE SPECIFICATION.

11. ALL LANDSCAPED AREAS SHALL BE COVERED BY A LAYER OF ORGANIC MULCH
TO A MINIMUM DEPTH OF 2-INCHES.

IRRIGATION

1. UNLESS OTHERWISE INDICATED, ALL NEW LANDSCAPE AREAS TO BE IRRIGATED
WITH A FULLY AUTOMATIC UNDERGROUND IRRIGATION SYSTEM. PROVIDE LOOP
SYSTEM FOR OPTIMUM EFFICIENCY.

2. CONTRACTOR SHALL SUBMIT SHOP DRAWINGS (IRRIGATION PLANS) TO
LANDSCAPE ARCHITECT PRIOR TO CONSTRUCTION. DRAWINGS TO INDICATE
HEAD TYPE, GALLONS PER MINUTE, LATERAL LINES, AND BE AT MINIMUM SCALE
OF 1"=20'

3. CONTRACTOR TO DETERMINE STATIC WATER PRESSURE AT THE P.O.C. PRIOR
TO PREPARING SHOP DRAWINGS.

4. CONTRACTOR SHALL ESTABLISH MINIMUM PRESSURE AND MAXIMUM DEMAND
REQUIREMENTS FOR IRRIGATION SYSTEM DESIGN, AND PROVIDE INFORMATION
IN AN IRRIGATION SCHEDULE.

5. IRRIGATION SYSTEM AS DESIGNED AND INSTALLED SHALL PERFORM WITHIN
THE TOLERANCES AND SPECIFICATIONS OF THE SPECIFIED MANUFACTURERS.

6. SYSTEM SHALL BE DESIGNED TO SUPPLY MANUFACTURER'S SPECIFIED
MINIMUM OPERATING PRESSURE TO FARTHEST EMITTER FROM WATER METER.

7. SYSTEM SHALL PROVIDE HEAD TO HEAD COVERAGE WITHOUT OVERSPRAY
ONTO BUILDING, FENCES, SIDEWALKS, PARKING AREAS, OR OTHER
NON-VEGETATED SURFACES.

8. ALL IRRIGATION PIPE MATERIAL AND INSTALLATION SHALL CONFORM TO
APPLICABLE CODE FOR PIPING AND COMPONENT REQUIREMENTS.

9. PROVIDE SLEEVING AT ALL AREAS WHERE PIPE TRAVELS UNDER CONCRETE OR
HARD SURFACING.

10. VALVES SHALL BE WIRED AND INSTALLED PER MANUFACTURER'S
RECOMMENDED INSTALLATION PROCEDURES AND CONNECTED TO THE
IRRIGATION CONTROLLER.

11. REFER TO CIVIL DETAILS AND DETAILS ON L5.10 FOR POINT OF CONNECTION
AND BACKFLOW PREVENTION INFORMATION.

12. MAINLINE LAYOUT IS DIAGRAMMATIC ONLY.

13. CONTROLLER TO BE MOUNTED ON BUILDING EXTERIOR. GENERAL
CONTRACTOR TO COORDINATE LOCATION WITH OWNER'S REPRESENTATIVE.

14. ZONE THE FOLLOWING AREAS SEPARATELY: TEMPORARY AREAS, PERMANENT
LANDSCAPE AREAS, AND TREES.

15. QUICK COUPLERS TO BE PLACED EVERY 300 LINEAR FEET MAX.

16. IRRIGATION SHALL BE WINTERIZED THROUGH LOW PRESSURE, HIGH VOLUME
AIR BLOWOUT CONNECTION THROUGH QUICK COUPLER.

17. THE SYSTEM SHALL BE GRAVITY DRAINED. THE CONTRACTOR SHALL PROVIDE
APPROPRIATE MANUAL DRAINS AT LOW POINTS.
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Todd Prager & Associates, LLC 

601 Atwater Road · Lake Oswego, OR 97034  

Phone: 971.295.4835 · Email: todd@toddprager.com · Website: toddprager.com 

 

MEMORANDUM 

DATE:  September 16, 2022 

TO:     Mike Rueter (Mackenzie) 

FROM:   Christine Johnson, ISA Certified Arborist® PN-8730A     

  Todd Prager, RCA #597, ISA Board Certified Master Arborist® 

RE:     Tree Removal and Protection Plan for Lam Research Project 
 

 

Summary 

This report includes tree removal and protection recommendations for construction 

of a new building, parking, and associated improvements at the Lam Research 

campus at 11361 SW Leveton Drive in Tualatin.  

 

Background 

Lam Research Corporation is proposing to construct a new building, parking, and 

associated improvements at their campus at 11361 SW Leveton Drive in Tualatin. 

The proposed site plan with existing trees and proposed grading is provided in 

Attachment 1. 

 

The purpose of this report is to: 

1. Provide tree removal findings and recommendations based on the proposed 

site and grading plan; and 

2. Provide recommendations for adequately protecting the trees to be retained 

during construction. 

 

Tree Assessment 

On September 7 and 8, 2022, our firm completed an inventory of all trees in the 

vicinity of the proposed construction. The complete inventory data is provided in the 

tree inventory spreadsheet in Attachment 3. The data collected for each tree includes the 

tree number, species (common and scientific names), trunk diameter (DBH), crown 

radius, tree health condition, tree structural condition, pertinent comments, exempt status 

(less than 8-inches DBH or dead), and treatment (remove/retain). The tree numbers in 

the tree inventory in Attachment 3 correspond to the tree numbers on the proposed 

site plan/grading plan in Attachment 1 and the existing conditions survey in 
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Figure 1: Typical minimum protection zone 

Attachment 2. The trees were also tagged with their corresponding numbers in the 

field.  

 

Proposed Tree Removal 

A typical minimum root protection zone allows 

encroachments no closer than a radius from a tree of 

0.5 feet per inch of DBH if no more than 25 percent 

of the root protection zone area (estimated at one foot 

radius per inch of DBH) is impacted. Figure 1 

illustrates this concept. This standard may need to be 

adjusted on a case-by-case basis due to tree health, 

species, root distribution, whether the tree will be 

impacted on multiple sides, the specific development 

proposed, and other factors.  

 

Attachment 1 illustrates the proposed construction 

and grading impacts in relation to the existing 

trees. Based on the construction and grading 

impacts, 80 trees over 8-inch DBH are proposed 

for removal because they are either within the construction and grading footprint or 

their root zones would be severely impacted by construction and grading. Additional 

tree removal findings are provided in the next section of this report. 

 

Protection recommendations for the 1751 trees over 8-inch DBH to be retained at the 

edges of the construction and grading impacts are provided in the Tree Protection 

Recommendations section of this report. 

 

Tree Removal Findings 

This section of the report provides finding for the Tree Assessment Report criteria in 

Section 33.110(4)(b) of the Tualatin Development Code. The code criteria are listed 

followed by my findings in italics. 

 

(b) Tree Assessment Report. A tree assessment prepared by a certified arborist must 

include: 

 

This report has been prepared by Christine Johnson and Todd Prager, both ISA 

certified arborists. This criterion is met. 

 

(i) An analysis as to whether trees proposed for preservation may be preserved in 

light of the development proposed, are healthy specimens, and do not pose an 

imminent hazard to persons or property if preserved; 

 

The health and structural conditions of the trees to be preserved in the vicinity of the 

proposed development have been evaluated by our firm. A summary of the tree 

conditions is provided in the tree inventory in Attachment 3. The preserved trees are 

 
1 This number reflects trees in the immediate vicinity of construction and trees that were inventoried 

outside the limits of construction. 

Lam Research
Mackenzie
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healthy specimens and are not imminent hazards to persons or property as of our 

assessment date. The preserved trees will need to be protected during construction 

as detailed in the Tree Protection Recommendations Section of this report so they 

remain healthy and viable for the foreseeable future. This criterion is met.   

 

(ii) An analysis as to whether any trees proposed for removal could reasonably be 

preserved in light of the development proposed and health of the tree; 

 

Our firm coordinated with the project design team at Mackenzie to consider design 

options for preserving healthy trees. Based on the project design along with site 

constraints, stormwater requirements, utility and site access connections, parking 

requirements, and client needs, tree preservation has been maximized to the extent 

practicable. This criterion is met. 

 

(iii) a statement addressing the approval criteria set forth in TDC 33.110(5); 

 

The reason for the proposed tree removals is to construct proposed improvements 

based on Architectural Review approval (TDC Subsection 33.110(5)(iii)). This 

criterion is met. 

 

(iv) the name, contact information, and signature of the arborist preparing the report; 

and 

 

The name, contact information, and signatures of the arborists that prepared this 

report are provided. This criterion is met. 

 

(v) The tree assessment report must have been prepared and dated no more than one 

calendar year preceding the date the development or Tree Removal Permit 

application is deemed complete by the City. 

 

This report has been prepared and provided less than one calendar year preceding 

the date the development application has been deemed complete. This criterion is 

met. 

 

Tree Protection Recommendations 

The following tree protection measures will be necessary to protect the trees during 

construction: 

• Tree Protection Fencing: Erect six-foot metal tree protection fencing in the 

locations shown in Attachment 1 to protect the trees from construction.  

• Shift Grading Near Protected Trees: Proposed grading near trees 20371 

through 20375 and 20378, shall be adjusted to protect existing trees. 

• Curb demolition and repair: Several existing curbs in existing parking lots 

are slated for demolition and/or repair. Curbs shall be demolished under 

arborist supervision.  

• Sidewalk improvements: Sidewalk improvements near trees 3036 through 

3038 are slated for demolition and/or repair. Demolition should occur under 

arborist supervision.  

Lam Research
Mackenzie
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• Stump Removal: The stumps of trees 21525 and 21526 shall be carefully 

ground out rather than pulled with an excavator to minimize impacts to the 

adjacent trees to be retained. 

• Pruning of Trees: Some of the trees may need to be clearance and/or 

reduction pruned to allow for construction access. Any reduction and/or 

clearance pruning shall occur prior to construction in accordance with ANSI 

A300 pruning standards the minimum necessary to allow for construction. 

Reduction cuts shall be made to lateral branches that are at least one-third to 

one-half the sizes of the parent branches. All cuts shall be made just outside 

the branch collars.  

 

Existing parking lots that will be in use for non-construction parking do not have tree 

protection fencing at this time (parking lot south of building ‘B’). Additional tree 

protection recommendations that are consistent with City of Tualatin standards are 

provided in Attachment 4.  

 

Conclusion 
Eight (80) trees over 8-inch DBH are recommended for removal with construction. The 

175 trees to be retained will be protected during construction by adhering to the 

recommendations in this report. Any change to the tree protection plan shall be 

completed by the project arborist to ensure that the trees to be retained are properly 

protected.    

 

Please contact me if you have questions, concerns, or need any additional 

information. 

 

Sincerely, 

 
Christine Johnson     Todd Prager  
ISA Certified Arborist®, PN-8730A   ASCA Registered Consulting Arborist #597 

ISA Qualified Tree Risk Assessor   ISA Board Certified Master Arborist®, WE-6723B 

Member, American Society of Consulting Arborists ISA Qualified Tree Risk Assessor 

      AICP, American Planning Association 
 

Enclosures:  Attachment 1 – Site/Grading Plan with Existing Tree Locations 

 Attachment 2 – Existing Conditions Survey with Tree Locations  

 Attachment 3 – Tree Inventory 

 Attachment 4 – Tree Protection Recommendations 

 Attachment 5 – Assumptions and Limiting Conditions 
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Attachment 3 - Tree Inventory - All Trees

LAM Research

9/7/2022 9/8/2022

Tree No. Common Name Scientific Name DBH
1

 Single 

DBH
2  C-Rad

3
Condition

4
Structure

4 Comments

Exempt 

(less than 8-inches DBH or 

dead)

Treatment

20226 Raywood ash Fraxinus oxycarpa  'Raywood' 14 14 22 good good retain

20287 Raywood ash Fraxinus oxycarpa  'Raywood' 11 11 18 fair fair deadwood, one-sided, thin, high crown retain

20288 Raywood ash Fraxinus oxycarpa  'Raywood' 11 11 15 good fair high crown retain

20294 Raywood ash Fraxinus oxycarpa  'Raywood' 14 14 20 fair fair lean, thin retain

20295 Raywood ash Fraxinus oxycarpa  'Raywood' 7 7 10 good good exempt (<8" DBH) retain

20313.01 Street Keeper® honey locust Gleditsia tricanthos 'Draves' 1 1 5 poor fair deadwood, thin, near EV charging station, at end of second stall, east line exempt (<8" DBH) retain

20313.02 Autumn Blaze red maple Acer  × freemanii 3 3 5 good good location approximated by arborist, likely Rocky Mountain or Bowhall exempt (<8" DBH) remove

20335 Raywood ash Fraxinus oxycarpa  'Raywood' 14 14 22 good fair heavy end weight retain

20336 Raywood ash Fraxinus oxycarpa  'Raywood' 3 3 5 fair fair dead tops, trunk flare wound, good response growth exempt (<8" DBH) retain

20339 Raywood ash Fraxinus oxycarpa  'Raywood' 8 8 14 good fair one-sided retain

20340 Raywood ash Fraxinus oxycarpa  'Raywood' 11 11 15 good fair lean, one-sided retain

20344 Raywood ash Fraxinus oxycarpa  'Raywood' 9 9 15 good fair heavy end weight retain

20359 Raywood ash Fraxinus oxycarpa  'Raywood' 13 13 15 good fair heavy end weight retain

20361 Douglas-fir Pseudotsuga menziesii 38 38 20 good good retain

20362 Douglas-fir Pseudotsuga menziesii 56 56 30 good good retain

20371 Blue atlas cedar Cedrus atlantica 48 48 35 good fair codominant leaders, two sets of codominant leaders at 40' and 60', history of failure retain

20372 northern red oak Quercus rubra 35 35 30 good fair one-sided, heavy epicormic branches on limbs retain

20373 ponderosa pine Pinus ponderosa 26 26 15 fair fair sweeping trunk, high crown retain

20374 Raywood ash Fraxinus oxycarpa  'Raywood' 10 10 12 fair fair deadwood, one-sided, thin retain

20374 silver maple Acer saccharinum 26 26 25 fair fair deadwood, lean retain

20375 Horse chestnut Aesculus hippocastanum 27 27 15 fair fair lean, trunk decay, 3' by 2' cavity at 5' on north side of trunk retain

20378 Norway maple Acer platanoides 41 41 30 good fair codominant leaders with inclusion, diameter measured at 1.5', possible Crimson King variety that has converted retain

20622 Raywood ash Fraxinus oxycarpa  'Raywood' 9 9 13 fair fair deadwood, lean, one-sided, thin retain

20629 Paperbark maple Acer griseum 1 1 0 dead dead exempt (<8" DBH) retain

20630 Paperbark maple Acer griseum 1 1 2 poor fair deadwood, thin, 50 percent live canopy exempt (<8" DBH) retain

20631 Raywood ash Fraxinus oxycarpa  'Raywood' 7 7 10 fair fair deadwood, thin exempt (<8" DBH) retain

20632 Raywood ash Fraxinus oxycarpa  'Raywood' 9 9 12 fair fair codominant leaders, thin retain

20633 Raywood ash Fraxinus oxycarpa  'Raywood' 5 5 7 poor fair deadwood, one-sided, thin, trunk decay, Central leader cut, two lateral leaders remain exempt (<8" DBH) retain

20634 Raywood ash Fraxinus oxycarpa  'Raywood' 8 8 12 fair poor one-sided, thin, central leader cut, two lateral leaders remain retain

20635 elm Ulmus sp. 2 2 8 good good exempt (<8" DBH) retain

20636 Raywood ash Fraxinus oxycarpa  'Raywood' 16 16 25 fair fair lean, one-sided, heavy end weight, trunk wound south side retain

20654 flowering cherry Prunus serrulata 29 29 26 good fair crossing leaders retain

20655 flowering cherry Prunus serrulata 13 13 14 good fair one-sided retain

20656 flowering cherry Prunus serrulata 15 15 15 good good remove

20657 flowering cherry Prunus serrulata 26 26 25 fair poor deadwood, one-sided, trunk decay, depressed soil in west side remove

20658 flowering cherry Prunus serrulata 23 23 18 good fair crossing leaders, epicormic branches remove

20659 flowering cherry Prunus serrulata 23 23 15 fair fair fewer leaders than neighboring cherry trees, epicormic branches retain

20660 flowering cherry Prunus serrulata 21 21 16 good good retain

20661 flowering cherry Prunus serrulata 26 26 16 good good retain

20662 flowering cherry Prunus serrulata 30 30 20 good fair lean, lacks buttress roots on northeast side retain

20711 Raywood ash Fraxinus oxycarpa  'Raywood' 4 4 8 good good exempt (<8" DBH) remove

20712 Street Keeper® honey locust Gleditsia tricanthos 'Draves' 3 3 7 fair good thin exempt (<8" DBH) remove

20713 Street Keeper® honey locust Gleditsia tricanthos 'Draves' 4 4 8 fair good thin exempt (<8" DBH) remove

20714 Street Keeper® honey locust Gleditsia tricanthos 'Draves' 4 4 8 fair good thin exempt (<8" DBH) remove

20762 Autumn Blaze red maple Acer  × freemanii 5 5 8 good good exempt (<8" DBH) remove

21015 northern red oak Quercus rubra 22 22 22 good fair codominant leaders remove

21120 white poplar Populus alba 8 8 8 fair poor lean, one-sided, inaccessible, diameter estimated remove

21121 white poplar Populus alba 12 12 12 fair fair lean, one-sided, inaccessible, diameter estimated remove

21122 white poplar Populus alba 12 12 12 fair fair lean, one-sided, inaccessible, diameter estimated remove

21123 white poplar Populus alba 12 12 12 fair fair lean, one-sided, inaccessible, diameter estimated remove

21124 white poplar Populus alba 10,8 13 14 fair poor codominant leaders, lean, one-sided, inaccessible, diameter estimated remove
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Attachment 3 - Tree Inventory - All Trees

LAM Research

9/7/2022 9/8/2022

Tree No. Common Name Scientific Name DBH
1

 Single 

DBH
2  C-Rad

3
Condition

4
Structure

4 Comments

Exempt 

(less than 8-inches DBH or 

dead)

Treatment

21125 white poplar Populus alba 12 12 10 fair fair lean, one-sided, inaccessible, diameter estimated remove

21137 fruiting cherry Prunus sp. 22 22 16 fair poor deadwood, thin, diameter measured at 2' remove

21138 European white birch Betula pendula 16 16 10 fair fair deadwood, lean, dead top remove

21142 pear Pyrus sp. 17,13 21 15 poor poor codominant leaders, deadwood, lean, thin, surrounded by small diameter English hawthorn and English ivy remove

21144 sweet cherry Prunus avium 9,8,8 14 8 very poor very poor codominant leaders, thin, not tagged, inaccessible, overgrown with English hawthorn and Himalayan blackberry exempt (dead) remove

21159 Street Keeper® honey locust Gleditsia tricanthos 'Draves' 3 3 8 fair good thin exempt (<8" DBH) remove

21160 Street Keeper® honey locust Gleditsia tricanthos 'Draves' 4 4 8 fair good thin exempt (<8" DBH) remove

21162 Street Keeper® honey locust Gleditsia tricanthos 'Draves' 4 4 8 fair good thin exempt (<8" DBH) remove

21163 Street Keeper® honey locust Gleditsia tricanthos 'Draves' 5 5 12 fair good thin exempt (<8" DBH) remove

21166 Street Keeper® honey locust Gleditsia tricanthos 'Draves' 3 3 8 fair good thin exempt (<8" DBH) remove

21167 Street Keeper® honey locust Gleditsia tricanthos 'Draves' 4 4 8 fair good thin exempt (<8" DBH) remove

21168 Street Keeper® honey locust Gleditsia tricanthos 'Draves' 5 5 10 good good exempt (<8" DBH) remove

21170 Street Keeper® honey locust Gleditsia tricanthos 'Draves' 3 3 8 fair good thin exempt (<8" DBH) remove

21171 Street Keeper® honey locust Gleditsia tricanthos 'Draves' 4 4 10 fair good thin exempt (<8" DBH) remove

21173 Street Keeper® honey locust Gleditsia tricanthos 'Draves' 4 4 10 fair good thin exempt (<8" DBH) remove

21174 Street Keeper® honey locust Gleditsia tricanthos 'Draves' 4 4 10 fair good thin exempt (<8" DBH) remove

21176 Street Keeper® honey locust Gleditsia tricanthos 'Draves' 4 4 10 fair good thin exempt (<8" DBH) remove

21177 Street Keeper® honey locust Gleditsia tricanthos 'Draves' 4 4 10 fair good thin exempt (<8" DBH) remove

21195 Raywood ash Fraxinus oxycarpa  'Raywood' 4 4 8 good good exempt (<8" DBH) remove

21211 Raywood ash Fraxinus oxycarpa  'Raywood' 4 4 8 good good exempt (<8" DBH) remove

21229 Raywood ash Fraxinus oxycarpa  'Raywood' 4 4 8 good good exempt (<8" DBH) remove

21272 Street Keeper® honey locust Gleditsia tricanthos 'Draves' 3 3 8 poor good thin exempt (<8" DBH) retain

21291 Street Keeper® honey locust Gleditsia tricanthos 'Draves' 2 2 8 poor good thin exempt (<8" DBH) retain

21297 Street Keeper® honey locust Gleditsia tricanthos 'Draves' 1 1 5 very poor poor deadwood, thin exempt (<8" DBH) retain

21300 Street Keeper® honey locust Gleditsia tricanthos 'Draves' 1 1 3 very poor poor deadwood, thin exempt (<8" DBH) retain

21303 Raywood ash Fraxinus oxycarpa  'Raywood' 3 3 3 very poor poor deadwood, thin, dead top exempt (<8" DBH, dead) remove

21409 western redcedar Thuja plicata 13,7,6 17 15 good fair codominant leaders retain

21412 western redcedar Thuja plicata 9 9 12 good good retain

21415 western redcedar Thuja plicata 7 7 9 good good exempt (<8" DBH) retain

21418 incense cedar Calocedrus decurrens 15 15 12 good good retain

21422 flowering cherry Prunus serrulata 8 8 6 poor poor deadwood, lean, trunk decay, diameter measured at 3.5' remove

21423 flowering cherry Prunus serrulata 6 6 12 fair fair deadwood, lean, one-sided, thin, diameter measures at 4.0' exempt (<8" DBH) remove

21425 flowering cherry Prunus serrulata 8 8 6 fair poor deadwood, trunk decay, diameter measured at 3.0', diameter measured at 3.5' remove

21426 Raywood ash Fraxinus oxycarpa  'Raywood' 7 7 12 fair good deadwood exempt (<8" DBH) remove

21486 flowering cherry Prunus serrulata 16 16 16 fair fair deadwood, lean, one-sided, thin remove

21487 flowering cherry Prunus serrulata 16 16 15 poor poor deadwood, one-sided, only two leaders remove

21488 flowering cherry Prunus serrulata 11 11 12 good fair one-sided remove

21489 flowering cherry Prunus serrulata 14 14 12 fair fair thin, only two leaders remove

21490 flowering cherry Prunus serrulata 15 15 12 poor poor one-sided, thin remove

21491 flowering cherry Prunus serrulata 15 15 12 fair fair deadwood, one-sided remove

21492 flowering cherry Prunus serrulata 15 15 15 fair fair deadwood, one-sided remove

21493 flowering cherry Prunus serrulata 14 14 15 good fair lean remove

21494 flowering cherry Prunus serrulata 15 15 15 good good remove

21495 flowering cherry Prunus serrulata 18 18 15 good fair lean remove

21496 flowering cherry Prunus serrulata 12 12 10 good good remove

21497 flowering cherry Prunus serrulata 15 15 12 good fair crossing leaders remove

21498 flowering cherry Prunus serrulata 18 18 16 good good remove

21499 flowering cherry Prunus serrulata 19 19 15 good good remove

21500 flowering cherry Prunus serrulata 3 3 4 good good exempt (<8" DBH) remove
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Attachment 3 - Tree Inventory - All Trees

LAM Research

9/7/2022 9/8/2022

Tree No. Common Name Scientific Name DBH
1

 Single 

DBH
2  C-Rad

3
Condition

4
Structure

4 Comments

Exempt 

(less than 8-inches DBH or 

dead)

Treatment

21501 flowering cherry Prunus serrulata 17 17 15 fair fair deadwood, lean, one-sided, thin remove

21502 flowering cherry Prunus serrulata 11 11 12 good good remove

21503 flowering cherry Prunus serrulata 21 21 20 good good remove

21504 flowering cherry Prunus serrulata 21 21 20 good fair trunk flare oddities remove

21505 flowering cherry Prunus serrulata 3 3 3 good good exempt (<8" DBH) remove

21506 flowering cherry Prunus serrulata 21 21 20 fair fair deadwood, trunk decay remove

21507 flowering cherry Prunus serrulata 3 3 4 good good exempt (<8" DBH) remove

21508 flowering cherry Prunus serrulata 26 26 22 good good remove

21514 flowering cherry Prunus serrulata 25 25 22 poor fair deadwood, one-sided, thin retain

21515 flowering cherry Prunus serrulata 24 24 15 fair fair deadwood, one-sided, thin, epicormic branches retain

21516 flowering cherry Prunus serrulata 18 18 15 very poor poor deadwood, one-sided, thin exempt (dead) retain

21517 flowering cherry Prunus serrulata 16 16 16 poor fair deadwood, one-sided, thin remove

21518 flowering cherry Prunus serrulata 17 17 16 fair poor one-sided, thin, only two leaders remove

21520 Douglas-fir Pseudotsuga menziesii 25 25 20 good good retain

21521 flowering cherry Prunus serrulata 16 16 16 fair fair one-sided, thin, crossing leaders retain

21522 Douglas-fir Pseudotsuga menziesii 24 24 18 good good retain

21523 Douglas-fir Pseudotsuga menziesii 23 23 20 good fair one-sided retain

21524 Douglas-fir Pseudotsuga menziesii 21 21 18 good good retain

21525 Douglas-fir Pseudotsuga menziesii 20 20 15 poor fair deadwood, thin, high crown remove

21526 flowering cherry Prunus serrulata 16 16 12 poor poor deadwood, one-sided, thin, lower trunk oddity, only two leaders remove

21527 flowering cherry Prunus serrulata 15 15 18 fair fair one-sided, thin, only two leaders remove

21528 flowering cherry Prunus serrulata 17 17 20 good fair one-sided remove

21529 flowering cherry Prunus serrulata 25 25 18 good fair only two leaders remove

21530 Douglas-fir Pseudotsuga menziesii 21 21 20 good fair one-sided remove

21531 Douglas-fir Pseudotsuga menziesii 21 21 15 good fair high crown remove

21532 Douglas-fir Pseudotsuga menziesii 22 22 22 fair fair lean, one-sided, thin remove

21533 flowering cherry Prunus serrulata 18 18 14 poor poor deadwood, lean, one-sided, thin remove

21534 Douglas-fir Pseudotsuga menziesii 24 24 25 good fair lean, one-sided remove

21535 Douglas-fir Pseudotsuga menziesii 27 27 20 good fair one-sided remove

21641 flowering cherry Prunus serrulata 4 4 6 good good exempt (<8" DBH) remove

21642 flowering cherry Prunus serrulata 15 15 12 good fair trunk decay remove

21643 flowering cherry Prunus serrulata 15 15 15 fair good deadwood remove

21645 flowering cherry Prunus serrulata 14 14 8 fair fair deadwood, lacks buttress roots on west side remove

21646 flowering cherry Prunus serrulata 15 15 12 good fair one-sided, lacks buttress roots on east side remove

21647 flowering cherry Prunus serrulata 10 10 10 fair fair thin, two leaders remove

21660 flowering cherry Prunus serrulata 2 2 2 good good exempt (<8" DBH) remove

21661 flowering cherry Prunus serrulata 2 2 2 good good exempt (<8" DBH) remove

21663 flowering cherry Prunus serrulata 14 14 10 fair poor basal decay, deadwood, thin, trunk decay remove

21664 flowering cherry Prunus serrulata 14 14 10 good fair burls at trunk base remove

21664 flowering cherry Prunus serrulata 15 15 12 good fair deadwood, trunk decay, surface root damage and possibly lifting on east side remove

21665 flowering cherry Prunus serrulata 12 12 15 good fair lean, lacks buttress roots on east side remove

21743 flowering cherry Prunus serrulata 21 21 25 fair fair deadwood, one-sided, thin retain

21744 northern red oak Quercus rubra 23 23 25 fair fair deadwood, lean, one-sided, thin retain

21797 zelkova Zelkova serrulata 20 20 25 good fair codominant leaders, diameter measured at 2.5', epicormic branches retain

21800 zelkova Zelkova serrulata 19 19 25 good fair codominant leaders, one-sided, diameter measured at 3.5' retain

21935 Honey locust Gleditsia tricanthos 5 5 5 poor fair deadwood, lean, one-sided, thin exempt (<8" DBH) retain

21938 Honey locust Gleditsia tricanthos 2 2 8 fair good deadwood, thin exempt (<8" DBH) retain

21939 Honey locust Gleditsia tricanthos 4 4 10 good fair lean exempt (<8" DBH) retain

21940 Honey locust Gleditsia tricanthos 5 5 10 fair fair deadwood, lean exempt (<8" DBH) retain

21941 Honey locust Gleditsia tricanthos 4 4 8 fair fair deadwood, thin exempt (<8" DBH) retain

21942 Honey locust Gleditsia tricanthos 5 5 10 fair fair deadwood, thin exempt (<8" DBH) retain
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22042 Honey locust Gleditsia tricanthos 3 3 1 very poor very poor deadwood, lean, trunk decay, Irreversible state of decline exempt (<8" DBH, dead) retain

22043 Honey locust Gleditsia tricanthos 6 6 8 good good exempt (<8" DBH) retain

22044 Honey locust Gleditsia tricanthos 6 6 8 fair fair deadwood, lean exempt (<8" DBH) retain

22045 Honey locust Gleditsia tricanthos 3 3 4 poor poor deadwood, lean, thin exempt (<8" DBH) retain

22074 Raywood ash Fraxinus oxycarpa  'Raywood' 12 12 15 fair fair deadwood, lean, thin, lacks trunk flare retain

22075 Raywood ash Fraxinus oxycarpa  'Raywood' 11 11 15 fair good deadwood, thin retain

22076 Raywood ash Fraxinus oxycarpa  'Raywood' 9 9 15 fair good basal decay, deadwood, thin, missing bark on west side retain

22077 Raywood ash Fraxinus oxycarpa  'Raywood' 13 13 16 good good retain

22131 Honey locust Gleditsia tricanthos 5 5 7 fair poor deadwood, lean, thin exempt (<8" DBH) retain

22132 Honey locust Gleditsia tricanthos 4 4 10 fair fair deadwood, lean, thin exempt (<8" DBH) retain

22133 Honey locust Gleditsia tricanthos 6 6 10 fair fair deadwood, lean, thin exempt (<8" DBH) retain

22233 London planetree Platanus  × acerifolia 16 16 25 good good retain

22291 London planetree Platanus  × acerifolia 19 19 20 good good retain

22390 Raywood ash Fraxinus oxycarpa  'Raywood' 11 11 14 fair fair deadwood, lean remove

22390 littleleaf linden Tilia cordata 15 15 28 good fair one-sided remove

22395 Raywood ash Fraxinus oxycarpa  'Raywood' 14 14 18 good good remove

22564 flowering cherry Prunus serrulata 14 14 18 fair fair deadwood, one-sided, thin remove

22565 flowering cherry Prunus serrulata 23 23 12 fair fair deadwood, thin remove

22566 flowering cherry Prunus serrulata 21 21 15 fair fair deadwood, thin remove

22567 flowering cherry Prunus serrulata 17 17 16 good good remove

22568 flowering cherry Prunus serrulata 22 22 18 fair fair deadwood, thin remove

22569 flowering cherry Prunus serrulata 22 22 18 fair fair deadwood, thin, trunk wound on south side remove

22575 littleleaf linden Tilia cordata 17 17 20 good good remove

22581 flowering cherry Prunus serrulata 19 19 14 fair good deadwood remove

22582 flowering cherry Prunus serrulata 23 23 15 fair fair deadwood, crossing and fused leaders remove

22583 flowering cherry Prunus serrulata 3 3 5 good good exempt (<8" DBH) remove

22584 flowering cherry Prunus serrulata 3 3 4 good good exempt (<8" DBH) remove

22585 flowering cherry Prunus serrulata 3 3 4 good good exempt (<8" DBH) remove

22586 flowering cherry Prunus serrulata 16 16 16 good fair Crossing leaders, fused leaders, surface root damage remove

22610 London planetree Platanus  × acerifolia 15 15 22 good good remove

22633 London planetree Platanus  × acerifolia 13 13 18 good good remove

22688 littleleaf linden Tilia cordata 16 16 16 good good retain

22688.01 littleleaf linden Tilia cordata 17 17 25 good fair codominant leaders, epicormic branches retain

22688.02 littleleaf linden Tilia cordata 13 13 15 good fair one-sided, epicormic branches off of trunk retain

22688.03 littleleaf linden Tilia cordata 15 15 18 good fair codominant leaders, lean, location approximated by arborist, closed trunk wound southeast side retain

22688.04 littleleaf linden Tilia cordata 12 12 18 fair fair one-sided, location approximated by arborist, epicormic branches off trunk retain

22701 northern red oak Quercus rubra 26 26 25 fair good thin, epicormic branches retain

22702 northern red oak Quercus rubra 27 27 30 good fair one-sided retain

22774 littleleaf linden Tilia cordata 11 11 20 good good retain

22791 northern red oak Quercus rubra 25 25 18 good good retain

22792 littleleaf linden Tilia cordata 16 16 26 good fair codominant leaders retain

22819 northern red oak Quercus rubra 26 26 20 good good retain

22830 northern red oak Quercus rubra 13 13 20 good fair uneven bark on northwest side, three codominant leaders at 10' retain

22833 northern red oak Quercus rubra 14 14 20 good fair lean, one-sided retain

22837 northern red oak Quercus rubra 30 30 32 good fair girdling root northwest side, large diameter lateral leaders retain

22870 littleleaf linden Tilia cordata 13 13 20 good fair lean retain

22871 littleleaf linden Tilia cordata 14 14 20 good good retain

22898 littleleaf linden Tilia cordata 15 15 18 good fair lean retain

22940 London planetree Platanus  × acerifolia 10 10 15 fair good twig dieback retain

22959 London planetree Platanus  × acerifolia 12 12 18 fair good thin, twig dieback retain

22976 littleleaf linden Tilia cordata 15 15 18 good fair one-sided retain
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22980 littleleaf linden Tilia cordata 16 16 20 good fair codominant leaders retain

22985 littleleaf linden Tilia cordata 14 14 16 good good retain

22987 littleleaf linden Tilia cordata 15 15 18 good fair one-sided retain

23097 littleleaf linden Tilia cordata 14 14 20 good fair codominant leaders with inclusion, lean, one-sided retain

23098 littleleaf linden Tilia cordata 14 14 22 good fair codominant leaders with inclusion, one-sided retain

23117 littleleaf linden Tilia cordata 14 14 20 good fair one-sided, lacks trunk flare retain

23120 littleleaf linden Tilia cordata 13 13 18 good good retain

23276 littleleaf linden Tilia cordata 16 16 22 good fair lean, one-sided, girdling roots retain

23283 littleleaf linden Tilia cordata 13 13 15 good fair codominant leaders, lean retain

23284 littleleaf linden Tilia cordata 13 13 20 good fair overextended limb retain

23285 littleleaf linden Tilia cordata 14 14 22 good fair codominant leaders, girdling roots retain

23286 littleleaf linden Tilia cordata 12 12 18 good fair codominant leaders retain

23307 littleleaf linden Tilia cordata 15 15 20 good fair fused and crossing leaders retain

23307.01 littleleaf linden Tilia cordata 14 14 18 good fair location approximated by arborist, fused and crossing leaders retain

23308 littleleaf linden Tilia cordata 13 13 18 good fair girdling roots retain

23326 littleleaf linden Tilia cordata 15 15 18 good fair one-sided retain

23339 littleleaf linden Tilia cordata 12 12 18 good fair codominant leaders, one-sided retain

23389 littleleaf linden Tilia cordata 17 17 25 good good retain

23391 littleleaf linden Tilia cordata 16 16 23 good fair codominant leaders, girdling roots retain

23392 littleleaf linden Tilia cordata 16 16 20 good fair one-sided retain

23393 littleleaf linden Tilia cordata 12 12 18 good fair lean, one-sided retain

23394 littleleaf linden Tilia cordata 16 16 20 good fair codominant leaders, lean, one-sided retain

23406 Douglas-fir Pseudotsuga menziesii 21 21 25 good good retain

23407 Douglas-fir Pseudotsuga menziesii 23 23 25 good good retain

23408 Douglas-fir Pseudotsuga menziesii 29 29 26 good good retain

23410 Douglas-fir Pseudotsuga menziesii 29 29 30 good good retain

23411 Douglas-fir Pseudotsuga menziesii 11 11 10 fair fair deadwood, thin, suppressed retain

23412 Douglas-fir Pseudotsuga menziesii 27 27 25 good good retain

23413 Oregon white oak Quercus garryana 32 32 25 fair fair trunk cavity, crowded leaders at 20, flush cuts retain

23415 flowering cherry Prunus serrulata 22 22 25 poor fair lean, trunk decay, overextended branches retain

23416 flowering cherry Prunus serrulata 23 23 30 poor fair lean, thin, overextended branches retain

23417 Douglas-fir Pseudotsuga menziesii 25 25 25 good good retain

23418 flowering cherry Prunus serrulata 17 17 16 fair fair lean, one-sided retain

23419 flowering cherry Prunus serrulata 20 20 10 very poor very poor Fungal conk at base, two live leaders exempt (dead) retain

23420 flowering cherry Prunus serrulata 17 17 20 fair fair basal decay, multiple burls retain

23421 Douglas-fir Pseudotsuga menziesii 14 14 16 good good retain

23422 Douglas-fir Pseudotsuga menziesii 22 22 22 good good retain

23429 Douglas-fir Pseudotsuga menziesii 14 14 15 good good remove

23432 Douglas-fir Pseudotsuga menziesii 26 26 25 good good remove

23433 Douglas-fir Pseudotsuga menziesii 44 44 28 good good retain

23434 Douglas-fir Pseudotsuga menziesii 45 45 28 good good retain

23435 Douglas-fir Pseudotsuga menziesii 31 31 30 good good retain

23474 Douglas-fir Pseudotsuga menziesii 20 20 20 good good retain

23475 Douglas-fir Pseudotsuga menziesii 12 12 15 good fair one-sided retain

23476 Douglas-fir Pseudotsuga menziesii 24 24 18 poor good thin retain

23477 Douglas-fir Pseudotsuga menziesii 20 20 18 good good retain

23478 Douglas-fir Pseudotsuga menziesii 26 26 20 good good retain

23479 flowering cherry Prunus serrulata 17 17 15 poor poor basal decay, deadwood, one-sided, thin, three leaders, change icon to deciduous retain

23480 flowering cherry Prunus serrulata 25 25 15 fair fair one-sided, thin retain

23509 northern red oak Quercus rubra 12 12 16 good good retain

23613 northern red oak Quercus rubra 25 25 35 good good retain
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23613.01 northern red oak Quercus rubra 20 20 25 fair fair lean, one-sided, thin, location approximated by arborist, location approximated by arborist retain

23613.02 northern red oak Quercus rubra 21 21 28 good fair one-sided, location approximated by arborist, location approximated by arborist retain

23614 northern red oak Quercus rubra 30 30 28 good fair one-sided retain

23614.01 northern red oak Quercus rubra 22 22 28 good fair one-sided, location approximated by arborist, location approximated by arborist retain

23615 northern red oak Quercus rubra 27 27 32 good good retain

23693 littleleaf linden Tilia cordata 1 1 3 fair good thin, recommend removal of planting stakes and ties exempt (<8" DBH) retain

23715 northern red oak Quercus rubra 11 11 12 poor fair codominant leaders, deadwood, thin, chlorotic retain

23715.01 Japanese maple Acer palmatum 11 11 12 good good location approximated by arborist, diameter measured at 1' retain

23800 Douglas-fir Pseudotsuga menziesii 49 49 25 good good retain

23801 bigleaf maple Acer macrophyllum 6 6 15 fair fair lean, one-sided exempt (<8" DBH) retain

23803 Douglas-fir Pseudotsuga menziesii 45 45 20 good good retain

23807 sweet cherry Prunus avium 18 18 10 poor fair deadwood, lean, one-sided, thin retain

24041 sweet cherry Prunus avium 17 17 10 poor fair deadwood, lean, one-sided, thin retain

24041.01 Douglas-fir Pseudotsuga menziesii 10 10 12 good good location approximated by arborist retain

24041.02 sweet cherry Prunus avium 18 18 15 fair fair lean, one-sided, heavy ivy load retain

24042 bigleaf maple Acer macrophyllum 10 10 20 good fair lean, one-sided retain

24042.01 bigleaf maple Acer macrophyllum 10,7 12 10 fair fair codominant leaders with inclusion, lean, thin, location approximated by arborist retain

24042.02 bigleaf maple Acer macrophyllum 17 17 28 fair fair basal decay, lean, one-sided, location approximated by arborist retain

24042.03 Douglas-fir Pseudotsuga menziesii 14 14 14 fair fair lean, thin retain

24049 cottonwood Populus trichocarpa 30 30 20 good good retain

24049.01 cottonwood Populus trichocarpa 18 18 15 good fair lean retain

24049.02 cottonwood Populus trichocarpa 26 26 20 good fair high crown retain

24056 bigleaf maple Acer macrophyllum 22 22 20 fair fair lean, one-sided, thin retain

24057 bigleaf maple Acer macrophyllum 10 10 15 fair fair one-sided, sweeping trunk retain

24057.01 bigleaf maple Acer macrophyllum 25 25 25 fair poor
basal decay, codominant leaders, lean, trunk decay, location approximated by arborist, crossing leaders, standing 

leader, failed leader is a nurse log retain

24057.02 Scoulers willow Salix scouleriana 8,6,6 12 15 fair poor codominant leaders, lean, one-sided, location approximated by arborist retain

24061 bigleaf maple Acer macrophyllum 31 31 20 fair fair heavy ivy load distorts tree structure, diameter approximate retain

24073 Scoulers willow Salix scouleriana 18 18 10 good fair high crown retain

3001 Douglas-fir Pseudotsuga menziesii 26 26 32 good fair location approximated by arborist retain

3002 bigleaf maple Acer macrophyllum 16 16 30 poor poor location approximated by arborist retain

3003 Douglas-fir Pseudotsuga menziesii 26 26 20 good good location approximated by arborist retain

3004 cottonwood Populus trichocarpa 50 50 25 good fair location approximated by arborist retain

3005 sweet cherry Prunus avium 16 16 15 fair fair location approximated by arborist retain

3006 bigleaf maple Acer macrophyllum 8 8 12 fair fair location approximated by arborist retain

3007 bigleaf maple Acer macrophyllum 8 8 12 fair fair location approximated by arborist retain

3008 Scoulers willow Salix scouleriana 9 9 10 fair fair location approximated by arborist retain

3009 Scoulers willow Salix scouleriana 7 7 10 fair poor location approximated by arborist exempt (<8" DBH) retain

3010 bigleaf maple Acer macrophyllum 17 17 20 poor poor location approximated by arborist retain

3011 Douglas-fir Pseudotsuga menziesii 17 17 20 poor fair location approximated by arborist retain

3012 bigleaf maple Acer macrophyllum 8 8 10 fair poor location approximated by arborist retain

3013 Douglas-fir Pseudotsuga menziesii 11 11 8 poor poor location approximated by arborist retain

3014 Douglas-fir Pseudotsuga menziesii 42 42 25 poor poor location approximated by arborist exempt (dead) retain

3015 flowering cherry Prunus serrulata 13 13 10 fair fair location approximated by arborist remove

3016 flowering cherry Prunus serrulata 11 11 12 good poor location approximated by arborist remove

3017 flowering cherry Prunus serrulata 17 17 10 fair fair location approximated by arborist remove

3018 flowering cherry Prunus serrulata 14 14 120 good fair location approximated by arborist remove

3019 flowering cherry Prunus serrulata 12 12 10 good good location approximated by arborist remove

3020 Autumn Blaze red maple Acer  × freemanii 3 3 5 good good location approximated by arborist exempt (<8" DBH) remove

3021 northern red oak Quercus rubra 26 26 35 good good location approximated by arborist retain

3022 northern red oak Quercus rubra 27 27 35 good fair codominant leaders with inclusion, location approximated by arborist retain
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3023 zelkova Zelkova serrulata 23 23 25 good fair diameter measured at 2', one-sided, crowded leaders at 6', location approximated by arborist retain

3024 zelkova Zelkova serrulata 14 14 16 good fair diameter measured at 4', codominant leaders, location approximated by arborist retain

3025 northern red oak Quercus rubra 22 22 28 good fair one-sided, location approximated by arborist retain

3026 northern red oak Quercus rubra 24 30 30 good fair one-sided, location approximated by arborist retain

3027 northern red oak Quercus rubra 19 19 20 fair good twig dieback, location approximated by arborist retain

3028 northern red oak Quercus rubra 25 25 30 good fair one-sided, crowded leader at 8', location approximated by arborist retain

3029 northern red oak Quercus rubra 19 19 28 fair good twig dieback, location approximated by arborist retain

3030 northern red oak Quercus rubra 20 20 35 good fair codominant leaders, location approximated by arborist retain

3031 northern red oak Quercus rubra 25 25 35 fair good twig dieback, location approximated by arborist retain

3032 zelkova Zelkova serrulata 18 18 30 fair fair diameter measured at 2', crowded leaders at 6', location approximated by arborist retain

3033 zelkova Zelkova serrulata 21 21 15 fair fair diameter measured at 2', crowded leaders at 6', location approximated by arborist retain

3034 zelkova Zelkova serrulata 22 22 30 good fair diameter measured at 3.5', crowded leaders at 6', location approximated by arborist retain

3035 zelkova Zelkova serrulata 18 18 30 good fair diameter measured at 4', crowded leaders at 6', location approximated by arborist retain

3036 northern red oak Quercus rubra 29 29 40 fair fair codominant leaders, twig dieback, location approximated by arborist retain

3037 northern red oak Quercus rubra 15 15 30 good good location approximated by arborist retain

3038 northern red oak Quercus rubra 18 18 25 fair fair twig dieback, one-sided, crowded leaders at 12', location approximated by arborist retain

3
C-Rad is the approximate crown radius in feet.

4
Condition and Structure ratings range from very poor, poor, fair, to good.

1
DBH is the trunk diameter in inches.

2
Single DBH is the trunk diameter of a multi-trunked tree converted to a single number according to the following formula: square root of the sum of all squared trunk diameters.
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Attachment  

Tree Protection Recommendations 

 

The following recommendations will help to ensure that the trees to be retained are 

adequately protected: 

Before Construction Begins 

1. Notify all contractors of tree protection procedures. For successful tree protection on 

a construction site, all contractors must know and understand the goals of tree 

protection.  

a. Hold a tree protection meeting with all contractors to explain the goals of 

tree protection. 

b. Have all contractors sign memoranda of understanding regarding the goals 

of tree protection. The memoranda should include a penalty for violating the 

tree protection plan. The penalty should equal the resulting fines issued by 

the local jurisdiction plus the appraised value of the tree(s) within the 

violated tree protection zone per the current Trunk Formula Method as 

outlined in the current edition of the Guide for Plant Appraisal by the 

Council of Tree & Landscape Appraisers. The penalty should be paid to the 

owner of the property.   

2. Fencing 

a. Trees to remain on site will be protected by installation of tree protection 

fencing as shown in Attachment 1. 

b. The fencing should be put in place before the ground is cleared to protect 

the trees and the soil around the trees from disturbances. 

c. Fencing should be established by the project arborist based on the needs of 

the trees to be protected and to facilitate construction.  

d. Fencing should consist of 6-foot high steel fencing on concrete blocks or 6-

foot metal fencing secured to the ground with 8-foot metal posts to prevent 

it from being moved by contractors, sagging, or falling down.   

e. Fencing should remain in the position that is established by the project 

arborist and not be moved without approval from the project arborist until 

final project approval.  

3. Signage 

a. All tree protection fencing should have signage as follows so that all 

contractors understand the purpose of the fencing: 

 

TREE PROTECTION ZONE 

 

DO NOT REMOVE OR ADJUST THE LOCATION OF THIS 

TREE PROTECTION FENCING 

UNAUTHORIZED ENCROACHMENT MAY RESULT IN FINES 

 

Please contact the project arborist if alterations to the location of the tree 

protection fencing are necessary. 

 

Todd Prager, Project Arborist, 971-295-4835  

    
b. Signage should be placed every 75-feet or less.   
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During Construction  

1. Protection Guidelines Within the Tree Protection Zones: 

a. No new buildings; grade change or cut and fill, during or after construction; 

new impervious surfaces; or utility or drainage field placement should be 

allowed within the tree protection zones. 

b. No traffic should be allowed within the tree protection zones.  This includes 

but is not limited to vehicle, heavy equipment, or even repeated foot traffic. 

c. No storage of materials including but not limiting to soil, construction 

material, or waste from the site should be permitted within the tree 

protection zones. Waste includes but is not limited to concrete wash out, 

gasoline, diesel, paint, cleaner, thinners, etc. 

d. Construction trailers should not to be parked/placed within the tree 

protection zones. 

e. No vehicles should be allowed to park within the tree protection zones. 

f. No other activities should be allowed that will cause soil compaction within 

the tree protection zones.  

2. The trees should be protected from any cutting, skinning or breaking of branches, 

trunks or woody roots. 

3. The project arborist should be notified prior to the cutting of woody roots from trees 

that are to be retained to evaluate and oversee the proper cutting of roots with sharp 

cutting tools. Cut roots should be immediately covered with soil or mulch to prevent 

them from drying out.  

4. Trees that have woody roots cut should be provided supplemental water during the 

summer months.  

5. Any necessary passage of utilities through the tree protection zones should be by 

means of tunneling under woody roots by hand digging or boring with oversight by 

the project arborist. 

6. Any deviation from the recommendations in this section should receive prior 

approval from the project arborist. 

After Construction 

1. Carefully landscape the areas within the tree protection zones.  Do not allow 

trenching for irrigation or other utilities within the tree protection zones.  

2. Carefully plant new plants within the tree protection zones.  Avoid cutting the 

woody roots of trees that are retained.  

3. Do not install permanent irrigation within the tree protection zones unless it is drip 

irrigation to support a specific planting or the irrigation is approved by the project 

arborist.  

4. Provide adequate drainage within the tree protection zones and do not alter soil 

hydrology significantly from existing conditions for the trees to be retained.  

5. Provide for the ongoing inspection and treatment of insect and disease populations 

that are capable of damaging the retained trees and plants.  

6. The retained trees may need to be fertilized if recommended by the project arborist.  

7. Any deviation from the recommendations in this section should receive prior 

approval from the project arborist.  
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Attachment

Assumptions and Limiting Conditions 

 

1. Any legal description provided to the consultant is assumed to be correct.  

The site plans and construction information provided by Mackenzie was the 

basis of the information provided in this report.   

2. It is assumed that this property is not in violation of any codes, statutes, 

ordinances, or other governmental regulations. 

3. The consultant is not responsible for information gathered from others 

involved in various activities pertaining to this project. Care has been taken to 

obtain information from reliable sources. 

4. Loss or alteration of any part of this delivered report invalidates the entire 

report. 

5. Drawings and information contained in this report may not be to scale and are 

intended to be used as display points of reference only. 

6. The consultant's role is only to make recommendations. Inaction on the part 

of those receiving the report is not the responsibility of the consultant. 

7. The purpose of this report is to: 

• Provide tree removal findings and recommendations based on the 

proposed site and grading plans; and 

• Provide recommendations for adequately protecting the trees to be 

retained during construction. 
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I .  INTRODUCTION 

This Transportation Impact Analysis (TIA) has been prepared in support of the proposed new office 
building (Building G) at the Lam Research campus in Tualatin, Oregon. Figure 1 (in Appendix A) presents a 
vicinity map indicating the project location. 

Project Description 

An approximately 120,000-square-foot (SF) office building is proposed just north of SW Leveton Drive 
between the existing Center and East Accesses. Up to 600 office staff are planned to occupy the proposed 
building. Fewer than 10% of the new office staff will work remotely. Surface parking for approximately 
530 spaces is proposed along SW 108th Avenue. The buildout year for the new office building is assumed 
to be 2024. 

The existing East Access on SW Leveton Drive is proposed to be limited to truck access. To accommodate 
the additional office trips, two (2) new driveways are proposed on SW 108th Avenue with direct access to 
the expanded parking area. The North Access is proposed to be aligned opposite the north driveway 
serving Olympic Controls. The South Access is proposed approximately 445 feet south of the North Access. 

Scope of Analysis  

This TIA has been prepared in accordance with the City of Tualatin Traffic Study Requirements (updated 
March 16, 2022), Tualatin Development Code (TDC) Section 74.440, and the Oregon Department of 
Transportation’s (ODOT) Analysis Procedures Manual (APM) Version 2. This study includes a summary of 
existing traffic conditions, crash review, proposed trip generation, and an analysis of intersection 
operations, sight distance, queuing, and signal and turn-lane warrants. 

A TIS scoping letter dated June 30, 2022 was submitted to City staff and approved in a July 15, 2022 email. 
An additional study area intersection was requested in an August 2, 2022 email. The scoping letter and 
corresponding communications are provided in Appendix B for reference.  

Study Area  

The City’s Traffic Study Requirements document requires all intersections within a 1/4-mile radius of the 
project site be included as part of the study area. Washington County requires analysis for all intersections 
where project trips will exceed 10% of the existing average daily traffic (ADT). No Washington County 
intersections were found to meet this threshold. The following intersections are located within the 1/4-
mile radius and were included in the study area: 

1. Pacific Highway W (OR-99W)/SW 124th Avenue 
2. SW Tualatin Road/SW 124th Avenue 
3. SW Tualatin Road/SW 108th Avenue 
4. SW 108th Avenue/North Access 
5. SW 108th Avenue/South Access 
6. SW Leveton Drive/SW 124th Avenue 
7. SW Leveton Drive/SW 118th Avenue 
8. SW Leveton Drive/West Access 
9. SW Leveton Drive/Center Access 
10. SW Leveton Drive/East Access 
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11. SW Leveton Drive/SW 108th Avenue 
12. SW Herman Road/SW 108th Avenue 
13. SW Tualatin Road/SW Teton Avenue 

All study area intersections are located within City of Tualatin jurisdiction. The OR 99W/SW 124th Avenue 
intersection is located on an ODOT facility.  

Analysis Scenarios  

This TIS addresses AM and PM peak hour conditions for the following analysis scenarios: 

▪ 2022 Seasonally Adjusted 
▪ 2024 Pre-Development without proposed Office 
▪ 2024 Post-Development with proposed Office 
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I I .  EXISTING CONDITIONS 

The existing conditions analysis is based on a current year 2022 inventory of transportation facilities and 
traffic data. 

Site Conditions  

The project site is in Tualatin, Oregon within the Portland metropolitan area. The site is approximately 
58.01 acres and consist of tax lots 100 of Washington County tax map 2S1 22AB, and tax lots 500 and 800 
of tax map 2S1 22AA. The site is part of the City’s Manufacturing Park (MP) Planning District. The Novellus 
Industrial Master Plan (IMP) was approved in 2001 as a four-phase development consisting of 1,440,000 
SF. The proposed office building is considered to be the last building of the IMP’s Phase 1. The proposed 
site plan is presented in Figure 2. 

Vehicular Transportation Facil ities  

Figure 3 presents existing lane configurations and traffic control devices for all study area intersections. 
Table 1 below summarizes roadway characteristics within the study area.  

TABLE 1 – ROADWAY CHARACTERISTICS 

Roadway Functional Classification 
Posted 
Speed 

Travel 
Lanes 

Bike 
Lanes 

On-Street 
Parking 

Sidewalks 

OR 99W  
(Pacific Highway W) 

Major Arterial/ 
(Urban Principal Arterial) 

45/55 mph 4 Yes None Intermittent 

SW 124th Avenue Major Arterial 45 mph 4/5 Yes None Yes 

SW Tualatin Road Major Collector 35 mph 3 Yes None Yes 

SW Leveton Drive Minor Arterial 35 mph 2 Yes None Yes 

SW 108th Avenue 
Minor Collector (north of 

SW Leveton Drive) 
35 mph 2 Yes None Yes 

SW Herman Road Minor Arterial 35 mph 2 Yes None Yes 

SW Teton Avenue Minor Arterial 35 mph 2 Yes None Yes 

Pedestrian and Bicycle Facil ities  

The study area has nearly complete bicycle and pedestrian networks. Clearly marked bike lanes are 
provided on all study area roadways. Curb-tight sidewalks are provided on SW 108th Avenue and SW 
Tualatin Road, as well as some segments of the north side of SW Herman Road. Separated sidewalks are 
provided on all other study roadways and segments. 

Transit Facil ities  

The study area is served by TriMet Bus Lines 94 and 97 with stops on Pacific Highway W (OR 99W) and SW 
Tualatin Road. The Tualatin Shuttle also has a stop on SW Leveton Drive just south of the site. Transit maps 
and bus schedules are provided in Appendix C for reference.  
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Existing Traffic Counts  

Existing turning movement counts were collected on Thursday, June 9, 2022, during the AM and PM peak 
periods.  

Historical traffic counts from Tuesday, May 11, 2021 for the SW Tualatin Road/SW Teton Avenue 
intersection were utilized as this intersection was requested for analysis by City staff while school was not 
in session. An adjustment of 1.30 was applied to the AM peak hour counts and an adjustment of 1.05 was 
applied to the PM peak hour counts at this location to reflect the growth from 2021 to 2022.  

Figure 4 presents the existing AM and PM peak hour traffic volumes. Raw traffic count summaries are 
provided in Appendix D. 

Seasonal Adjustment 

Pacific Highway W (OR 99W) is a state facility which requires a seasonal adjustment as specified in the 
APM. There is no seasonal adjustment data available for this location as there is no nearby Automatic 
Traffic Recorder (ATR). Therefore, a seasonal adjustment of 1.01 derived from data presented in ODOT’s 
2020 Seasonal Trend Table for the “Commuter” trend was applied to 2022 existing through volumes on 
OR 99W. The 2020 Seasonal Trend Table relies on pre-COVID 2019 volumes and is therefore the best 
available data for 2022 traffic. The 2022 seasonally adjusted traffic volumes are presented in Figure 5. The 
seasonal adjustment calculation is provided in Appendix E for reference.  

Adjustment for Telecommuting  

Existing traffic counts collected on Thursday, June 9, 2022 reflect a portion of Lam office staff 
telecommuting. While a review of historical and existing traffic counts on I-5 just north of the Nyberg 
Street exit shows that existing traffic in the greater Tualatin area may be comparable to pre-COVID traffic, 
existing counts adjacent to the Lam site are lower due to some staff currently telecommuting.  

Lam Research does not currently have a permanent hybrid work plan. Therefore, we propose to growth 
adjust existing traffic counts to match 100% on-site attendance by applying an adjustment factor of 1.92 
in the AM peak hour and 1.28 in the PM peak hour to site trips. These adjustments were based on the 
actual 2018 and 2022 turning movement volumes at the site driveways. The AM peak adjustment is higher 
than the PM peak adjustment, likely due to office staff entering the site later in the day, outside the 
morning peak between 7 AM and 9 AM, while continuing to exit the site during the afternoon peak 
between 4 PM and 6 PM. These modified site trips were carried through the adjacent roadway network 
as needed, similar to in-process trips, to estimate traffic volumes without the current remote work 
scenario.  
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TABLE 2 – TRAFFIC ADJUSTMENT FOR TELECOMMUTING 

AM Peak Hour Site Trips PM Peak Hour Site Trips 

2018 Historical 2022 Existing 
Adjustment 

Factor 
2018 Historical 2022 Existing 

Adjustment 
Factor 

Entering – 422 

Exiting – 26 

Total – 448 

Entering – 221 

Exiting – 50 

Total – 271 

1.92 (Entering 
Only) 

Entering – 168 

Exiting – 445 

Total – 613  

Entering – 149 

Exiting – 349 

Total – 498  

1.28 

Figure 6 presents the additional 2022 site trips for remote workers during the AM and PM peak hours. 

SW 108th Avenue Driveways  

This TIA reviews the impact the proposed driveways on SW 108th Avenue will have on existing, nearby 
driveways. In order to estimate the possible queues along SW 108th Avenue, the trips generated by the 
existing Olympus Controls building were estimated using the Institute of Transportation Engineers’ (ITE) 
Trip Generation Manual, 11th Edition data for a “Warehouse” use (LUC 150). The proposed North Access 
will be aligned opposite the northern access serving Olympus Controls. The proposed South Access will be 
spaced approximately 130 feet north of the southern access serving Ascentec Engineering. The Olympus 
Controls building is estimated to generate 33 AM and 35 PM peak hour trips. These trip generation 
estimates and the existing traffic counts were used to estimate the volumes at the Olympus Controls 
driveways. Existing peak hour counts for the southern Ascentec Engineering access were collected and 
are provided in Appendix D. 

Crash Analysis  

Historical crash data reported for the study area intersections were evaluated to identify patterns that 
might indicate a safety concern. Crash data for the 5-year period of 2016 through 2020 were obtained 
from ODOT’s online crash data system and used to review crash patterns and estimate intersection crash 
rates.  

The crash evaluation is summarized in Table 3. The raw crash data are provided in Appendix F. 

TABLE 3 – INTERSECTION CRASH RATES 

Intersection 
(Traffic Control Type) 

Year Total 
Crashes 

ADT 
Crash 
Rate 2016 2017 2018 2019 2020 

Pacific Highway W/ 

SW 124th Avenue 

(Signalized) 

7 6 7 7 2 29 49,000 0.32 

SW Tualatin Road/ 

SW 124th Avenue 

(Signalized) 

2 3 1 3 1 10 25,800 0.21 

SW Tualatin Road/ 

SW 108th Avenue 

(TWSC) 

2 0 0 0 1 3 13,100 0.13 
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TABLE 3 – INTERSECTION CRASH RATES 

Intersection 
(Traffic Control Type) 

Year Total 
Crashes 

ADT 
Crash 
Rate 2016 2017 2018 2019 2020 

SW Leveton Drive/ 

SW 124th Avenue 

(Signalized) 

0 2 1 4 1 8 17,500 0.25 

SW Leveton Drive/ 

SW 118th Avenue 

(AWSC) 

0 0 0 0 0 0 4,900 0.00 

SW Leveton Drive/ 

SW 108th Avenue 

(TWSC) 

1 2 0 0 0 3 3,100 0.53 

SW Herman Road/ 

SW 108th Avenue 

(Signalized) 

1 0 0 0 1 2 11,200 0.10 

SW Tualatin Road/ 

SW Teton Avenue 

(TWSC) 

1 1 1 2 0 5 14,600 0.19 

Crash Data Summary  

During the five-year study period, there were 29 collisions reported at the intersection of Pacific Highway 
W (OR 99W) and SW 124th Avenue. 21 of these were rear-end collisions, the majority of these being in 
the northbound through direction. Five (5) of the other crashes were turning movement collisions. These 
collisions were reported to be caused by drivers failing to avoid the vehicle ahead or improper turns and 
other improper driving. The remainder of crashes include two (2) angle collisions and one (1) fixed object 
collision. All of these collisions were reported to cause property damage (12 collisions) or minor injuries 
(15 collisions), with two (2) Injury B type crashes in 2016 and 2020.  

Ten (10) collisions were reported at the intersection of SW Tualatin Road and SW 124h Avenue. Six (6) of 
these were turning movement collisions caused by a failure to yield by drivers completing the southbound 
left-turn movement. This may be the result of drivers running red lights due to a high turn volume and a 
short green phase. Five (5) of these collisions caused possible injuries (Injury Type C). There was one 
collision involving a pedestrian; a driver completing a westbound right turn failed to yield to a pedestrian 
in the crosswalk at the intersection. The other reported crashes were rear-end and fixed-object type 
collisions, mostly in the westbound direction.  

At the intersection of SW Tualatin Road and SW 108th Avenue, all three (3) reported crashes were turning 
movement collisions caused by drivers failing to yield or drivers disregarding a traffic control device, and 
mostly by drivers completing the northbound left-turn movement. Again, this may be due to drivers 
running red lights due to a high turn volume and short green phase. 

At the intersection of SW Leveton Drive and SW 124th Avenue, there were eight (8) reported crashes, five 
(5) of which were rear-end collisions. Four (4) of these crashes caused injuries of Type B or C. Six (6) of 
these collisions occurred in the southbound direction. Rear-end collisions are typical at signalized 
locations where drivers may stop abruptly at the onset of a yellow light. 
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At the intersection of SW Leveton Drive and SW 108th Avenue, there were three (3) reported crashes in 
the past five (5) years. Two (2) were turning movement collisions and the other one (1) was a rear-end 
collision. All three crashes occurred in the eastbound and westbound directions, and were caused by 
inattention or failure to yield. 

During the study period, there have been two (2) rear-end collisions at the SW Herman Road/SW 108th 
Avenue intersection. These occurred in the eastbound and westbound directions, and were caused by 
inattention.  

At the intersection of SW Tualatin Road and SW Teton Avenue, there have been five (5) reported crashes 
in the last five (5) years. Three (3) of these collisions were turning movement collisions for the northbound 
left-turn movement, caused by a failure to yield. This is likely due to drivers taking shorter gaps in traffic 
due to heavy through volumes on SW Tualatin Road. All of the crashes which occurred in the northbound 
left turn caused “property damage only” and no injury. The other two (2) collisions were one (1) rear-end 
in the northbound movement and one (1) fixed-object collision.  

Overall, there were no fatalities or serious injury crashes reported in the least five (5) years at any study 
area intersections. There appear to be no safety deficiencies at any study area intersections that 
contribute to the historical crashes reviewed.  

Intersection Crash Rates  

Intersection crash rates were calculated as a measure of the number of crashes occurring per one million 
entering vehicles (MEV) per year. The intersection crash rate is calculated by dividing the average number 
of crashes per year by the MEV per year. An average daily traffic (ADT) volume was estimated by dividing 
the PM peak hour volume at each intersection by a peak-to-daily factor, or k-factor, of 0.09 obtained from 
ODOT’s 2020 traffic flow data on OR 99W just west of SW 124th Avenue.  

All intersections have crash rates below 1.0 MEV. Therefore, no further analysis is recommended.  
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I I I .  PRE-DEVELOPMENT CONDITIONS 

The pre-development conditions reflect build-out year conditions without the proposed development. 
This scenario includes existing year 2022 traffic volumes, a seasonal adjustment to traffic on OR 99W, a 
growth adjustment factor to account for telecommuting staff, background growth to year 2024, and in-
process trips from nearby approved developments. The pre-development traffic without project trips will 
indicate if traffic issues are present before the addition of the proposed development.  

Planned Transportation Improvements  

The City of Tualatin Capital Improvement Plan 2021-2025 (CIP) was reviewed for any planned 
transportation improvements in the area that may affect capacity. The City plans to add a northbound 
turn lane at the SW Herman Road/SW 118th Avenue intersection. While this improvement is near the 
development site, it does not impact future capacity or trip routing for any study area intersections in this 
report. 

Background Traffic Growth 

Background traffic growth was applied to adjusted year 2022 traffic volumes to forecast future traffic 
demand. A linear 1% annual growth rate over two (2) years was applied to year 2022 traffic volumes to 
estimate 2024 background traffic volumes. This growth adjustment was based on ODOT traffic volume 
projections for OR 99W just south of SW 124th Avenue between years 2019 and 2040. Background growth 
was applied to all movements at all intersections, except driveways. Figure 7 presents the background 
growth from 2022 to 2024 for the AM and PM peak hours.  

In-Process Traffic  

In-process traffic volumes account for developments that have been approved or that are under 
construction at the time of a traffic study. These traffic volumes account for traffic that will be added to 
the external roadway network before buildout of the proposed development. Traffic volumes for the 
following developments were included as in-process: 

▪ Tualatin Logistics Park 
▪ Lu Pacific Development (Herman Road Industrial) 
▪ Hedges Creek Industrial 
 
Four (4) access scenarios were provided in the TIA prepared for the Tualatin Logistics Park project. The in-
process trips included in this TIA reflect the volumes provided in Scenario 2, which is consistent with the 
approved access configuration. Figure 8 presents the in-process trips during the AM and PM peak hours.  

Pre-Development Traffic  

The 2024 pre-development analysis scenario is a combination of existing year 2022 traffic volumes, a 
seasonal adjustment factor on OR 99W, a growth adjustment factor to account for telecommuting staff, 
background growth of 1% over two (2) years, and in-process trips from nearby approved developments. 
Figure 9 presents the 2024 pre-development traffic volumes during the AM and PM peak hours.  
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IV.  SITE DEVELOPMENT 

The trip-making characteristics of the proposed development are described below.  

Trip Generation  

The proposed 120,000 SF office building will provide space for office staff generally working between 8 
AM and 5 PM. Up to 600 employees will be added to the campus with the new office building. Most new 
office staff are anticipated to work from the office in the future. Trip generation estimates were developed 
with the use of the Institute of Transportation Engineers’ (ITE) Trip Generation Manual, 11th Edition. The 
City requires the reasonable worst case for trip generation be analyzed. Therefore, trip rates for ITE’s 
“General Office Building” (LUC 710) using building area were utilized in this study.  

Table 4 presents the trip generation estimates for the proposed office building.  

TABLE 4 – TRIP GENERATION 

ITE 
Code 

ITE Land Use Size Trip Type 
AM Peak Hour PM Peak Hour 

Daily 
In Out Total In Out Total 

710 General Office Building 120.0 KSF Total 172 24 196 33 160 193 1,360 

Trip Distribution and Assignment  

Trip distribution for the proposed office building was estimated by reviewing the existing distribution from 
recent and existing counts at the site driveways in conjunction with review of previous trip distribution 
assumptions for the Lam Research campus. The following trip distribution was assumed: 

▪ 15% to/from the south on Highway 99W  
▪ 25% to/from the north on Highway 99W 
▪ 5% to/from the east on SW Tualatin Road 
▪ 15% to/from the south on SW 124th Avenue 
▪ 5% to/from the south on SW 118th Avenue 
▪ 35% to/from the east on SW Herman Road 

Figure 10 presents the trip distribution and traffic assignment for the AM and PM peak hours.  

East Access Reroutes 

With the proposed building, other site changes including additional parking along SW 108th Avenue, two 
(2) new driveways on SW 108th Avenue, and limiting the East Access on SW Leveton Drive to trucks are 
proposed. With the closure of the East Access to passenger vehicle traffic, existing site trips that currently 
utilize this driveway are anticipated to reroute to the proposed driveways on SW 108th Avenue to access 
the expanded parking area. Figure 11 presents the East Access trip reroutes for the AM and PM peak 
hours. 
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Post-Development Traffic  

Post-Development traffic volumes are the sum of the project trips and the pre-development traffic 
volumes. Figure 12 presents the 2024 post-development traffic volumes for the AM and PM peak hours.  
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V.  SITE ACCESS AND CIRCULATION 

The on-site evaluation of traffic access and circulation and a review of sight distance at the existing site 
driveways are presented below.  

Site Access  

The proposed development will have access to two (2) existing, full-movement driveways on SW Leveton 
Drive and two (2) proposed, full-movement driveways on SW 108th Avenue. The third driveway on SW 
Leveton Drive will be limited to trucks and will become directional (inbound or outbound only). 

Access Standards  

The TDC includes several sections related to access standards. Chapter 75 of the TDC presents access 
standards relative to driveway widths and spacing on the site. Per Table 75-1 of the TDC, minimum 
driveway approach width for industrial driveways is 36 feet and the maximum is 40 feet for driveways 
providing access for over 250 parking spaces. The existing driveways for the site meet these standards. 
The proposed driveways on SW 108th Avenue will meet these standards at a proposed width of 36 feet. 

Per TDC 75.120, driveways on Minor Collectors must be spaced a minimum of 100 feet. Driveways must 
be located at least 150 feet from the intersection of Collector or Arterial streets, as measured from the 
stop bar, per TDC 75.040(11)(a). Additionally, driveways must provide a minimum distance of 40 feet 
between on-site driveways per TDC 75.040(10).  

TABLE 5 – ACCESS SPACING SUMMARY 

Access Roadway 
Functional 

Classification 
Spacing Standard 

Access  
Spacing Measured Edge-to-Edge  

To North To South 

North Access SW 108th 
Avenue 

Minor 
Collector 

150' to Arterial or 
Collector intersections/ 

100' between driveways 

635 feet 445 feet 

South Access 445 feet 150 feet 

The proposed site driveways on SW 108th Avenue will meet the City’s access spacing standards as 
summarized in Table 5. 

On-Site Circulation  

The site currently provides access to staff via three full-movement driveways on SW Leveton Drive. A fire 
access is provided on SW Tualatin Road opposite SW 115th Avenue and a construction access is provided 
on SW 108th Avenue approximately 300 feet south of SW Tualatin Road. Both of these driveways are 
gated.  

With the proposed office building, the East Access on SW Leveton Drive will be limited to truck use. Two 
(2) new full-movement driveways are proposed on SW 108th Avenue. The North Access will be provided 
opposite the northern access to Olympus Controls. The South Access will be provided approximately 445 
feet south of the North Access. Trucks will navigate to the new office building by entering the East Access 
on SW Leveton Drive and exiting the proposed South Access on SW 108th Avenue. All new office staff are 
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anticipated to access the site via the two (2) proposed driveways on SW 108th Avenue where an additional 
approximately 500 new parking spaces will be provided.  

Sight Distance Evaluation  

Intersection sight distance was evaluated for the proposed site driveway locations. The American 
Association of State Highway and Transportation Officials’ (AASHTO) A Policy on Geometric Design of 
Highways and Streets, 7th Edition provides recommendations for intersection sight distance (ISD) based 
on roadway design speed. At minimum, stopping sight distance (SSD), also based on roadway design 
speed, must be provided.  

A time gap of 7.5 seconds and 11.5 seconds were assumed for passenger vehicles and combination trucks 
completing a left turn from stop, respectively. SW 108th Avenue is relatively flat. Therefore, no grade 
adjustments were made for the ISD and SSD calculations. There is no posted speed on SW 108th Avenue 
north of SW Herman Road. Therefore, the design speed on SW 108th Avenue was assumed to be 5 mph 
over the posted speed of 35 mph for other Minor Collectors in the area, or 40 mph. The recommendations 
for ISD have been noted for left turns from stop on a stop-controlled minor approach (driveway). The sight 
distance evaluation for the site driveways is presented in Table 6. 

TABLE 6 – SIGHT DISTANCE EVALUATION 

Access/ 
Intersection 

Design 
Speed 
(mph) 

Design Vehicle 

Recommended 
Intersection 

Sight Distance 
(feet) 

Required 
Stopping Sight 
Distance (feet) 

Available Sight Distance 
(feet) 

To North To South 

SW 108th Avenue/ 
North Access 

40 Passenger 445 305 430 >500 

SW 108th Avenue/ 

South Access 
40 

Passenger 445 

305 >700 >700 
Combination 

Truck 
680 

As presented in Table 6, the recommended ISD is available to the south from both proposed driveway 
locations, as well as to the north from the South Access for both passenger vehicles and combination 
trucks. From the proposed North Access location, there is a vertical crest to the north on SW 108th Avenue 
that precludes meeting the recommended ISD by 15 feet. However, both proposed site driveway locations 
are projected to meet the SSD requirement in both directions along SW 108th Avenue.  
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VI.  OPERATIONAL ANALYSIS  

Two aspects of operational analysis were evaluated for the study area intersections: 1) intersection 
operations analysis, which evaluates how well an intersection processes traffic demand, and 2) queuing 
analysis, which compares intersection queues with available storage for different travel lanes.  

Intersection Operation Analysis  

Intersection operations are generally measured by three (3) mobility standards: volume-to-capacity (v/c) 
ratio, level-of-service (LOS), and delay (measured in seconds). Signalized and all-way, stop-controlled 
(AWSC) intersections are measured by one (1) overall v/c ratio, LOS, and delay. Two-way, stop-controlled 
(TWSC) intersections are typically measured by a single v/c ratio, LOS, and delay representative of the 
worst stopped movement.  

Performance Measures  

All study area intersections are located within City of Tualatin jurisdiction but OR 99W is under ODOT’s 
jurisdiction.  

City of Tualatin  

The TDC Section 74.440(3)(e) requires the following mobility standards for intersections within City 
jurisdiction: 

▪ LOS D or better for signalized intersections 
▪ LOS E or better for unsignalized intersections 

ODOT 

The Oregon Highway Plan (OHP) designates OR 99W as a Principal Arterial Route at SW 124th Avenue. 
Table 7 of the OHP establishes a v/c target of 0.99 for the OR 99W/SW 124th Avenue intersection.  

Methodology 

Intersection operations were analyzed with the use of Synchro 11 software, which utilizes the 
Transportation Research Board’s Highway Capacity Manual (HCM) 2000, HCM 2010, and HCM 6 
methodologies. Signalized study area intersections were reported using HCM 2000 reports for overall v/c 
ratio and HCM 6 reports for delay and LOS. Two-way, stop-controlled (TWSC) and AWSC intersections 
were reported using HCM 6 reports. Signal timing plans were obtained from the Washington County traffic 
plans database, as well as from ODOT staff, and are provided in Appendix H for reference.  

Findings 

The operations results for the intersection or critical movement at each study area intersection are 
presented in Table 7. The detailed Synchro capacity results are provided in Appendix I for reference.  
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TABLE 7 – PEAK HOUR INTERSECTION OPERATIONS 

Intersection (Control) 
Peak 
Hour 

Analysis Results (v/c-LOS-Delay in seconds) 

2022 Existing 
2024 Pre-

Development 
2024 Post-

Development 

Pacific Highway (OR-
99)/SW 124th Avenue 

(Signalized) 

AM 0.76-C-33.9 0.80-D-38.4 0.80-D-40.3 

PM 0.79-D-36.4 0.84-D-39.6 0.86-D-41.3 

SW Tualatin Road/ 

SW 124th Avenue 

(Signalized) 

AM 0.65-B-10.4 0.68-B-10.8 0.69-B-11.1 

PM 0.51-B-12.8 0.56-B-14.6 0.58-B-15.9 

SW Tualatin Road/ 

SW 108th Avenue 

(TWSC) 

AM 0.10-C-22.8 (NB) 0.11-C-24.7 (NB) 0.13-D-25.8 (NB) 

PM 0.24-C-24.6 (NB) 0.31-D-27.2 (NB) 0.37-D-29.1 (NB) 

SW 108th Avenue/ 

North Access 

(TWSC) 

AM N/A N/A 0.01-B-13.3 (EBL) 

PM N/A N/A 0.17-A-9.4 (EBL) 

SW 108th Avenue/ 

South Access 

(TWSC) 

AM N/A N/A 0.00-B-11.6 (EBL) 

PM N/A N/A 0.02-B-10.2 (EB) 

SW 124th Avenue/ 

SW Leveton Drive 

(Signalized) 

AM 0.36-B-10.4 0.40-B-10.8 0.42-B-11.6 

PM 0.32-B-14.4 0.37-B-15.4 0.40-B-16.4 

SW Leveton Drive/ 

SW 118th Avenue  

(AWSC) 

AM 0.28-A-8.5 (EB) 0.42-A-9.9 (EB) 0.54-B-11.8 (EB) 

PM 0.32-A-9.1 (WB) 0.40-A-10.0 (WB) 0.52-B-11.8 (WB) 

SW Leveton Drive/ 

West Access 

(TWSC) 

AM 0.03-B-12.0 (SBL) 0.04-C-15.8 (SBL) 0.05-C-18.3 (SBL) 

PM 0.14-B-11.8 (SBL) 0.20-B-13.3 (SBL) 0.23-C-15.2 (SBL) 

SW Leveton Drive/ 

Center Access 

(TWSC) 

AM 0.01-B-10.1 (SBL) 0.02-B-11.4 (SBL) 0.02-B-12.9 (SBL) 

PM 0.05-B-10.5 (SBL) 0.07-B-11.1 (SBL) 0.08-B-12.3 (SBL) 

SW Leveton Drive/ 

East Access 

(TWSC) 

AM 0.01-A-9.8 (SB) 0.01-B-10.8 (SB) N/A 

PM 0.11-B-10.4 (SB) 0.15-B-11.1 (SB) N/A 

SW Leveton Drive/ 

SW 108th Avenue 

(TWSC) 

AM 0.08-A-7.6 (NBL) 0.14-A-7.8 (NBL) 0.44-C-17.5 (EB) 

PM 0.18-A-9.5 (EB) 0.24-B-10.0 (EB) 0.27-B-11.8 (EB) 

SW Herman Road/ 

SW 108th Avenue 

(Signalized) 

AM 0.43-A-6.3 0.50-A-6.6 0.55-A-7.3 

PM 0.55-B-11.2 0.60-B-12.6 0.64-B-14.6 
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TABLE 7 – PEAK HOUR INTERSECTION OPERATIONS 

Intersection (Control) 
Peak 
Hour 

Analysis Results (v/c-LOS-Delay in seconds) 

2022 Existing 
2024 Pre-

Development 
2024 Post-

Development 

SW Tualatin Road/ 

SW Teton Avenue 

AM 
0.32-D-25.8 

(NBL) 
0.35-D-27.7 (NBL) 0.35-D-28.3 (NBL) 

PM 

0.96-F-99.1 (NBL, 
Synchro) 

LOS E-26.5 (NBL, 
SimTraffic) 

1.03-F-122.6 
(NBL, Synchro) 

LOS E-29.9 (NBL, 
SimTraffic) 

1.05-F-128.2 
(NBL, Synchro) 

LOS E-38.5 (NBL, 
SimTraffic) 

The East Access on SW Leveton Drive will be restricted to truck use, which will primarily occur outside the 
typical peak of the street. Therefore, site operations are listed as “N/A” under post-development 
conditions.  

As presented in Table 7, all study area intersections currently meet the City’s mobility standards except 
the SW Tualatin Road/SW Teton Avenue intersection. The northbound left-turn movement currently 
operates at an LOS F during the PM peak hour and is projected to continue to fail in the future, per the 
Synchro analysis results. All other study intersections are projected to continue meeting standards with 
the proposed office building.  

The estimated delay provided by Synchro software at the intersection of SW Tualatin Road/SW Teton 
Avenue appears to provide a conservative estimate of approximately 99 seconds for the northbound left-
turn movement during the PM peak hour; however, a review of PM peak hour traffic at the intersection 
shows an observed delay of approximately 14 seconds. Additionally, the delay reported by SimTraffic 
software for this movement was approximately 27 seconds under existing conditions.  The delay reported 
by SimTraffic appears to more accurately reflect actual conditions in the field. This may be because drivers 
completing the northbound left-turn movement at this intersection are taking shorter gaps due to the 
high volume on SW Tualatin Road than the gaps assumed in Synchro software. Therefore, we estimate 
this northbound left-turn movement will operate at an LOS E (corresponding with a 40-second delay) 
under 2024 post-development conditions, as reported by SimTraffic software.   

Intersection Queuing Analysis  

An intersection queuing analysis was conducted for the study area intersections for both the AM and PM 
peak hours to evaluate any potential queue spillbacks.  

Methodology 

The 95th percentile queues during the AM and PM peak hours were estimated using Synchro and 
SimTraffic software. Queue demand results were rounded to the nearest 25 feet to represent average 
vehicle lengths. Because queues are based on an average of five (5) traffic simulations using random 
arrivals, some fluctuation in results can be anticipated, particularly for movements that are near or over-
capacity.  



 
 

 

 18 

Available queue lengths were estimated using Google Earth Pro software and rounded to the nearest 5 
feet. For turn lanes, two (2) available storage values are stated: the first represents the striped storage 
and the second is the effective storage, or the length physically available regardless of striping, such as a 
center turn lane upstream of a striped left-turn lane at an intersection. Although travel lanes have no 
storage defined by striping, two (2) values are reported for through travel lane storage at signalized 
locations: the first is the distance to an upstream driveway; the second is the distance to an upstream 
public street intersection.  

Findings 

The 95th percentile queues obtained from SimTraffic for the AM and PM peak hours are presented in 
Table 8. The detailed SimTraffic reports are provided in Appendix J for reference.  

TABLE 8 – 95TH PERCENTILE QUEUING ANALYSIS 

Intersection 
(Control) 

Approach/ 
Movement 

Striped/ 

Effective 
Storage (Feet) 

AM/PM Peak Hour Queue (feet) 

2022 Existing 
2024 Pre-

Development 
2024 Post-

Development 

Highway 99W/ 

SW 124th Avenue 

(Signalized) 

WBL 315/475 100/350 125/450 125/450 

WBL 315/475 125/350 125/475 125/475 

WBR 295/330 150/300 150/400 150/425 

WBR 295/315 150/250 150/325 150/350 

NBT 500 525/400 500/450 600/425 

NBT 500 500/375 475/425 675/400 

NBR 225/250 375/150 400/175 450/175 

SBL 550/770 500/350 700/400 800/400 

SBL 550/690 400/325 700/375 800/350 

SBT 50/>1,000 175/275 175/275 750/275 

SBT 50/>1,000 175/275 150/300 700/300 

SW 124th Avenue/ 
SW Tualatin Road 

(Signalized) 

 

WBL 310/350 100/50 100/150 100/75 

WBR 285/500 75/250 75/400 75/325 

NBT 995 100/200 100/250 100/250 

NBT 995 150/275 200/375 175/450 

NBR 145/230 50/75 50/150 50/150 

SBL 200/300 300/300 300/325 300/325 

SBT 450 200/75 175/75 200/100 

SBT 450 150/100 175/75 150/100 
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TABLE 8 – 95TH PERCENTILE QUEUING ANALYSIS 

Intersection 
(Control) 

Approach/ 
Movement 

Striped/ 

Effective 
Storage (Feet) 

AM/PM Peak Hour Queue (feet) 

2022 Existing 
2024 Pre-

Development 
2024 Post-

Development 

SW Tualatin Road/ 

SW 108th Avenue 

(TWSC) 

WBL 140 50/25 50/25 50/25 

NB 330 50/50 50/75 50/75 

SW 108th Avenue/ 

North Access 

(TWSC) 

EBL 60 N/A N/A 25/50 

EBR 60 N/A N/A 50/75 

NB 190/620 N/A N/A 50/25 

SB 160/630 N/A N/A 25/25 

SW 108th Avenue/ 

South Access 

(TWSC) 

EBL 60 N/A N/A 25/25 

EBR 60 N/A N/A 25/50 

NB 110/200 N/A N/A 25/25 

SB 100/>1,000 N/A N/A 25/25 

SW 124th Avenue/ 
SW Leveton Drive 

(Signalized) 

EBL 100/130 25/50 25/50 25/50 

EBT+R 270/580 75/75 75/75 75/75 

WBL 145/185 50/50 50/75 50/100 

WBT+R 490/>1,000 25/100 25/125 50/125 

NBL 155/230 50/50 50/50 50/50 

NBT >1,000 75/125 75/125 75/125 

NBT+R >1,000 125/175 175/200 175/225 

SBL 165/245 75/50 100/75 125/75 

SBT >1,000 125/125 150/150 150/125 

SBT+R 995 150/150 175/175 175/175 

SW Leveton Drive/ 
SW  118th Avenue 

(AWSC) 

EB 240/>1,000 75/50 75/50 100/75 

WB +1,000 50/75 50/75 50/75 

NB 525/>1,000 50/25 50/50 50/50 

SB 650 25/25 25/50 25/50 

SW Leveton Drive/ 

West Access 

(TWSC) 

EB >1,000 25/50 50/50 50/50 

SBL 135 50/50 50/50 50/75 

SBR 135 50/75 50/75 50/100 
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TABLE 8 – 95TH PERCENTILE QUEUING ANALYSIS 

Intersection 
(Control) 

Approach/ 
Movement 

Striped/ 

Effective 
Storage (Feet) 

AM/PM Peak Hour Queue (feet) 

2022 Existing 
2024 Pre-

Development 
2024 Post-

Development 

SW Leveton Drive/ 

Center Access 

(TWSC) 

EB 890 25/25 25/25 25/25 

SBL 125 25/50 25/50 25/50 

SBR 125 25/50 25/50 25/50 

SW Leveton Drive/ 

East Access 

(TWSC) 

EB 400 25/25 25/25 N/A 

WB 550 25/25 25/25 25/25 

NB 25 25/50 25/50 25/50 

SB 105 25/50 25/75 N/A 

SW Leveton Drive/ 

SW 108th Avenue 

(TWSC) 

EB 270 50/50 50/50 100/75 

NB 100 25/25 50/25 50/50 

SW Herman Road/ 

SW 108th Avenue 

(Signalized) 

EBL 100/390 25/25 25/25 50/25 

EB >1,000 100/100 100/100 125/125 

WB 350 125/175 125/200 175/225 

SBL 135/165 50/100 50/100 75/125 

SBR 115/790 25/25 25/25 25/25 

SW Tualatin Road/ 

SW Teton Avenue 

(Unsignalized) 

WBL 260 50/25 50/25 75/50 

NBL 95/170 75/175 75/175 75/225 

NBR 30/>1,000 75/50 75/50 75/50 

As presented in Table 8, queues are projected to be accommodated within existing storage areas at most 
intersections. The OR 99W/SW124th Avenue, SW 124th Avenue/SW Tualatin Road, and SW Tualatin 
Road/SW Teton Avenue intersections are projected to have queues that exceed the available queue 
storage areas under 2024 post-development conditions. This is expected to occur during the peak 15-
minute periods of the AM and PM peak hours. For the remainder of the peak hours, queues are mostly 
projected to be accommodated under existing storage areas, as presented in Table 9.   
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TABLE 9 – 95TH PERCENTILE QUEUING ANALYSIS (PEAK HOUR) 

Intersection 
(Control) 

Approach/ 
Movement 

Striped/ 

Effective 
Storage (Feet) 

AM/PM Peak Hour Queue (feet) 

2024 Post-Development 
(PHF=Varies) 

2024 Post-Development 
(PHF=1.0) 

Highway 99W/ 

SW 124th Avenue 

(Signalized) 

WBL 315/475 125/450 100/425 

WBL 315/475 125/475 125/450 

WBR 295/330 150/425 150/400 

WBR 295/315 150/350 150/325 

NBT 500 600/425 500/425 

NBT 500 675/400 475/400 

NBR 225/250 450/175 400/150 

SBL 550/770 800/400 750/400 

SBL 550/690 800/350 325/350 

SBT 50/>1,000 750/275 275/300 

SBT 50/>1,000 700/300 250/300 

SW 124th Avenue/ 
SW Tualatin Road 

(Signalized) 

 

WBL 310/350 100/75 100/50 

WBR 285/500 75/325 75/325 

NBT 995 100/250 100/250 

NBT 995 175/450 150/425 

NBR 145/230 50/150 50/150 

SBL 200/300 300/325 275/325 

SBT 450 200/100 150/125 

SBT 450 150/100 150/125 

SW Tualatin Road/ 

SW Teton Avenue 

(Unsignalized) 

WBL 260 75/50 50/25 

NBL 95/170 75/225 75/125 

NBR 30/>1,000 75/50 75/50 

As presented in Table 9, the queues for the northbound left-turn movement at the SW Tualatin Road/SW 
Teton Avenue are projected to be accommodated within the existing storage area for the remainder of 
the PM peak hour. At the SW 124th Avenue/SW Tualatin Road intersection, the queues for the 
southbound left-turn movement during the PM peak hour are projected to exceed the available storage 
length for the remainder of the PM peak hour; however, this queue is not worsened by the addition of 
new Lam office trips. At the OR 99W/SW 124th Avenue intersection the queues for the southbound left-
turn lanes are projected to be accommodated within the existing storage area during the remainder of 
the PM peak hour. 
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VII.  WARRANTS 

The 2001 Novellus IMP approval identified that potential improvements may be needed at the SW 
Leveton Drive/SW 108th Avenue intersection and along SW 108th Avenue (left-turn lanes) with future 
development of the site. Therefore, traffic signal and turn-lane warrants were reviewed using 2024 post-
development volumes for the AM and PM peak hours. The analysis summary for signal, left- and right-
turn lane warrants is presented below. The warrant analysis calculations are provided in Appendix K for 
reference.  

Traffic Signal  

The Manual on Uniform Traffic Control Devices (MUTCD), 2009 Edition, provides guidance and standards 
on the evaluation of traffic conditions to determine the need for traffic signalization at unsignalized 
intersections. A screening level comparison of peak traffic volumes with the lowest MUTCD volume 
threshold (100 vehicles per hour for the minor street approach) was performed to determine if a more 
detailed signal warrants analysis should be performed for the SW Leveton Drive/SW 108th Avenue 
intersection.  

The MUTCD Warrant 3, Peak Hour volume thresholds are not met at the SW Leveton Drive/SW 108th 
Avenue intersection with the proposed office building. Therefore, no additional analysis was prepared. 

We also reviewed hourly volumes for the SW Tualatin Road/SW Teton Avenue intersection to determine 
if a signal at this location is appropriate to mitigate the long delay for the northbound left-turn movement. 
The projected 2024 post-development that volumes at this location do not meet the thresholds for 
Warrant 1 (8-Hour Vehicular Volume), Warrant 2 (Four-Hour Vehicular Volume), and Warrant 3 (Peak 
Hour Vehicular Volume). Additionally, the crash analysis did not show excessive crashes at this 
intersection, nor any fatalities or pedestrian/bicyclist crashes within the last five (5) years of crash data. 
Because the SimTraffic analysis showed delays for the northbound left-turn movement are closer to the 
observed delays in the field, we don’t recommend any improvements at this location.   

Turn Lanes 

Turn-lane criteria were reviewed for the proposed driveways on SW 108th Avenue using the left- and 
right-turn lane criteria established by the Texas Transportation Institute (TTI) for unsignalized 
intersections.  

SW 108th Avenue is currently a two-lane roadway with no existing turn lanes into the site. While the 
estimated left-turn volumes at the proposed site accesses are high, the opposing traffic volumes are 
projected to be well below the threshold for either left- or right-turn lanes. Additionally, the delays for 
the turn movements at the site driveways are estimated to be relatively low. Therefore, no turn lanes are 
proposed on SW 108th Avenue or on SW Leveton Drive.  
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VIII.  RECOMMENDATIONS AND MITIGATION 

All study area intersections currently operate within City of Tualatin mobility standards except the SW 
Tualatin Road/SW Teton Avenue intersection. The northbound left-turn movement at this location 
currently has a delay greater than 90 seconds which exceeds the City’s LOS E standard for an unsignalized 
intersection, as reported by Synchro software; however, video observations of existing conditions show 
delays for this movement are closer to 14 seconds. Similarly, the delay reported by SimTraffic for existing 
conditions is approximately 27 seconds. Therefore, we estimate the delay under 2024 post-development 
conditions will be approximately 40 seconds as reported by SimTraffic software, and corresponding with 
an LOS E. 

All other study area intersections are projected to operate at acceptable levels, as reported by Synchro 
software. While queues during the peak 15-minute periods of the morning and afternoon show some 
queuing that exceeds available storage, queues for the remainder of the AM and PM peak hours are 
expected to be accommodated within existing queue storage areas. Therefore, no other improvements 
are recommended at this time.  
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June 30, 2022 

City of Tualatin 
Attention: Tony Doran 
18880 SW Martinazzi Avenue 
Tualatin, OR 97062 

Re: Lam Research New Office Building 
Transportation Impact Analysis Scoping 
Project Number 2220087.00 

Dear Tony: 

Mackenzie has prepared this scoping letter in advance of preparing the required Transportation Impact Analysis (TIA) for 
the proposed new office building for the Lam Research campus in Tualatin, Oregon.  

SITE CONDITIONS 

Existing 

The Lam Research campus is bounded by SW Tualatin Road to the north, SW 108th Avenue to the east, SW Leveton Drive 
to the south, and JAE Oregon to the west. The site currently has three full-movement driveways on SW Leveton Drive, a 
gated access on SW 108th Avenue, and a gated fire access from Quackenbush Lane, opposite SW 115th Avenue. The 
existing building area is currently 553,140 square feet (SF). There are currently approximately 1,270 seated/office staff 
and approximately 975 manufacturing staff working 5 AM to 5 PM and 5 PM to 5 AM. 

Proposed 

An approximately 120,000 SF office building is proposed just north of SW Leveton Drive between the existing Center and 
East Access. Up to 600 office staff are planned to occupy the proposed building, with fewer than 10% working remotely. 
Additional surface parking for up to 500 spaces is proposed south of the existing surface parking and north along SW 108th 
Avenue. The buildout year for the new office building is assumed to be 2024. 

The existing East Access is proposed to be narrowed and limited to trucks serving the new building. With loss of this access 
for employees, two (2) new driveways are proposed on SW 108th Avenue with direct access to the expanded parking area. 
The North Access is proposed to be aligned opposite the north driveway serving Olympic Controls. The South Access is 
proposed approximately 445 feet south of the North Access, between driveways for Ascentec Engineering. 

TRIP GENERATION 

Trip generation estimates were developed with the use of the Institute of Transportation Engineers’ (ITE) Trip Generation 
Manual, 11th Edition. The City requires the reasonable worst case for trip generation be analyzed. Therefore, data for 
ITE’s “General Office Building” (LUC 710) was utilized to estimate trips for the proposed office. 

P 503.224.9560    F 503.228.1285    W MCKNZE.COM    RiverEast Center, 1515 SE Water Avenue, #100, Portland, OR 97214
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Portland, Oregon    Vancouver, Washington    Seattle, Washington



City of Tualatin 
Lam Research New Office Building 
Project Number 2220087.00 
June 30, 2022 
Page 2 

TABLE 1 – PROPOSED TRIP GENERATION 

ITE 
Code 

Land Use Size 
Trip 
Type 

AM Peak Hour PM Peak Hour 
Daily 

In Out Total In Out Total 

710 General Office Building 600 Employees Total 262 36 298 47 230 277 2,002 

TRIP DISTRIBUTION 

Site trip distribution has been modified slightly from the original master plan based on driveway counts from 2018 and 
2022. The following trip distribution is proposed: 

▪ 40% to/from the north on SW 124th Avenue (to access Highway 99W) 
 25% to/from the north on Highway 99W 
 15% to/from the south on Highway 99W 

▪ 5% to/from the east on SW Tualatin Road 
▪ 5% to/from the south on SW 118th Avenue 
▪ 15% to/from the south on SW 124th Avenue 
▪ 35% to/from the south on SW 108th Avenue via SW Herman Road 

STUDY AREA 

The City’s Traffic Study Requirements document requires that all intersections within a 1/4-mile radius of the project site 
be included as part of the study area. The following intersections, including site driveways, are located within a 1/4-mile 
radius: 

▪ SW Leveton Drive/SW 118th Avenue 
▪ SW Leveton Drive/SW 108th Avenue 
▪ SW Tualatin Road/SW 108th Avenue 
▪ SW Leveton Drive/West Access 
▪ SW Leveton Drive/Center Access 
▪ SW Leveton Drive/East Access 
▪ SW 108th Avenue/North Access 
▪ SW 108th Avenue/South Access 

We will include a review of left turns to and from the existing driveway near the proposed South Access on SW 108th 
Avenue. No Washington County intersections are proposed because projected trips are not expected to meet the 
threshold of 10% impact of the roadway’s average daily traffic (ADT). 

TRANSPORTATION IMPACT ANALYSIS  

Based on the City’s traffic study requirements, as well as the required scope for the new Lam Research office building, the 
TIA will review AM and PM peak hour conditions at the study area intersections for the following scenarios: 



City of Tualatin 
Lam Research New Office Building 
Project Number 2220087.00 
June 30, 2022 
Page 3 

▪ 2022 Existing 
▪ 2024 Pre-Development without New Office Building 
▪ 2024 Post-Development with New Office Building 

Existing traffic counts collected on Thursday, June 9, 2022 reflect a portion of Lam office staff telecommuting. While a 
review of historical and existing traffic counts on I-5 just north of the Nyberg Street exit shows that existing traffic in the 
greater Tualatin area may be comparable to pre-COVID traffic, existing counts adjacent to the Lam site are lower due to 
some staff currently telecommuting.  

Lam Research does not currently have a permanent hybrid work plan. Therefore, we propose to growth adjust existing 
traffic counts to match 100% on-site attendance by applying an adjustment factor of 1.92 in the AM peak hour and 1.28 
in the PM peak hour to site trips. These adjustments were based on the actual 2018 and 2022 turning movement volumes 
at the site driveways. The AM peak adjustment is higher than the PM peak adjustment, likely due to office staff entering 
the site later in the day, outside the morning peak between 7 AM and 9 AM, while continuing to exit the site during the 
afternoon peak between 4 PM and 6 PM. These modified site trips will be carried through the adjacent roadway network 
as needed, similar to in-process trips, to estimate traffic volumes without the current remove work scenario. 

The TIA will also include the following analysis components: 

▪ 1% annual background growth per ODOT’s 2040 Future Volumes table for OR 99W south of 124th Avenue. 
▪ Intersection capacity analyses will be conducted at the study area intersections using the Highway Capacity 

Manual (HCM) 6 methodology.  
▪ Crash data will be compiled and evaluated for safety concerns.  
▪ Intersection sight distance evaluations will be based on AASHTO methodology for the proposed site access points.  
▪ Intersection queuing, turn-lane warrants, and signal warrants will also be evaluated where appropriate. 

Please confirm the proposed trip generation, trip distribution, study area, and TIA analysis components are acceptable for 
the required TIA. 

Please contact me at jjones@mcknze.com or 971-346-3741 if you have any questions or comments regarding the 
information presented in this scoping letter. 

Sincerely,  
 
 
 
 
Janet Jones, PE 
Associate | Traffic Engineer 
 
Enclosure(s):  Attachment A   ̶ Site Plan 
   Attachment B   ̶ 2018 Turning Movement Counts 
   Attachment C   ̶ 2022 Turning Movement Counts 
 
c: Mike McCarthy – City of Tualatin 
 Mike Rueter, Suzannah Stanley, Brent Nielsen, Brent Ahrend – Mackenzie  

mailto:jjones@mcknze.com
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Clara Layton

From: Mike McCarthy <mmccarthy@tualatin.gov>

Sent: Tuesday, August 2, 2022 8:52 AM

To: Clara Layton; Tony Doran

Cc: Mike Rueter; Brent Nielsen; Suzannah Stanley; Brent Ahrend; Kim McMillan; Janet T. 

Jones; 'Jennifer Danziger'; Steve Koper; Erin Engman

Subject: RE: Lam Research New Office (PRE2-0017) - TIA Scoping

Hi Clara, 

  

In the Traffic Study area, please also include the intersection of Tualatin Road with Teton Avenue, which is just a bit to 

the east of the project.  We have received concerns from the public about the effect of development traffic on the 

Tualatin/Teton intersection. 

  

Thanks, 

  

Mike McCarthy, P.E. 

Interim City Engineer 

City of Tualatin 

Office: 503-691-3674 

Mobile: 971-666-0000 

  

From: Clara Layton <CLayton@mcknze.com>  

Sent: Thursday, July 28, 2022 1:50 PM 

To: Mike McCarthy <mmccarthy@tualatin.gov>; Tony Doran <TDORAN@tualatin.gov> 

Cc: Mike Rueter <MRueter@mcknze.com>; Brent Nielsen <BNielsen@mcknze.com>; Suzannah Stanley 

<SStanley@mcknze.com>; Brent Ahrend <BAhrend@mcknze.com>; Kim McMillan <kmcmillan@tualatin.gov>; Janet T. 

Jones <JTJ@mcknze.com>; 'Jennifer Danziger' <jennifer@lancastermobley.com>; Steve Koper <skoper@tualatin.gov> 

Subject: RE: Lam Research New Office (PRE2-0017) - TIA Scoping 

  

Mike, 

  

Thanks so much for all of your scoping comments and in-process project information. We were able to obtain all 

relevant traffic studies from Jennifer Danzinger. 

  
Clara Layton | she/her/hers 
D 971.254.9496 E clayton@mcknze.com 
  
Mackenzie Email Disclaimer 

  

From: Mike McCarthy <mmccarthy@tualatin.gov>  

Sent: Wednesday, July 27, 2022 8:34 AM 

To: Mike McCarthy <mmccarthy@tualatin.gov>; Clara Layton <CLayton@mcknze.com>; Tony Doran 

<TDORAN@tualatin.gov> 

Cc: Mike Rueter <MRueter@mcknze.com>; Brent Nielsen <BNielsen@mcknze.com>; Suzannah Stanley 

<SStanley@mcknze.com>; Brent Ahrend <BAhrend@mcknze.com>; Kim McMillan <kmcmillan@tualatin.gov>; Janet T. 

Jones <JTJ@mcknze.com>; 'Jennifer Danziger' <jennifer@lancastermobley.com>; Steve Koper <skoper@tualatin.gov> 

Subject: RE: Lam Research New Office (PRE2-0017) - TIA Scoping 
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Hi Clara, 

  

Please also ask Jennifer about a project on Myslony St called Hedges Creek. 

  

The River Ridge project need not be considered – they would need additional land use approvals before they could build 

something that would generate enough traffic to need to be studied. 

  

Thanks, 

  

Mike McCarthy, P.E. 

Interim City Engineer 

City of Tualatin 

Office: 503-691-3674 

Mobile: 971-666-0000 

  

From: Mike McCarthy  

Sent: Tuesday, July 26, 2022 6:08 PM 

To: 'Clara Layton' <CLayton@mcknze.com>; Tony Doran <TDORAN@tualatin.gov> 

Cc: Mike Rueter <MRueter@mcknze.com>; Brent Nielsen <BNielsen@mcknze.com>; Suzannah Stanley 

<SStanley@mcknze.com>; Brent Ahrend <BAhrend@mcknze.com>; Kim McMillan <kmcmillan@tualatin.gov>; Janet T. 

Jones <JTJ@mcknze.com>; 'Jennifer Danziger' <jennifer@lancastermobley.com>; Steve Koper <skoper@tualatin.gov> 

Subject: RE: Lam Research New Office (PRE2-0017) - TIA Scoping 

  

Hi Clara, 

  

The numbers and intersections below seem reasonable.  

  

The Herman Road project is under construction.  The River Ridge project has not been built yet.  The Columbia Roofing 

project is old enough it need not be considered. 

  

Another in-process development is the Tualatin Logistics Park on the site of the Island Greens driving range/mini golf 

site.  Please contact Jennifer Danziger at Lancaster-Mobley to get the latest numbers for it. 

  

Tony – please chime in if there are other in-process developments that would affect this study area. 

  

Thanks, 

  

  

Mike McCarthy, P.E. 

Interim City Engineer 

City of Tualatin 

Office: 503-691-3674 

Mobile: 971-666-0000 

  

From: Clara Layton <CLayton@mcknze.com>  

Sent: Tuesday, July 26, 2022 4:16 PM 

To: Mike McCarthy <mmccarthy@tualatin.gov>; Tony Doran <TDORAN@tualatin.gov> 

Cc: Mike Rueter <MRueter@mcknze.com>; Brent Nielsen <BNielsen@mcknze.com>; Suzannah Stanley 

<SStanley@mcknze.com>; Brent Ahrend <BAhrend@mcknze.com>; Kim McMillan <kmcmillan@tualatin.gov>; Janet T. 

Jones <JTJ@mcknze.com> 

Subject: RE: Lam Research New Office (PRE2-0017) - TIA Scoping 
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Good afternoon! 

  

We did some digging and found three projects that have been approved in the vicinity of our site. Can you confirm that 

the projects below have not been constructed, and include any additional projects relevant to our study area 

intersections? 

  

AR-20-0002 Herman Road Industrial: https://www.tualatinoregon.gov/planning/ar-20-0002-herman-road-industrial 

AR-18-0005 Columbia Roofing Building Addition: https://www.tualatinoregon.gov/planning/ar18-0005-columbia-

roofing-building-addition 

AR-19-0004 River Ridge Addition: https://www.tualatinoregon.gov/planning/ar-19-0004-river-ridge-addition 

  

Thanks! 

  
Clara Layton | she/her/hers 
D 971.254.9496 E clayton@mcknze.com 
  
Mackenzie Email Disclaimer 

  

From: Clara Layton  

Sent: Friday, July 22, 2022 9:17 AM 

To: Mike McCarthy <mmccarthy@tualatin.gov>; Janet T. Jones <JTJ@mcknze.com>; Tony Doran 

<TDORAN@tualatin.gov> 

Cc: Mike Rueter <MRueter@mcknze.com>; Brent Nielsen <BNielsen@mcknze.com>; Suzannah Stanley 

<SStanley@mcknze.com>; Brent Ahrend <BAhrend@mcknze.com>; Kim McMillan <kmcmillan@tualatin.gov> 

Subject: RE: Lam Research New Office (PRE2-0017) - TIA Scoping 

  

Good morning, Mike! 

  

I’m just following up to see if you’ve had a chance to review the trip generation information and proposed study area we 

provided.  

  

With your comments, can you please include any relevant in-process projects, if any? 

  

Thanks.  

  
Clara Layton | she/her/hers 
D 971.254.9496 E clayton@mcknze.com 
  
Mackenzie Email Disclaimer 

  

From: Clara Layton  

Sent: Tuesday, July 19, 2022 2:07 PM 

To: Mike McCarthy <mmccarthy@tualatin.gov>; Janet T. Jones <JTJ@mcknze.com>; Tony Doran 

<TDORAN@tualatin.gov> 

Cc: Mike Rueter <MRueter@mcknze.com>; Brent Nielsen <BNielsen@mcknze.com>; Suzannah Stanley 

<SStanley@mcknze.com>; Brent Ahrend <BAhrend@mcknze.com>; Kim McMillan <kmcmillan@tualatin.gov> 

Subject: RE: Lam Research New Office (PRE2-0017) - TIA Scoping 

  

Mike, 

  

Good morning! My name’s Clara Layton, I’m helping Janet with the TIA for the new Lam Research office building.  
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Thank you for providing comments on the TIA scoping materials. Attached are figures presenting our current trip 

distribution and traffic assignment assumptions, showing all new trips added to each study intersection. These trips are 

based on ITE Trip Generation data for a General Office Building land use based on the 120-KSF building area, as 

summarized below: 

  

LUC Land Use Size AM Peak Hour PM Peak Hour Daily 

In Out Total In Out Total 

710 General Office Building 120 KSF 172 24 196 33 160 193 1,360 

  

Based on the TIA requirements document you provided, we will be including all of the following intersections in our 

study area, as all (with the exception of Tualatin/108th, which is a key frontage intersection) will have at least 60 trips 

added in one hour: 

  

1. Pacific Highway W (OR-99W)/SW 124th Avenue 

2. SW Tualatin Road/SW 124th Avenue 

3. SW Tualatin Road/SW 108th Avenue 

4. SW 108th Avenue/North Access 

5. SW 108th Avenue/South Access 

6. SW Leveton Drive/SW 124th Avenue 

7. SW Leveton Drive/SW 118th Avenue 

8. SW Leveton Drive/West Access 

9. SW Leveton Drive/Center Access 

10. SW Leveton Drive/East Access 

11. SW Leveton Drive/SW 108th Avenue 

12. SW Herman Road/SW 108th Avenue 

  

To your question, there is no current plan for site traffic to access off of NW Tualatin Road, so we do not plan to analyze 

the driveway opposite NW 115th Avenue. 

  

While we continue to prepare our TIA report, are there any current in-process projects that the City anticipates will add 

trips to our study intersections? 

  

Thanks. 

  
Clara Layton | she/her/hers 
D 971.254.9496 E clayton@mcknze.com 
  
Mackenzie Email Disclaimer 

  

From: Mike McCarthy <mmccarthy@tualatin.gov>  

Sent: Friday, July 15, 2022 3:14 PM 

To: Janet T. Jones <JTJ@mcknze.com>; Tony Doran <TDORAN@tualatin.gov> 

Cc: Mike Rueter <MRueter@mcknze.com>; Brent Nielsen <BNielsen@mcknze.com>; Suzannah Stanley 

<SStanley@mcknze.com>; Brent Ahrend <BAhrend@mcknze.com>; Clara Layton <CLayton@mcknze.com>; Kim 

McMillan <kmcmillan@tualatin.gov> 

Subject: RE: Lam Research New Office (PRE2-0017) - TIA Scoping 

  

Hi Janet, 

  

Thank you for sending in the TIA scoping letter for the new Lam Research office building. 

  

The scoping letter for the LAM project generally looks good.  A few notes/comments: 
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In case you haven’t seen it already, our traffic study requirements have been recently posted on our website at: 

  

Tualatin Traffic Study Requirements | The City of Tualatin Oregon Official Website 

  

We typically use the ITE Trip Generation rates by the size of building, instead of the number of employees. 

  

Our criteria for determining the study area is: 

1. All proposed site access points to the public street system. 

2. All roads and intersections along the frontage of the subject property. 

3. Any road or intersection where the proposed development would be anticipated to generate 

more than 500 additional vehicle trips per day or more than 60 vehicle trips in a single 

hour.  If a two-way-stop-controlled intersection functions acceptably and the proposed 

development would add less than 50 trips per day on the minor leg, it need not be included 

by this criterion. 

4. The route(s) trucks would use from the site to the arterial system must be identified for all 

developments and analyzed for truck travel if used for more than 10 truck trips per day. 

5. Walking and cycling routes to transit stops within ¼ mile, parks and retail areas within ½ mile 

and, for residential developments, schools within 1 mile. 

6. Any other areas where, in staff judgement, traffic study is needed to protect the public 

interest. 

Off-site intersections are typically identified for study based on the number of new trips that would be using them based 

on category 3 above – or as a truck route or walking/cycling route for category 4 or 5.  Please send us your estimation of 

the new trips on the transportation network and let us know which intersections meet the 500/day or 60/hour new trip 

threshold.  It appears this may include 124th/Tualatin Rd, 124th/Leveton, Herman/108th, and perhaps others such 

124th/Hwy 99W. 

  

Is the plan for site traffic to use the driveway off of Tualatin Road opposite 115th Ave?  If so, that location needs to be 

studied.    

  

The methodology to adjust for full onsite attendance and for future growth appear to be acceptable. 

  

Of course, please feel free to call or e-mail me with any questions. 

  

Thanks,  

  

  

Mike McCarthy, P.E. 

Principal Transportation Engineer 

City of Tualatin 

Office: 503-691-3674 

Mobile: 971-666-0000 

  

From: Janet T. Jones <JTJ@mcknze.com>  

Sent: Monday, July 11, 2022 9:04 AM 

To: Tony Doran <TDORAN@tualatin.gov>; Mike McCarthy <mmccarthy@tualatin.gov> 

Cc: Mike Rueter <MRueter@mcknze.com>; Brent Nielsen <BNielsen@mcknze.com>; Suzannah Stanley 
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<SStanley@mcknze.com>; Brent Ahrend <BAhrend@mcknze.com>; Clara Layton <CLayton@mcknze.com> 

Subject: RE: Lam Research New Office (PRE2-0017) - TIA Scoping 

  

Hi Tony, 

  

Has City staff had a chance to review our proposed scope for the TIA? I am happy to hop on a call to discuss this. 

  

  

Thank you, 
  
Janet Jones, PE | she/her/hers 
Associate | Transportation Engineering 
D 971.346.3741 E jjones@mcknze.com  
  

MACKENZIE. 
Mackenzie Email Disclaimer 
  

  

From: Janet T. Jones  

Sent: Friday, July 1, 2022 8:37 AM 

To: Tony Doran <TDORAN@tualatin.gov>; Mike McCarthy <mmccarthy@tualatin.gov> 

Cc: Mike Rueter <MRueter@mcknze.com>; Brent Nielsen <BNielsen@mcknze.com>; Suzannah Stanley 

<SStanley@mcknze.com>; Brent Ahrend <BAhrend@mcknze.com>; Clara Layton <CLayton@mcknze.com> 

Subject: RE: Lam Research New Office (PRE2-0017) - TIA Scoping 

  

Thanks, Tony. We appreciate the confirmation and update. 

  

  

Hope you have a great holiday weekend! 

  
  
Janet Jones, PE | she/her/hers 
Associate | Transportation Engineering 
D 971.346.3741 E jjones@mcknze.com  
  

MACKENZIE. 
Mackenzie Email Disclaimer 
  

  

From: Tony Doran <TDORAN@tualatin.gov>  

Sent: Friday, July 1, 2022 8:26 AM 

To: Janet T. Jones <JTJ@mcknze.com>; Mike McCarthy <mmccarthy@tualatin.gov> 

Cc: Mike Rueter <MRueter@mcknze.com>; Brent Nielsen <BNielsen@mcknze.com>; Suzannah Stanley 

<SStanley@mcknze.com>; Brent Ahrend <BAhrend@mcknze.com>; Clara Layton <CLayton@mcknze.com> 

Subject: RE: Lam Research New Office (PRE2-0017) - TIA Scoping 

  

Janet, 

  

Thank you. The link was received. Staff will likely attend to review of your requests after their 4th of July vacations. 

  

Tony Doran 

Engineering Associate 

(503) 691-3035 

Tualatin City Services 
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10699 SW Herman Road 

City of Tualatin 

  

From: Janet T. Jones <JTJ@mcknze.com>  

Sent: Friday, July 1, 2022 8:22 AM 

To: Tony Doran <TDORAN@tualatin.gov>; Mike McCarthy <mmccarthy@tualatin.gov> 

Cc: Mike Rueter <MRueter@mcknze.com>; Brent Nielsen <BNielsen@mcknze.com>; Suzannah Stanley 

<SStanley@mcknze.com>; Brent Ahrend <BAhrend@mcknze.com>; Clara Layton <CLayton@mcknze.com> 

Subject: RE: Lam Research New Office (PRE2-0017) - TIA Scoping 

  

Hi Tony, 

  

Thank you for the quick reply. I just resent that email with the link. Let me know if you don’t receive it and I’ll just email 

you the PDF as an attachment. 

  

  

Thank you, 
  
Janet Jones, PE | she/her/hers 
Associate | Transportation Engineering 
D 971.346.3741 E jjones@mcknze.com  
  

MACKENZIE. 
Mackenzie Email Disclaimer 
  

  

From: Tony Doran <TDORAN@tualatin.gov>  

Sent: Friday, July 1, 2022 7:19 AM 

To: Janet T. Jones <JTJ@mcknze.com>; Mike McCarthy <mmccarthy@tualatin.gov> 

Cc: Mike Rueter <MRueter@mcknze.com>; Brent Nielsen <BNielsen@mcknze.com>; Suzannah Stanley 

<SStanley@mcknze.com>; Brent Ahrend <BAhrend@mcknze.com>; Clara Layton <CLayton@mcknze.com> 

Subject: RE: Lam Research New Office (PRE2-0017) - TIA Scoping 

  

Janet, 

  

Would you reply and attach the email with the link you stated you sent? 

  

I’ve not received any additional email with a link and Mike is out today so confirmation he’s received one or not is 

unavailable. If you provide your previous email as an attachment, our Information Services team could look into if 

communication is being blocked with our systems. 

  

Tony Doran 

Engineering Associate 

(503) 691-3035 

Tualatin City Services 

10699 SW Herman Road 

City of Tualatin 

  

From: Janet T. Jones <JTJ@mcknze.com>  

Sent: Thursday, June 30, 2022 8:31 PM 

To: Mike McCarthy <mmccarthy@tualatin.gov>; Tony Doran <TDORAN@tualatin.gov> 

Cc: Mike Rueter <MRueter@mcknze.com>; Brent Nielsen <BNielsen@mcknze.com>; Suzannah Stanley 
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<SStanley@mcknze.com>; Brent Ahrend <BAhrend@mcknze.com>; Clara Layton <CLayton@mcknze.com> 

Subject: Lam Research New Office (PRE2-0017) - TIA Scoping 

  

Tony and Mike, 

  

I just provided you with a link to download the TIA scoping letter for Lam’s proposed new office building via a separate 

email. Please let me know if you did not receive the email or were unable to download the document. 

  

We also wanted to confirm the frontage improvements that will be required for SW 108th Avenue. At the pre-app 

meeting you noted that a reverse planter strip design may be an option. I have copied our Civil Engineer, Brent Nielsen, 

who can provide more information once we receive additional survey data next week. 

  

We appreciate your collaboration on this. I will be out of the office next week but Brent Ahrend and Clara Layton (both 

copied) will be available to answer questions as needed. 

  

  

Thank you, 

  
Janet Jones, PE | she/her/hers 
Associate | Transportation Engineering 
D 971.346.3741 E jjones@mcknze.com 

  

MACKENZIE. 
ARCHITECTURE  INTERIORS  STRUCTURAL, CIVIL, AND TRAFFIC ENGINEERING 
LAND USE AND TRANSPORTATION PLANNING  LANDSCAPE ARCHITECTURE 
  
https://mackenzie.inc | Portland, OR | Vancouver, WA | Seattle, WA  
Mackenzie Email Disclaimer 
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AC@< AC@A AC>> AC>A AC>V ACT= ACT@ BC=@

BCG= BCGG BCGU BC@G BC@T BC@< BC@B BCTB

BC<< BC<A UC=> UC=A UC=V UCG= UCG@ UC>@

UCT= UCTG UCTU UC<G UC<T UC<< UC<B VCGB
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??? <CTB <C<> <C<A <C<U AC=G AC=< ACGB AC<A

AC@< AC@A AC>@ AC>< AC>B ACT= ACTT BC=@

BCG= BCGG BCGB BC@= BC@@ BC@< BC@V BCTB

BC<< BC<A UC=@ UC=< UC=B UCG= UCGT UC>@

UCT= UCTG UCTB UC<= UC<@ UC<< UC<V VCGB

WXYW WXY\ WXN] WXN̂ WXN[ WX]N WX]̂ WXWO

WXWW WXW\ WX̂] WX̂^ WX̂[ WX_N X̂Y\ X̂]W

X̂NO X̂]̂ X̂][ X̂]\ X̂W] X̂WZ X̂_̂ _XYO

_XYW _XY\ _XN] _XN̂ _XN[ _X]N _XW\ _X_W
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3 3 $45- $4,, $4%$
$4%$ $415 $4&, #455 #4,#
$4&$ #4,, #4%% #4-, #416
#4%& #415 #4&% +45, +4,6
#4&% +45# +4,6 +4%+ +41$

+4%% +4-# +41# +4&$ 64,1
+4&% 645# 64,# 64%$ 6411
64%% 64-# 641# 64&$ ,54,1
64&% ,545# ,54,# ,54%# ,541&
,54%% ,54-# ,541# ,54&# ,,4,&

,54&% ,,45# ,,4,# ,,4%# ,,41&
,,4%% ,,4-# ,,41# ,,4&# 7287�
,,4&% 7289: 7287: 7282; 728�<
72822 728=: 728�: 728�; 787<
728�2 789: 787: 782; 78�<

7822 78=: 78�: 78�; 287<
78�2 289: 287: 282� 28�:
2822 28=: 28�; =899 =87;
28�2 =89; =87� =8=7 =8��
=822 =8=; =8�� �897 �87�

=8=: =8�= �89� �87< �8=�
=8�2 �89; �87� �8=7 �8��
�89; �82� �8=< �8�; �89<
�82= �8�9 �8�2 �89� �82=
�8=; �8�� �89: �87� �8=;

�8�= �879 �822 �8=� �8�2
�89; �82� �8=: �8�� <89:
�82= �8�9 �8�2 <89� <827
�8�= <89� <829 <8=7 <8�;
<8=2 <8�: <8�: :89: :82�

:822 :8=: :8�: :8�: ;87�
;822 ;8=: ;8�: ;8�: �87=
�827 �8=< �8�< �8�< 79877
7987< 798=7 798�7 798�7 7789:
77872 7782: 778=: 778�: ,%45%

3 3 ,%4,# ,%4%1 3
3 3 ,45- ,4,5 3

��.���(/��)(/�����>��.�8��0?�@����������ABC����������(��?������)���//>

D���8 EFGH 61 IJKHK �� �LHMN��O KHMPH4 K���K �G
�Q &�L R� SFGHT U�MMFK�GT UROFK�GT URMVH�T WRXXT
RGO YM�RONRZ �LHG �MRPHX H[�MHKK �� YRMIJM \
YHM�LR] �LHG K��� R�4 YRMIJM YXPO ̂MRGKF� _HG�HM]
SR̀FaF̀ WNZ R� #1�LT �Q URFG FG ̂FbRMOT �LHG RXX
K���K �� �LHMN��Oc

��.�������������d���������d>.>

�/���������8 �̀LHOJXHK eRZ ̀LRGbH NF�L�J� G��F̀H IZ J� �� �LMHH eFGJ�HK �� MHXFHPH
�PHM̀M�NOFGb �M ROfJK� �� �MRaaF̀ ̀�GOF�F�GKc �HMPF̀H ̀RG RXK� IH RaaH̀�HO IZ ̀�GK�MJ̀�F�GT
R̀ F̀OHG�K RGO NHR�LHM ̀�GOF�F�GKc g�J ̀RG ̀LH̀V a�M RGZ ̀JMMHG� OH��JMK �M KHMPF̀H
OFKMJ��F�GK R� hijklhmniopqrlihs �M ̀RXX &5-t%-+tu!"v w#1--x a�M MHRXt�FeH RMMFPRX FGa�MeR�F�G
aM�e ̂MRGKF�̂MR̀VHMyc zXX IJKHKT Uz{ �MRFGK RGO K�MHH�̀RMK RMH R̀ H̀KKFIXH �� �H��XH NF�L
OFKRIFXF�FHKc

SRbH , | %5%% ̂MFUH� } ̂MFt_�JG�Z UH�M���XF�RG ̂MRGK��M�R�F�G "FK�MF̀� �a ~MHb�G } S�M�XRGOT ~MHb�G vaaH̀�FPH4 �JXZ %1T %5%%
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#:4, #:4# #:#$ ; ; ; ;
$:,, $:,# $:%$ ; ; ; ;
$:4. $:#% $:$4 5:9% 5:,4 5:%- 5:4,
5:9, 5:9$ 5:,5 5:%5 5:42 5:$% 5:$$
5:%% 5:%5 5:42 5:#2 2:99 2:,5 2:,.

5:4% 5:45 5:#- 2:99 2:,# 2:4, 2:4$
5:%5 5:$9 2:9% 2:,$ 2:%. 2:#5 2:#.
5:$. 2:94 2:,$ 2:%- 2:#% -:9, -:9$
2:,4 2:,2 2:%. 2:#% 2:$5 -:,5 -:,.
2:49 2:4# 2:#5 2:$- -:,, -:4, -:4$

2:#$ 2:#. -:9, -:,4 -:%5 -:#5 -:#.
-:,2 -:%, -:44 -:#$ -:$- .:,5 .:,.
-:$9 -:$# .:95 .:,2 .:49 .:#5 .:#.
.:%9 .:%# .:45 .:#2 ,9:99 ,9:,5 ,9:,.
.:$9 .:$# ,9:95 ,9:,2 ,9:49 ,9:#5 ,9:#.

.:## ,9:%# ,9:45 ,9:#2 ,,:99 ,,:,5 ,,:,.
,9:,# ,9:$# ,,:95 ,,:,2 ,,:49 ,,:#5 ,,:#.
,9:#$ ,,:%4 ,,:45 ,,:#2 &�<(( &�<&' &�<&�
,,:,$ ,,:$% &�<(= &�<&> &�<?( &�<�' &�<��
,,:#$ &�<�� &�<?= &�<�> &<(( &<&' &<&�

&�<&= &�<=� &<(= &<&> &<?( &<�' &<��
&�<�' &<�� &<?= &<�> �<(( �<&' �<&�
&<&' &<=� �<(= �<&> �<?( �<�' �<��
&<�' �<�& �<?� �<�' ?<(( ?<&' ?<&�
�<&' �<=( ?<(? ?<&= ?<�� ?<�' ?<��

�<�> ?<&@ ?<?& ?<�? ?<=> �<&= �<&@
?<&@ ?<�> �<(( �<&� �<�' �<�= �<�@
?<�� �<&' �<�� �<�& �<== =<&= =<&@
�<&� �<=@ =<&& =<�? =<?> =<== =<=@
=<�? =<=? '<(' '<&> '<?& '<�' '<��

'<�& '<== ><(> ><&@ ><?& ><�' ><��
><=� ><=@ @<&( @<&� @<?& @<�' @<��
@<== @<=� �<&( �<&� �<?& �<�' �<��
�<=> &(<(& &(<&& &(<�( &(<?& &(<�' &(<��
&&<(> &&<&( &&<�( ; ; ; ;

��1���6���06��7���A��1�<��/B�+����������CDE����������6��B������0�����A

F���< GHIJI �� K�L�MNOP QR�S QJO�JL IJLTJ: NMM I���I UL�V
�WJLX��P �� YNRO Z Q�VVJL[RNM RO \R]NLP̂ �WJO YNRO Z
�[�UUROÎ .._ Z YNRÔ .._ Z 2#�Ŵ GNL̀HL GMTP Z QN�R��M
aXŜ GNL̀HL GMTP \LNOIR� QJO�JL̂ GNL̀HL Z GJL�WN̂ �WJO
�LNTJM Jb�LJII XR�W O� I���I �� �_ GL�NPXNS Z $�Ŵ �_
5�W N� YNLcJ�̂ dJUUJLI�Ô eNVWRMM̂ fNĉ NOP GHLOIRPJg

��1�7�����������h���������hA1A

����7������< �[WJPHMJI VNS [WNO]J XR�W�H� O��R[J ̀S H� �� �WLJJ VROH�JI �� LJMRJTJ
�TJL[L�XPRO] �L NPiHI� �� �LNUUR[ [�OPR�R�OIg �JLTR[J [NO NMI� ̀J NUUJ[�JP ̀S [�OI�LH[�R�Ô
N[[RPJO�I NOP XJN�WJL [�OPR�R�OIg e�H [NO [WJ[c U�L NOS [HLLJO� PJ��HLI �L IJLTR[J
PRILH��R�OI N� jklmnjopkqrstnkju �L [NMM $94v%4-vw!"x y2#44z U�L LJNMv�RVJ NLLRTNM ROU�LVN�R�O
UL�V \LNOIR�\LN[cJL{g |MM ̀HIJÎ Y|} �LNROI NOP I�LJJ�[NLI NLJ N[[JIIR̀MJ �� �J��MJ XR�W
PRIǸRMR�RJIg

KN]J , ~ %9%% \LRYJ� � \LRvQ�HO�S YJ�L���MR�NO \LNOI��L�N�R�O "RI�LR[� �U fLJ]�O � K�L�MNOP̂ fLJ]�O xUUJ[�RTJ: dHMS %#̂ %9%%
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##,)0 1*233 1*214

1*21� 1*253 1*2�4
1*2�� 1233 1214
121� 1253 12�4
12�� *233 *214
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*2�6 *27� 5218
521� 5253 52�4
52�� �233 �214
�21� �253 �2�4
�2�� 7233 7214

721� 7253 72�4
72�� 8233 8214
821� 8253 82�4
82�� 4233 4214
421� 4253 42�4

427* 6235 6216
625� 62�� 627�
�2*1 �253 �2�5
13234 13217 132*6
13275 11231 1121�

11256 112�7 11276
#",#/ #",") 9
#,-. #,#- 9

��'���:;���:;�����<��'�2��&=������������>?@����������:��=���A������;;<

��'���������A���B���������B<'<

�;���������2��CDEFGHEI�JKL�CDKMNE�OP�D�G��M��PCE�QL�G������DREE�JPMG�EI����REHPESE
�SERCR�OFPMN��R�KFTGI������RKUUPC�C�MFP�P�MIV��ERSPCE�CKM�KHI��QE�KUUEC�EF�QL�C�MI�RGC�P�MW
KCCPFEM�I�KMF�OEK�DER�C�MFP�P�MIV�X�G�CKM�CDECY�U�R�KML�CGRREM��FE��GRI��R�IERSPCE
FPIRG��P�MI�K��Z[\]̂ Z_̀[abcd̂[Ze��R�CKHH�+-.f".!fg� h�i/)..j�U�R�REKHf�PJE�KRRPSKH�PMU�RJK�P�M
UR�J�kRKMIP�kRKCYERlV�mHH�QGIEIW�nmo��RKPMI�KMF�I�REE�CKRI�KRE�KCCEIIPQHE�����E��HE�OP�D
FPIKQPHP�PEIV

pKNE�# q�"-""�kRPnE��r�kRPfs�GM�L�nE�R���HP�KM�kRKMI��R�K�P�M� PI�RPC���U�tREN�M�r�p�R�HKMFW�tREN�M hUUEC�PSE,�uGHL�")W�"-""
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��(���9:���9:�����;��(�2��'<������������=>?����������9��<���@������::;

��(���������@���A���������A;(;

�:���������2!�BCDEFGDH!IJK!BCJLMD!NO�C�F�!L��OBD!PK!F !��!�CQDD!IOLF�DH!��!QDGODRD
�RDQBQ�NEOLM!�Q!JESFH�!��!�QJTTOB!B�LEO�O�LHU!�DQROBD!BJL!JGH�!PD!JTTDB�DE!PK!B�LH�QFB�O�LV
JBBOEDL�H!JLE!NDJ�CDQ!B�LEO�O�LHU!W�F!BJL!BCDBX!T�Q!JLK!BFQQDL�!ED��FQH!�Q!HDQROBD
EOHQF �O�LH!J�!YZ[\]Ŷ_Z̀abc]ZYd!�Q!BJGG!%0.e&.)ef"#g!h*$..i!T�Q!QDJGe�OID!JQQORJG!OLT�QIJ�O�L
TQ�I!jQJLHO�jQJBXDQkU!lGG!PFHDHV!mln!�QJOLH!JLE!H�QDD�BJQH!JQD!JBBDHHOPGD!��! D� GD!NO�C
EOHJPOGO�ODHU
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Type of peak hour being reported: Intersection Peak Method for determining peak hour: Total Entering Volume

LOCATION: Western Lam Research Access --  SW Leveton Dr QC JOB #: 15855809
CITY/STATE: Tualatin, OR DATE: Thu, Jun 9 2022

32 124

20 0 12

41 75 49 70

106 0.84 21

181 0 0 118

0 0 0

0 0

Peak-Hour: 7:45 AM -- 8:45 AM
Peak 15-Min: 7:45 AM -- 8:00 AM

31.3 4.8

25 0 41.7

14.6 4 6.1 5.7

1.9 4.8

2.8 0 0 5.9

0 0 0

0 0

2

0 0

2

0 0 0

0 0

0 0

0 0

0 0 0

N/A

N/A N/A

N/A

N/A

N/A N/A

N/A

15-Min Count
Period 

Beginning At

Western Lam Research Access 
(Northbound)

Western Lam Research Access 
(Southbound)

 SW Leveton Dr 
(Eastbound)

 SW Leveton Dr 
(Westbound) Total Hourly

Totals
Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

7:00 AM 0 0 0 0 1 0 6 0 10 19 0 0 0 15 4 0 55
7:15 AM 0 0 0 0 2 0 2 0 17 17 0 0 0 5 2 0 45
7:30 AM 0 0 0 0 3 0 4 0 15 19 0 0 0 3 7 0 51
7:45 AM 0 0 0 0 5 0 4 0 19 32 0 0 0 6 18 0 84 235
8:00 AM 0 0 0 0 0 0 9 0 22 34 0 0 0 3 11 0 79 259
8:15 AM 0 0 0 0 1 0 2 0 23 23 0 0 0 6 8 0 63 277
8:30 AM 0 0 0 0 6 0 5 0 11 17 0 0 0 6 12 0 57 283
8:45 AM 0 0 0 0 4 0 2 0 21 19 0 0 0 4 5 0 55 254

Peak 15-Min
Flowrates

Northbound Southbound Eastbound Westbound
TotalLeft Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

All Vehicles 0 0 0 0 20 0 16 0 76 128 0 0 0 24 72 0 336
Heavy Trucks 0 0 0 8 0 0 8 0 0 0 0 8 24

Buses
Pedestrians 0 4 0 0 4

Bicycles 0 0 0 0 0 0 0 0 0 0 0 0 0
Scooters

Comments:

Report generated on 6/17/2022 10:24 AM SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212

Page 1 of 1



Type of peak hour being reported: Intersection Peak Method for determining peak hour: Total Entering Volume

LOCATION: Central Lam Research Access -- SW Leveton Dr QC JOB #: 15855811
CITY/STATE: Tualatin, OR DATE: Thu, Jun 9 2022

13 42

5 0 8

67 26 16 78

87 0.82 62

113 0 0 95

0 0 0

0 0

Peak-Hour: 7:30 AM -- 8:30 AM
Peak 15-Min: 7:45 AM -- 8:00 AM

0 0

0 0 0

11.9 0 0 10.3

5.7 12.9

4.4 0 0 5.3

0 0 0

0 0

2

0 1

0

0 0 0

0 1

0 1

0 0

0 0 0

N/A

N/A N/A

N/A

N/A

N/A N/A

N/A

15-Min Count
Period 

Beginning At

Central Lam Research Access 
(Northbound)

Central Lam Research Access 
(Southbound)

SW Leveton Dr
(Eastbound)

SW Leveton Dr
(Westbound) Total Hourly

Totals
Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

7:00 AM 0 0 0 0 0 0 7 0 3 14 0 0 0 11 1 0 36
7:15 AM 0 0 0 0 5 0 0 0 5 15 0 0 0 6 7 0 38
7:30 AM 0 0 0 0 1 0 0 0 4 18 0 0 0 13 4 0 40
7:45 AM 0 0 0 0 3 0 1 0 8 26 0 0 0 21 3 0 62 176
8:00 AM 0 0 0 0 2 0 2 0 9 24 0 0 0 14 4 0 55 195
8:15 AM 0 0 0 0 2 0 2 0 5 19 0 0 0 14 5 0 47 204
8:30 AM 0 0 0 0 0 0 5 0 4 17 0 0 0 10 4 0 40 204
8:45 AM 0 0 0 0 1 0 1 0 6 18 0 0 0 9 3 0 38 180

Peak 15-Min
Flowrates

Northbound Southbound Eastbound Westbound
TotalLeft Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

All Vehicles 0 0 0 0 12 0 4 0 32 104 0 0 0 84 12 0 248
Heavy Trucks 0 0 0 0 0 0 0 8 0 0 4 0 12

Buses
Pedestrians 0 4 0 4 8

Bicycles 0 0 0 0 0 0 0 0 0 0 4 0 4
Scooters

Comments:

Report generated on 6/17/2022 10:24 AM SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212

Page 1 of 1



Type of peak hour being reported: Intersection Peak Method for determining peak hour: Total Entering Volume

LOCATION: Eastern Lam Research Access -- SW Leveton Dr QC JOB #: 15855813
CITY/STATE: Tualatin, OR DATE: Thu, Jun 9 2022

5 55

2 0 3

90 20 35 123

64 0.81 88

88 4 0 68

0 0 1

4 1

Peak-Hour: 7:45 AM -- 8:45 AM
Peak 15-Min: 7:45 AM -- 8:00 AM

0 0

0 0 0

6.7 0 0 4.9

10.9 6.8

8 0 0 10.3

0 0 0

0 0

1

0 0

0

0 0 0

0 0

1 2

0 0

0 0 0

N/A

N/A N/A

N/A

N/A

N/A N/A

N/A

15-Min Count
Period 

Beginning At

Eastern Lam Research Access 
(Northbound)

Eastern Lam Research Access 
(Southbound)

SW Leveton Dr
(Eastbound)

SW Leveton Dr
(Westbound) Total Hourly

Totals
Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

7:00 AM 0 0 0 0 3 0 1 0 2 10 1 0 1 12 3 0 33
7:15 AM 0 0 0 0 0 0 1 0 0 20 0 0 0 13 4 0 38
7:30 AM 0 0 0 0 0 0 0 0 2 18 1 0 0 19 4 0 44
7:45 AM 0 0 0 0 1 0 0 0 1 25 2 0 0 31 7 0 67 182
8:00 AM 0 0 0 0 1 0 0 0 7 15 1 0 0 21 8 0 53 202
8:15 AM 0 0 0 0 1 0 1 0 5 15 0 0 0 19 8 0 49 213
8:30 AM 0 0 1 0 0 0 1 0 7 9 1 0 0 17 12 0 48 217
8:45 AM 0 0 0 0 0 0 0 0 5 11 0 0 1 13 10 0 40 190

Peak 15-Min
Flowrates

Northbound Southbound Eastbound Westbound
TotalLeft Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

All Vehicles 0 0 0 0 4 0 0 0 4 100 8 0 0 124 28 0 268
Heavy Trucks 0 0 0 0 0 0 0 8 0 0 4 0 12

Buses
Pedestrians 0 4 0 0 4

Bicycles 0 0 0 0 0 0 0 0 0 0 4 0 4
Scooters

Comments:

Report generated on 6/17/2022 10:24 AM SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212

Page 1 of 1



Type of peak hour being reported: Intersection Peak Method for determining peak hour: Total Entering Volume

LOCATION: SW 108th Ave -- SW Leveton Dr/Southern Ascentec Engineering Access QC JOB #: 15855819
CITY/STATE: Tualatin, OR DATE: Thu, Jun 9 2022

51 23

25 19 7

114 7 1 7

10 0.76 1

59 42 5 33

88 15 16

66 119

Peak-Hour: 7:30 AM -- 8:30 AM
Peak 15-Min: 7:45 AM -- 8:00 AM

11.8 17.4

12 15.8 0

7 14.3 0 28.6

0 0

8.5 9.5 40 6.1

5.7 20 12.5

13.6 8.4

0

0 3

0

0 1 0

0 0

0 0

0 0

2 0 0

N/A

N/A N/A

N/A

N/A

N/A N/A

N/A

15-Min Count
Period 

Beginning At

SW 108th Ave 
(Northbound)

SW 108th Ave 
(Southbound)

SW Leveton Dr/Southern
Ascentec Engineering Access

(Eastbound)

SW Leveton Dr/Southern
Ascentec Engineering Access

(Westbound) Total Hourly
Totals

Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U
7:00 AM 16 6 3 0 1 6 0 0 0 3 9 0 0 0 0 0 44
7:15 AM 17 2 4 0 2 4 1 0 3 2 17 0 0 0 1 0 53
7:30 AM 16 3 4 0 2 8 5 0 0 2 12 0 2 0 0 0 54
7:45 AM 27 2 7 0 5 4 12 0 2 5 14 0 0 0 0 0 78 229
8:00 AM 23 6 5 0 0 0 4 0 1 2 7 0 1 0 1 0 50 235
8:15 AM 22 4 0 0 0 7 4 0 4 1 9 0 2 1 0 0 54 236
8:30 AM 22 1 2 0 0 7 8 0 2 1 7 0 0 0 0 0 50 232
8:45 AM 19 4 0 0 2 3 6 0 3 3 5 0 1 0 0 0 46 200

Peak 15-Min
Flowrates

Northbound Southbound Eastbound Westbound
TotalLeft Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

All Vehicles 108 8 28 0 20 16 48 0 8 20 56 0 0 0 0 0 312
Heavy Trucks 8 4 0 0 0 0 0 0 8 0 0 0 20

Buses
Pedestrians 0 0 0 0 0

Bicycles 4 0 0 0 4 0 0 0 0 0 0 0 8
Scooters

Comments:

Report generated on 6/17/2022 10:24 AM SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212

Page 1 of 1



Type of peak hour being reported: Intersection Peak Method for determining peak hour: Total Entering Volume

LOCATION: Western Lam Research Access --  SW Leveton Dr QC JOB #: 15855810
CITY/STATE: Tualatin, OR DATE: Thu, Jun 9 2022

228 114

152 0 76

255 79 35 138

29 0.91 103

108 0 0 105

0 0 0

0 0

Peak-Hour: 4:45 PM -- 5:45 PM
Peak 15-Min: 5:00 PM -- 5:15 PM

3.5 4.4

4.6 0 1.3

2.7 6.3 0 0

3.4 0

5.6 0 0 1.9

0 0 0

0 0

2

0 0

1

0 0 0

0 0

0 0

0 0

0 0 0

N/A

N/A N/A

N/A

N/A

N/A N/A

N/A

15-Min Count
Period 

Beginning At

Western Lam Research Access 
(Northbound)

Western Lam Research Access 
(Southbound)

 SW Leveton Dr 
(Eastbound)

 SW Leveton Dr 
(Westbound) Total Hourly

Totals
Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

4:00 PM 0 0 0 0 7 0 15 0 7 12 0 0 0 19 0 0 60
4:15 PM 0 0 0 0 4 0 19 0 2 7 0 0 0 18 3 0 53
4:30 PM 0 0 0 0 13 0 13 0 18 2 0 0 0 27 6 0 79
4:45 PM 0 0 0 0 6 0 17 0 38 10 0 0 0 26 13 0 110 302
5:00 PM 0 0 0 0 18 0 31 0 22 7 0 0 0 40 12 0 130 372
5:15 PM 0 0 0 0 23 0 50 0 14 8 0 0 0 22 9 0 126 445
5:30 PM 0 0 0 0 29 0 54 0 5 4 0 0 0 15 1 0 108 474
5:45 PM 0 0 0 0 14 0 26 0 3 6 0 0 0 13 1 0 63 427

Peak 15-Min
Flowrates

Northbound Southbound Eastbound Westbound
TotalLeft Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

All Vehicles 0 0 0 0 72 0 124 0 88 28 0 0 0 160 48 0 520
Heavy Trucks 0 0 0 0 0 8 4 0 0 0 0 0 12

Buses
Pedestrians 0 0 0 0 0

Bicycles 0 0 0 0 0 0 0 0 0 0 0 0 0
Scooters

Comments:

Report generated on 6/17/2022 10:24 AM SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212

Page 1 of 1



Type of peak hour being reported: Intersection Peak Method for determining peak hour: Total Entering Volume

LOCATION: Central Lam Research Access -- SW Leveton Dr QC JOB #: 15855812
CITY/STATE: Tualatin, OR DATE: Thu, Jun 9 2022

56 30

28 0 28

137 10 20 129

97 0.84 109

107 0 0 125

0 0 0

0 0

Peak-Hour: 4:45 PM -- 5:45 PM
Peak 15-Min: 5:00 PM -- 5:15 PM

0 0

0 0 0

0 0 0 0

2.1 0

1.9 0 0 1.6

0 0 0

0 0

5

0 0

2

0 0 0

0 0

2 0

0 0

0 0 0

N/A

N/A N/A

N/A

N/A

N/A N/A

N/A

15-Min Count
Period 

Beginning At

Central Lam Research Access 
(Northbound)

Central Lam Research Access 
(Southbound)

SW Leveton Dr
(Eastbound)

SW Leveton Dr
(Westbound) Total Hourly

Totals
Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

4:00 PM 0 0 0 0 5 0 6 0 2 18 0 0 0 10 3 0 44
4:15 PM 0 0 0 0 7 0 7 0 2 9 0 0 0 14 2 0 41
4:30 PM 0 0 0 0 2 0 5 0 0 15 0 0 0 28 6 0 56
4:45 PM 0 0 0 0 3 0 10 0 3 13 0 0 0 33 7 0 69 210
5:00 PM 0 0 0 0 8 0 11 0 3 22 0 0 0 37 6 0 87 253
5:15 PM 0 0 0 0 11 0 4 0 2 31 0 0 0 25 2 0 75 287
5:30 PM 0 0 0 0 6 0 3 0 2 31 0 0 0 14 5 0 61 292
5:45 PM 0 0 0 0 12 0 3 0 4 17 0 0 0 11 5 0 52 275

Peak 15-Min
Flowrates

Northbound Southbound Eastbound Westbound
TotalLeft Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

All Vehicles 0 0 0 0 32 0 44 0 12 88 0 0 0 148 24 0 348
Heavy Trucks 0 0 0 0 0 0 0 0 0 0 0 0 0

Buses
Pedestrians 0 12 0 0 12

Bicycles 0 0 0 0 0 0 0 8 0 0 0 0 8
Scooters

Comments:

Report generated on 6/17/2022 10:24 AM SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212

Page 1 of 1



Type of peak hour being reported: Intersection Peak Method for determining peak hour: Total Entering Volume

LOCATION: Eastern Lam Research Access -- SW Leveton Dr QC JOB #: 15855814
CITY/STATE: Tualatin, OR DATE: Thu, Jun 9 2022

65 5

27 0 38

138 2 3 110

109 0.82 105

111 0 2 150

6 0 3

2 9

Peak-Hour: 4:30 PM -- 5:30 PM
Peak 15-Min: 5:00 PM -- 5:15 PM

0 0

0 0 0

0.7 0 0 1.8

2.8 1

2.7 0 50 2.7

0 0 33.3

50 11.1

6

0 0

2

0 0 1

0 0

2 0

0 0

0 0 0

N/A

N/A N/A

N/A

N/A

N/A N/A

N/A

15-Min Count
Period 

Beginning At

Eastern Lam Research Access 
(Northbound)

Eastern Lam Research Access 
(Southbound)

SW Leveton Dr
(Eastbound)

SW Leveton Dr
(Westbound) Total Hourly

Totals
Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

4:00 PM 1 0 2 0 0 0 4 0 0 29 0 0 0 8 2 0 46
4:15 PM 1 0 0 0 4 0 2 0 0 16 0 0 1 10 2 0 36
4:30 PM 1 0 0 0 10 0 6 0 0 18 0 0 1 28 1 0 65
4:45 PM 2 0 0 0 8 0 7 0 2 14 0 0 0 29 1 0 63 210
5:00 PM 2 0 0 0 15 0 9 0 0 32 0 0 1 30 1 0 90 254
5:15 PM 1 0 3 0 5 0 5 0 0 45 0 0 0 18 0 0 77 295
5:30 PM 0 0 0 0 3 0 6 0 0 38 0 0 0 13 0 0 60 290
5:45 PM 0 0 0 0 4 0 3 0 0 31 0 0 0 11 0 0 49 276

Peak 15-Min
Flowrates

Northbound Southbound Eastbound Westbound
TotalLeft Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

All Vehicles 8 0 0 0 60 0 36 0 0 128 0 0 4 120 4 0 360
Heavy Trucks 0 0 0 0 0 0 0 0 0 4 0 0 4

Buses
Pedestrians 0 4 0 0 4

Bicycles 0 0 0 0 0 0 0 8 0 0 0 0 8
Scooters

Comments:

Report generated on 6/17/2022 10:24 AM SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212

Page 1 of 1



Type of peak hour being reported: Intersection Peak Method for determining peak hour: Total Entering Volume

LOCATION: SW 108th Ave -- SW Leveton Dr/Southern Ascentec Engineering Access QC JOB #: 15855820
CITY/STATE: Tualatin, OR DATE: Thu, Jun 9 2022

23 43

9 13 1

98 23 9 44

1 0.84 9

151 127 26 7

80 11 5

166 96

Peak-Hour: 4:30 PM -- 5:30 PM
Peak 15-Min: 5:00 PM -- 5:15 PM

0 4.7

0 0 0

2 8.7 0 4.5

0 0

2.6 1.6 7.7 28.6

2.5 0 40

2.4 4.2

0

0 2

0

0 0 0

0 0

0 0

3 0

1 0 0

N/A

N/A N/A

N/A

N/A

N/A N/A

N/A

15-Min Count
Period 

Beginning At

SW 108th Ave 
(Northbound)

SW 108th Ave 
(Southbound)

SW Leveton Dr/Southern
Ascentec Engineering Access

(Eastbound)

SW Leveton Dr/Southern
Ascentec Engineering Access

(Westbound) Total Hourly
Totals

Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U
4:00 PM 7 4 3 0 0 1 0 0 4 1 24 0 8 0 1 0 53
4:15 PM 9 0 1 0 1 6 0 0 4 1 17 0 2 4 1 0 46
4:30 PM 20 6 0 0 1 5 0 0 6 0 22 0 8 4 3 0 75
4:45 PM 24 1 2 0 0 4 2 0 2 1 20 0 4 2 2 0 64 238
5:00 PM 25 2 1 0 0 3 4 0 9 0 37 0 8 1 3 0 93 278
5:15 PM 11 2 2 0 0 1 3 0 6 0 48 0 6 2 1 0 82 314
5:30 PM 6 2 2 0 0 2 0 0 8 1 33 0 1 3 0 0 58 297
5:45 PM 7 4 2 0 0 4 1 0 4 0 29 0 3 0 0 0 54 287

Peak 15-Min
Flowrates

Northbound Southbound Eastbound Westbound
TotalLeft Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

All Vehicles 100 8 4 0 0 12 16 0 36 0 148 0 32 4 12 0 372
Heavy Trucks 4 0 0 0 0 0 0 0 0 4 0 0 8

Buses
Pedestrians 0 0 0 0 0

Bicycles 0 0 0 0 0 0 0 0 8 0 0 0 8
Scooters

Comments:

Report generated on 6/17/2022 10:24 AM SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212
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Type of peak hour being reported: User-Defined Method for determining peak hour: Total Entering Volume

LOCATION: SW Teton Ave -- SW Tualatin Rd QC JOB #: 15442101
CITY/STATE: Tualatin, OR DATE: Tue, May 11 2021

0 0

0 0 0

266 0 0 250

319 0.89 210

433 114 40 360

56 0 41

154 97

Peak-Hour: 7:50 AM -- 8:50 AM
Peak 15-Min: 7:50 AM -- 8:05 AM

0 0

0 0 0

4.5 0 0 4.4

4.7 3.3

4.2 2.6 10 7.2

8.9 0 26.8

4.5 16.5

3

1 0

0

0 0 0

0 0

0 1

0 0

0 0 0

N/A

N/A N/A

N/A

N/A

N/A N/A

N/A

5-Min Count
Period 

Beginning At

SW Teton Ave 
(Northbound)

SW Teton Ave 
(Southbound)

SW Tualatin Rd
(Eastbound)

SW Tualatin Rd
(Westbound) Total Hourly

Totals
Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

6:00 AM 1 0 0 0 0 0 0 0 0 9 5 0 1 6 0 0 22
6:05 AM 1 0 0 0 0 0 0 0 0 14 3 0 0 10 0 0 28
6:10 AM 3 0 1 0 0 0 0 0 0 8 5 0 1 7 0 0 25
6:15 AM 0 0 0 0 0 0 0 0 0 8 4 0 0 10 0 0 22
6:20 AM 1 0 3 0 0 0 0 0 0 9 2 0 1 17 0 0 33
6:25 AM 5 0 1 0 0 0 0 0 0 15 4 0 0 15 0 0 40
6:30 AM 4 0 1 0 0 0 0 0 0 19 5 0 0 11 0 0 40
6:35 AM 1 0 0 0 0 0 0 0 0 20 3 0 3 12 0 0 39
6:40 AM 3 0 0 0 0 0 0 0 0 23 7 0 0 15 0 0 48
6:45 AM 3 0 1 0 0 0 0 0 0 25 10 0 1 17 0 0 57
6:50 AM 0 0 0 0 0 0 0 0 0 20 8 0 0 12 0 0 40
6:55 AM 1 0 1 0 0 0 0 0 0 25 10 0 2 9 0 0 48 442
7:00 AM 3 0 0 0 0 0 0 0 0 20 4 0 3 20 0 0 50 470
7:05 AM 1 0 0 0 0 0 0 0 0 17 3 0 0 9 0 0 30 472
7:10 AM 5 0 1 0 0 0 0 0 0 16 6 0 1 12 0 0 41 488
7:15 AM 2 0 2 0 0 0 0 0 0 23 5 0 5 10 0 0 47 513
7:20 AM 1 0 3 0 0 0 0 0 0 29 8 0 2 7 0 0 50 530
7:25 AM 3 0 1 0 0 0 0 0 0 24 7 0 4 14 0 0 53 543
7:30 AM 1 0 2 0 0 0 0 0 0 28 9 0 1 12 0 0 53 556
7:35 AM 1 0 2 0 0 0 0 0 0 38 10 0 5 13 0 0 69 586
7:40 AM 1 0 1 0 0 0 0 0 0 34 12 0 2 20 0 0 70 608
7:45 AM 4 0 0 0 0 0 0 0 0 30 11 0 2 13 0 0 60 611
7:50 AM 6 0 5 0 0 0 0 0 0 31 21 0 1 26 0 0 90 661
7:55 AM 2 0 5 0 0 0 0 0 0 29 11 0 4 21 0 0 72 685
8:00 AM 3 0 1 0 0 0 0 0 0 23 11 0 4 15 0 0 57 692
8:05 AM 2 0 1 0 0 0 0 0 0 23 6 0 2 13 0 0 47 709
8:10 AM 3 0 4 0 0 0 0 0 0 29 12 0 2 19 0 0 69 737
8:15 AM 5 0 3 0 0 0 0 0 0 35 11 0 2 11 0 0 67 757
8:20 AM 4 0 1 0 0 0 0 0 0 18 7 0 2 14 0 0 46 753
8:25 AM 4 0 1 0 0 0 0 0 0 26 7 0 5 13 0 0 56 756
8:30 AM 4 0 3 0 0 0 0 0 0 29 4 0 3 21 0 0 64 767
8:35 AM 6 0 3 0 0 0 0 0 0 23 5 0 6 21 0 0 64 762
8:40 AM 8 0 9 0 0 0 0 0 0 28 8 0 2 16 0 0 71 763
8:45 AM 9 0 5 0 0 0 0 0 0 25 11 0 7 20 0 0 77 780
8:50 AM 6 0 5 0 0 0 0 0 0 22 4 0 3 15 0 0 55 745
8:55 AM 3 0 3 0 0 0 0 0 0 30 1 0 5 19 0 0 61 734
9:00 AM 7 0 1 0 0 0 0 0 0 18 6 0 5 14 0 0 51 728
9:05 AM 6 0 2 0 0 0 0 0 0 16 1 0 0 17 0 0 42 723
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9:10 AM 6 0 0 0 0 0 0 0 0 25 3 0 1 13 0 0 48 702
9:15 AM 8 0 1 0 0 0 0 0 0 11 2 0 0 19 0 0 41 676
9:20 AM 9 0 1 0 0 0 0 0 0 9 1 0 0 7 0 0 27 657
9:25 AM 3 0 1 0 0 0 0 0 0 16 1 0 1 16 0 0 38 639
9:30 AM 6 0 0 0 0 0 0 0 0 20 3 0 0 13 0 0 42 617
9:35 AM 7 0 0 0 0 0 0 0 0 30 3 0 0 14 0 0 54 607
9:40 AM 2 0 2 0 0 0 0 0 0 20 5 0 2 17 0 0 48 584
9:45 AM 6 0 0 0 0 0 0 0 0 16 2 0 3 18 0 0 45 552
9:50 AM 3 0 0 0 0 0 0 0 0 19 2 0 1 12 0 0 37 534
9:55 AM 5 0 3 0 0 0 0 0 0 14 4 0 2 21 0 0 49 522

10:00 AM 4 0 0 0 0 0 0 0 0 15 1 0 2 19 0 0 41 512
10:05 AM 5 0 1 0 0 0 0 0 0 16 0 0 1 11 0 0 34 504
10:10 AM 5 0 0 0 0 0 0 0 0 16 2 0 1 16 0 0 40 496
10:15 AM 6 0 0 0 0 0 0 0 0 22 4 0 1 27 0 0 60 515
10:20 AM 1 0 1 0 0 0 0 0 0 19 2 0 3 16 0 0 42 530
10:25 AM 6 0 2 0 0 0 0 0 0 19 2 0 1 7 0 0 37 529
10:30 AM 3 0 0 0 0 0 0 0 0 10 2 0 1 17 0 0 33 520
10:35 AM 4 0 3 0 0 0 0 0 0 9 4 0 4 17 0 0 41 507
10:40 AM 4 0 2 0 0 0 0 0 0 25 1 0 3 18 0 0 53 512
10:45 AM 9 0 3 0 0 0 0 0 0 15 5 0 3 21 0 0 56 523
10:50 AM 1 0 2 0 0 0 0 0 0 22 5 0 1 14 0 0 45 531
10:55 AM 5 0 1 0 0 0 0 0 0 13 0 0 2 18 0 0 39 521
11:00 AM 11 0 3 0 0 0 0 0 0 13 0 0 1 18 0 0 46 526
11:05 AM 4 0 2 0 0 0 0 0 0 18 3 0 0 17 0 0 44 536
11:10 AM 6 0 5 0 0 0 0 0 0 20 4 0 3 19 0 0 57 553
11:15 AM 7 0 3 0 0 0 0 0 0 16 5 0 2 18 0 0 51 544
11:20 AM 2 0 0 0 0 0 0 0 0 21 5 0 3 20 0 0 51 553
11:25 AM 3 0 2 0 0 0 0 0 0 19 2 0 2 20 0 0 48 564
11:30 AM 6 0 1 0 0 0 0 0 0 25 3 0 0 15 0 0 50 581
11:35 AM 5 0 2 0 0 0 0 0 0 30 4 0 0 21 0 0 62 602
11:40 AM 2 0 3 0 0 0 0 0 0 21 4 0 2 12 0 0 44 593
11:45 AM 5 0 1 0 0 0 0 0 0 23 2 0 1 21 0 0 53 590
11:50 AM 7 0 1 0 0 0 0 0 0 22 7 0 3 26 0 0 66 611
11:55 AM 4 0 2 0 0 0 0 0 0 20 5 0 1 19 0 0 51 623
12:00 PM 5 0 2 0 0 0 0 0 0 20 6 0 2 19 0 0 54 631
12:05 PM 9 0 3 0 0 0 0 0 0 25 3 0 2 19 0 0 61 648
12:10 PM 5 0 2 0 0 0 0 0 0 20 5 0 1 24 0 0 57 648
12:15 PM 6 0 4 0 0 0 0 0 0 19 5 0 0 23 0 0 57 654
12:20 PM 4 0 2 0 0 0 0 0 0 18 4 0 1 22 0 0 51 654
12:25 PM 7 0 1 0 0 0 0 0 0 21 1 0 3 27 0 0 60 666
12:30 PM 4 0 2 0 0 0 0 0 0 22 6 0 4 22 0 0 60 676
12:35 PM 10 0 1 0 0 0 0 0 0 13 6 0 0 17 0 0 47 661
12:40 PM 6 0 3 0 0 0 0 0 0 22 4 0 1 38 0 0 74 691
12:45 PM 1 0 2 0 0 0 0 0 0 23 2 0 4 29 0 0 61 699
12:50 PM 6 0 2 0 0 0 0 0 0 31 1 0 6 19 0 0 65 698
12:55 PM 2 0 1 0 0 0 0 0 0 22 6 0 1 19 0 0 51 698
1:00 PM 5 0 0 0 0 0 0 0 0 29 5 0 1 18 0 0 58 702
1:05 PM 4 0 2 0 0 0 0 0 0 25 6 0 1 22 0 0 60 701
1:10 PM 3 0 2 0 0 0 0 0 0 17 3 0 1 27 0 0 53 697
1:15 PM 2 0 3 0 0 0 0 0 0 17 3 0 3 18 0 0 46 686
1:20 PM 2 0 3 0 0 0 0 0 0 19 6 0 1 22 0 0 53 688
1:25 PM 2 0 2 0 0 0 0 0 0 18 2 0 1 23 0 0 48 676
1:30 PM 7 0 1 0 0 0 0 0 0 10 1 0 1 27 0 0 47 663
1:35 PM 4 0 1 0 0 0 0 0 0 24 8 0 0 24 0 0 61 677
1:40 PM 4 0 1 0 0 0 0 0 0 22 4 0 2 20 0 0 53 656
1:45 PM 5 0 1 0 0 0 0 0 0 25 3 0 0 36 0 0 70 665
1:50 PM 2 0 0 0 0 0 0 0 0 17 3 0 1 25 0 0 48 648
1:55 PM 5 0 2 0 0 0 0 0 0 23 5 0 0 15 0 0 50 647
2:00 PM 6 0 3 0 0 0 0 0 0 19 0 0 0 27 0 0 55 644
2:05 PM 9 0 0 0 0 0 0 0 0 11 6 0 0 31 0 0 57 641
2:10 PM 12 0 1 0 0 0 0 0 0 20 3 0 0 24 0 0 60 648
2:15 PM 6 0 2 0 0 0 0 0 0 17 3 0 2 33 0 0 63 665
2:20 PM 11 0 0 0 0 0 0 0 0 21 5 0 12 21 0 0 70 682
2:25 PM 6 0 0 0 0 0 0 0 0 24 7 0 4 28 0 0 69 703
2:30 PM 10 0 0 0 0 0 0 0 0 22 5 0 7 31 0 0 75 731
2:35 PM 18 0 4 0 0 0 0 0 0 29 7 0 3 30 0 0 91 761
2:40 PM 9 0 4 0 0 0 0 0 0 21 7 0 1 32 0 0 74 782
2:45 PM 8 0 3 0 0 0 0 0 0 24 4 0 4 26 0 0 69 781
2:50 PM 15 0 1 0 0 0 0 0 0 20 2 0 1 31 0 0 70 803
2:55 PM 9 0 1 0 0 0 0 0 0 21 4 0 2 34 0 0 71 824
3:00 PM 10 0 2 0 0 0 0 0 0 21 8 0 1 27 0 0 69 838
3:05 PM 15 0 2 0 0 0 0 0 0 23 3 0 2 41 0 0 86 867
3:10 PM 14 0 3 0 0 0 0 0 0 27 4 0 1 29 0 0 78 885
3:15 PM 12 0 3 0 0 0 0 0 0 21 1 0 2 32 0 0 71 893
3:20 PM 14 0 5 0 0 0 0 0 0 29 3 0 1 31 0 0 83 906
3:25 PM 8 0 1 0 0 0 0 0 0 32 20 0 1 34 0 0 96 933
3:30 PM 17 0 1 0 0 0 0 0 0 27 11 0 1 39 0 0 96 954
3:35 PM 13 0 2 0 0 0 0 0 0 34 4 0 0 45 0 0 98 961
3:40 PM 14 0 1 0 0 0 0 0 0 27 6 0 1 56 0 0 105 992
3:45 PM 4 0 2 0 0 0 0 0 0 24 7 0 2 29 0 0 68 991
3:50 PM 8 0 0 0 0 0 0 0 0 17 3 0 1 36 0 0 65 986
3:55 PM 11 0 3 0 0 0 0 0 0 23 6 0 2 38 0 0 83 998
4:00 PM 11 0 3 0 0 0 0 0 0 33 4 0 3 35 0 0 89 1018
4:05 PM 17 0 1 0 0 0 0 0 0 24 7 0 4 55 0 0 108 1040
4:10 PM 11 0 0 0 0 0 0 0 0 22 4 0 2 48 0 0 87 1049
4:15 PM 13 0 2 0 0 0 0 0 0 28 7 0 5 48 0 0 103 1081
4:20 PM 16 0 0 0 0 0 0 0 0 25 3 0 2 32 0 0 78 1076
4:25 PM 12 0 2 0 0 0 0 0 0 20 11 0 1 42 0 0 88 1068
4:30 PM 16 0 2 0 0 0 0 0 0 25 4 0 1 43 0 0 91 1063

5-Min Count
Period 

Beginning At

SW Teton Ave 
(Northbound)

SW Teton Ave 
(Southbound)

SW Tualatin Rd
(Eastbound)

SW Tualatin Rd
(Westbound) Total Hourly

Totals
Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U
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4:35 PM 16 0 11 0 0 0 0 0 0 25 8 0 3 47 0 0 110 1075
4:40 PM 22 0 13 0 0 0 0 0 0 24 3 0 2 52 0 0 116 1086
4:45 PM 17 0 9 0 0 0 0 0 0 25 8 0 2 53 0 0 114 1132
4:50 PM 12 0 3 0 0 0 0 0 0 25 8 0 2 31 0 0 81 1148
4:55 PM 10 0 4 0 0 0 0 0 0 22 3 0 1 42 0 0 82 1147
5:00 PM 10 0 3 0 0 0 0 0 0 17 7 0 2 55 0 0 94 1152
5:05 PM 16 0 6 0 0 0 0 0 0 33 2 0 3 58 0 0 118 1162
5:10 PM 8 0 6 0 0 0 0 0 0 28 5 0 4 53 0 0 104 1179
5:15 PM 14 0 3 0 0 0 0 0 0 22 6 0 3 44 0 0 92 1168
5:20 PM 9 0 7 0 0 0 0 0 0 17 5 0 1 36 0 0 75 1165
5:25 PM 6 0 7 0 0 0 0 0 0 23 2 0 1 42 0 0 81 1158
5:30 PM 8 0 3 0 0 0 0 0 0 20 8 0 1 42 0 0 82 1149
5:35 PM 9 0 2 0 0 0 0 0 0 28 5 0 2 39 0 0 85 1124
5:40 PM 12 0 2 0 0 0 0 0 0 20 3 0 1 35 0 0 73 1081
5:45 PM 15 0 1 0 0 0 0 0 0 21 5 0 4 34 0 0 80 1047
5:50 PM 4 0 0 0 0 0 0 0 0 20 1 0 0 33 0 0 58 1024
5:55 PM 6 0 1 0 0 0 0 0 0 25 4 0 3 32 0 0 71 1013
6:00 PM 7 0 2 0 0 0 0 0 0 14 4 0 4 24 0 0 55 974
6:05 PM 10 0 1 0 0 0 0 0 0 17 4 0 0 35 0 0 67 923
6:10 PM 9 0 0 0 0 0 0 0 0 17 2 0 0 30 0 0 58 877
6:15 PM 9 0 5 0 0 0 0 0 0 13 1 0 0 27 0 0 55 840
6:20 PM 3 0 3 0 0 0 0 0 0 16 3 0 1 19 0 0 45 810
6:25 PM 4 0 3 0 0 0 0 0 0 9 4 0 2 20 0 0 42 771
6:30 PM 3 0 3 0 0 0 0 0 0 18 2 0 0 18 0 0 44 733
6:35 PM 9 0 2 0 0 0 0 0 0 12 1 0 4 18 0 0 46 694
6:40 PM 8 0 0 0 0 0 0 0 0 16 3 0 1 22 0 0 50 671
6:45 PM 6 0 1 0 0 0 0 0 0 15 0 0 3 19 0 0 44 635
6:50 PM 4 0 0 0 0 0 0 0 0 15 2 0 0 15 0 0 36 613
6:55 PM 6 0 2 0 0 0 0 0 0 12 3 0 1 14 0 0 38 580
7:00 PM 4 0 0 0 0 0 0 0 0 6 2 0 0 18 0 0 30 555
7:05 PM 3 0 1 0 0 0 0 0 0 10 6 0 1 22 0 0 43 531
7:10 PM 8 0 2 0 0 0 0 0 0 10 0 0 2 18 0 0 40 513
7:15 PM 4 0 0 0 0 0 0 0 0 12 3 0 2 19 0 0 40 498
7:20 PM 4 0 2 0 0 0 0 0 0 8 1 0 0 16 0 0 31 484
7:25 PM 2 0 2 0 0 0 0 0 0 7 2 0 0 22 0 0 35 477
7:30 PM 8 0 1 0 0 0 0 0 0 15 2 0 2 15 0 0 43 476
7:35 PM 7 0 0 0 0 0 0 0 0 11 2 0 0 13 0 0 33 463
7:40 PM 2 0 0 0 0 0 0 0 0 11 0 0 1 17 0 0 31 444
7:45 PM 5 0 2 0 0 0 0 0 0 9 2 0 1 10 0 0 29 429
7:50 PM 6 0 2 0 0 0 0 0 0 10 1 0 2 17 0 0 38 431
7:55 PM 6 0 2 0 0 0 0 0 0 9 0 0 0 16 0 0 33 426
8:00 PM 1 0 2 0 0 0 0 0 0 5 1 0 0 10 0 0 19 415
8:05 PM 3 0 0 0 0 0 0 0 0 7 0 0 1 16 0 0 27 399
8:10 PM 3 0 0 0 0 0 0 0 0 5 2 0 1 17 0 0 28 387
8:15 PM 0 0 2 0 0 0 0 0 0 3 0 0 1 17 0 0 23 370
8:20 PM 2 0 1 0 0 0 0 0 0 2 4 0 0 17 0 0 26 365
8:25 PM 0 0 0 0 0 0 0 0 0 7 1 0 1 16 0 0 25 355
8:30 PM 1 0 0 0 0 0 0 0 0 3 1 0 1 11 0 0 17 329
8:35 PM 2 0 1 0 0 0 0 0 0 2 1 0 0 7 0 0 13 309
8:40 PM 2 0 0 0 0 0 0 0 0 6 1 0 0 14 0 0 23 301
8:45 PM 5 0 0 0 0 0 0 0 0 10 1 0 0 14 0 0 30 302
8:50 PM 1 0 1 0 0 0 0 0 0 7 1 0 0 4 0 0 14 278
8:55 PM 3 0 0 0 0 0 0 0 0 6 1 0 0 9 0 0 19 264
9:00 PM 0 0 1 0 0 0 0 0 0 5 1 0 0 5 0 0 12 257
9:05 PM 0 0 1 0 0 0 0 0 0 6 1 0 1 10 0 0 19 249
9:10 PM 3 0 1 0 0 0 0 0 0 12 2 0 0 9 0 0 27 248
9:15 PM 8 0 1 0 0 0 0 0 0 2 0 0 1 5 0 0 17 242
9:20 PM 3 0 0 0 0 0 0 0 0 3 2 0 1 12 0 0 21 237
9:25 PM 2 0 0 0 0 0 0 0 0 9 1 0 0 6 0 0 18 230
9:30 PM 2 0 0 0 0 0 0 0 0 6 0 0 0 4 0 0 12 225
9:35 PM 6 0 1 0 0 0 0 0 0 3 1 0 0 9 0 0 20 232
9:40 PM 2 0 0 0 0 0 0 0 0 5 0 0 1 6 0 0 14 223
9:45 PM 1 0 0 0 0 0 0 0 0 4 1 0 0 6 0 0 12 205
9:50 PM 2 0 0 0 0 0 0 0 0 3 1 0 0 5 0 0 11 202
9:55 PM 1 0 0 0 0 0 0 0 0 6 1 0 0 9 0 0 17 200

5-Min Count
Period 

Beginning At

SW Teton Ave 
(Northbound)

SW Teton Ave 
(Southbound)

SW Tualatin Rd
(Eastbound)

SW Tualatin Rd
(Westbound) Total Hourly

Totals
Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

Peak 15-Min
Flowrates

Northbound Southbound Eastbound Westbound
TotalLeft Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

All Vehicles 44 0 44 0 0 0 0 0 0 332 172 0 36 248 0 0 876
Heavy Trucks 4 0 4 0 0 0 0 16 8 8 8 0 48

Buses
Pedestrians 0 0 0 0 0

Bicycles 0 0 0 0 0 0 0 0 0 0 0 0 0
Scooters

Comments:

Report generated on 8/8/2022 11:41 AM SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212
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Type of peak hour being reported: User-Defined Method for determining peak hour: Total Entering Volume

LOCATION: SW Teton Ave -- SW Tualatin Rd QC JOB #: 15442101
CITY/STATE: Tualatin, OR DATE: Tue, May 11 2021

0 0

0 0 0

724 0 0 584

297 0.87 556

366 69 28 358

168 0 61

97 229

Peak-Hour: 4:15 PM -- 5:15 PM
Peak 15-Min: 4:35 PM -- 4:50 PM

0 0

0 0 0

1.7 0 0 1.2

1.7 1.3

3.3 10.1 0 1.7

3 0 1.6

7.2 2.6

2

0 0

0

0 0 0

0 0

6 3

0 0

0 0 1

N/A

N/A N/A

N/A

N/A

N/A N/A

N/A

5-Min Count
Period 

Beginning At

SW Teton Ave 
(Northbound)

SW Teton Ave 
(Southbound)

SW Tualatin Rd
(Eastbound)

SW Tualatin Rd
(Westbound) Total Hourly

Totals
Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

6:00 AM 1 0 0 0 0 0 0 0 0 9 5 0 1 6 0 0 22
6:05 AM 1 0 0 0 0 0 0 0 0 14 3 0 0 10 0 0 28
6:10 AM 3 0 1 0 0 0 0 0 0 8 5 0 1 7 0 0 25
6:15 AM 0 0 0 0 0 0 0 0 0 8 4 0 0 10 0 0 22
6:20 AM 1 0 3 0 0 0 0 0 0 9 2 0 1 17 0 0 33
6:25 AM 5 0 1 0 0 0 0 0 0 15 4 0 0 15 0 0 40
6:30 AM 4 0 1 0 0 0 0 0 0 19 5 0 0 11 0 0 40
6:35 AM 1 0 0 0 0 0 0 0 0 20 3 0 3 12 0 0 39
6:40 AM 3 0 0 0 0 0 0 0 0 23 7 0 0 15 0 0 48
6:45 AM 3 0 1 0 0 0 0 0 0 25 10 0 1 17 0 0 57
6:50 AM 0 0 0 0 0 0 0 0 0 20 8 0 0 12 0 0 40
6:55 AM 1 0 1 0 0 0 0 0 0 25 10 0 2 9 0 0 48 442
7:00 AM 3 0 0 0 0 0 0 0 0 20 4 0 3 20 0 0 50 470
7:05 AM 1 0 0 0 0 0 0 0 0 17 3 0 0 9 0 0 30 472
7:10 AM 5 0 1 0 0 0 0 0 0 16 6 0 1 12 0 0 41 488
7:15 AM 2 0 2 0 0 0 0 0 0 23 5 0 5 10 0 0 47 513
7:20 AM 1 0 3 0 0 0 0 0 0 29 8 0 2 7 0 0 50 530
7:25 AM 3 0 1 0 0 0 0 0 0 24 7 0 4 14 0 0 53 543
7:30 AM 1 0 2 0 0 0 0 0 0 28 9 0 1 12 0 0 53 556
7:35 AM 1 0 2 0 0 0 0 0 0 38 10 0 5 13 0 0 69 586
7:40 AM 1 0 1 0 0 0 0 0 0 34 12 0 2 20 0 0 70 608
7:45 AM 4 0 0 0 0 0 0 0 0 30 11 0 2 13 0 0 60 611
7:50 AM 6 0 5 0 0 0 0 0 0 31 21 0 1 26 0 0 90 661
7:55 AM 2 0 5 0 0 0 0 0 0 29 11 0 4 21 0 0 72 685
8:00 AM 3 0 1 0 0 0 0 0 0 23 11 0 4 15 0 0 57 692
8:05 AM 2 0 1 0 0 0 0 0 0 23 6 0 2 13 0 0 47 709
8:10 AM 3 0 4 0 0 0 0 0 0 29 12 0 2 19 0 0 69 737
8:15 AM 5 0 3 0 0 0 0 0 0 35 11 0 2 11 0 0 67 757
8:20 AM 4 0 1 0 0 0 0 0 0 18 7 0 2 14 0 0 46 753
8:25 AM 4 0 1 0 0 0 0 0 0 26 7 0 5 13 0 0 56 756
8:30 AM 4 0 3 0 0 0 0 0 0 29 4 0 3 21 0 0 64 767
8:35 AM 6 0 3 0 0 0 0 0 0 23 5 0 6 21 0 0 64 762
8:40 AM 8 0 9 0 0 0 0 0 0 28 8 0 2 16 0 0 71 763
8:45 AM 9 0 5 0 0 0 0 0 0 25 11 0 7 20 0 0 77 780
8:50 AM 6 0 5 0 0 0 0 0 0 22 4 0 3 15 0 0 55 745
8:55 AM 3 0 3 0 0 0 0 0 0 30 1 0 5 19 0 0 61 734
9:00 AM 7 0 1 0 0 0 0 0 0 18 6 0 5 14 0 0 51 728
9:05 AM 6 0 2 0 0 0 0 0 0 16 1 0 0 17 0 0 42 723
9:10 AM 6 0 0 0 0 0 0 0 0 25 3 0 1 13 0 0 48 702
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9:15 AM 8 0 1 0 0 0 0 0 0 11 2 0 0 19 0 0 41 676
9:20 AM 9 0 1 0 0 0 0 0 0 9 1 0 0 7 0 0 27 657
9:25 AM 3 0 1 0 0 0 0 0 0 16 1 0 1 16 0 0 38 639
9:30 AM 6 0 0 0 0 0 0 0 0 20 3 0 0 13 0 0 42 617
9:35 AM 7 0 0 0 0 0 0 0 0 30 3 0 0 14 0 0 54 607
9:40 AM 2 0 2 0 0 0 0 0 0 20 5 0 2 17 0 0 48 584
9:45 AM 6 0 0 0 0 0 0 0 0 16 2 0 3 18 0 0 45 552
9:50 AM 3 0 0 0 0 0 0 0 0 19 2 0 1 12 0 0 37 534
9:55 AM 5 0 3 0 0 0 0 0 0 14 4 0 2 21 0 0 49 522

10:00 AM 4 0 0 0 0 0 0 0 0 15 1 0 2 19 0 0 41 512
10:05 AM 5 0 1 0 0 0 0 0 0 16 0 0 1 11 0 0 34 504
10:10 AM 5 0 0 0 0 0 0 0 0 16 2 0 1 16 0 0 40 496
10:15 AM 6 0 0 0 0 0 0 0 0 22 4 0 1 27 0 0 60 515
10:20 AM 1 0 1 0 0 0 0 0 0 19 2 0 3 16 0 0 42 530
10:25 AM 6 0 2 0 0 0 0 0 0 19 2 0 1 7 0 0 37 529
10:30 AM 3 0 0 0 0 0 0 0 0 10 2 0 1 17 0 0 33 520
10:35 AM 4 0 3 0 0 0 0 0 0 9 4 0 4 17 0 0 41 507
10:40 AM 4 0 2 0 0 0 0 0 0 25 1 0 3 18 0 0 53 512
10:45 AM 9 0 3 0 0 0 0 0 0 15 5 0 3 21 0 0 56 523
10:50 AM 1 0 2 0 0 0 0 0 0 22 5 0 1 14 0 0 45 531
10:55 AM 5 0 1 0 0 0 0 0 0 13 0 0 2 18 0 0 39 521
11:00 AM 11 0 3 0 0 0 0 0 0 13 0 0 1 18 0 0 46 526
11:05 AM 4 0 2 0 0 0 0 0 0 18 3 0 0 17 0 0 44 536
11:10 AM 6 0 5 0 0 0 0 0 0 20 4 0 3 19 0 0 57 553
11:15 AM 7 0 3 0 0 0 0 0 0 16 5 0 2 18 0 0 51 544
11:20 AM 2 0 0 0 0 0 0 0 0 21 5 0 3 20 0 0 51 553
11:25 AM 3 0 2 0 0 0 0 0 0 19 2 0 2 20 0 0 48 564
11:30 AM 6 0 1 0 0 0 0 0 0 25 3 0 0 15 0 0 50 581
11:35 AM 5 0 2 0 0 0 0 0 0 30 4 0 0 21 0 0 62 602
11:40 AM 2 0 3 0 0 0 0 0 0 21 4 0 2 12 0 0 44 593
11:45 AM 5 0 1 0 0 0 0 0 0 23 2 0 1 21 0 0 53 590
11:50 AM 7 0 1 0 0 0 0 0 0 22 7 0 3 26 0 0 66 611
11:55 AM 4 0 2 0 0 0 0 0 0 20 5 0 1 19 0 0 51 623
12:00 PM 5 0 2 0 0 0 0 0 0 20 6 0 2 19 0 0 54 631
12:05 PM 9 0 3 0 0 0 0 0 0 25 3 0 2 19 0 0 61 648
12:10 PM 5 0 2 0 0 0 0 0 0 20 5 0 1 24 0 0 57 648
12:15 PM 6 0 4 0 0 0 0 0 0 19 5 0 0 23 0 0 57 654
12:20 PM 4 0 2 0 0 0 0 0 0 18 4 0 1 22 0 0 51 654
12:25 PM 7 0 1 0 0 0 0 0 0 21 1 0 3 27 0 0 60 666
12:30 PM 4 0 2 0 0 0 0 0 0 22 6 0 4 22 0 0 60 676
12:35 PM 10 0 1 0 0 0 0 0 0 13 6 0 0 17 0 0 47 661
12:40 PM 6 0 3 0 0 0 0 0 0 22 4 0 1 38 0 0 74 691
12:45 PM 1 0 2 0 0 0 0 0 0 23 2 0 4 29 0 0 61 699
12:50 PM 6 0 2 0 0 0 0 0 0 31 1 0 6 19 0 0 65 698
12:55 PM 2 0 1 0 0 0 0 0 0 22 6 0 1 19 0 0 51 698
1:00 PM 5 0 0 0 0 0 0 0 0 29 5 0 1 18 0 0 58 702
1:05 PM 4 0 2 0 0 0 0 0 0 25 6 0 1 22 0 0 60 701
1:10 PM 3 0 2 0 0 0 0 0 0 17 3 0 1 27 0 0 53 697
1:15 PM 2 0 3 0 0 0 0 0 0 17 3 0 3 18 0 0 46 686
1:20 PM 2 0 3 0 0 0 0 0 0 19 6 0 1 22 0 0 53 688
1:25 PM 2 0 2 0 0 0 0 0 0 18 2 0 1 23 0 0 48 676
1:30 PM 7 0 1 0 0 0 0 0 0 10 1 0 1 27 0 0 47 663
1:35 PM 4 0 1 0 0 0 0 0 0 24 8 0 0 24 0 0 61 677
1:40 PM 4 0 1 0 0 0 0 0 0 22 4 0 2 20 0 0 53 656
1:45 PM 5 0 1 0 0 0 0 0 0 25 3 0 0 36 0 0 70 665
1:50 PM 2 0 0 0 0 0 0 0 0 17 3 0 1 25 0 0 48 648
1:55 PM 5 0 2 0 0 0 0 0 0 23 5 0 0 15 0 0 50 647
2:00 PM 6 0 3 0 0 0 0 0 0 19 0 0 0 27 0 0 55 644
2:05 PM 9 0 0 0 0 0 0 0 0 11 6 0 0 31 0 0 57 641
2:10 PM 12 0 1 0 0 0 0 0 0 20 3 0 0 24 0 0 60 648
2:15 PM 6 0 2 0 0 0 0 0 0 17 3 0 2 33 0 0 63 665
2:20 PM 11 0 0 0 0 0 0 0 0 21 5 0 12 21 0 0 70 682
2:25 PM 6 0 0 0 0 0 0 0 0 24 7 0 4 28 0 0 69 703
2:30 PM 10 0 0 0 0 0 0 0 0 22 5 0 7 31 0 0 75 731
2:35 PM 18 0 4 0 0 0 0 0 0 29 7 0 3 30 0 0 91 761
2:40 PM 9 0 4 0 0 0 0 0 0 21 7 0 1 32 0 0 74 782
2:45 PM 8 0 3 0 0 0 0 0 0 24 4 0 4 26 0 0 69 781
2:50 PM 15 0 1 0 0 0 0 0 0 20 2 0 1 31 0 0 70 803
2:55 PM 9 0 1 0 0 0 0 0 0 21 4 0 2 34 0 0 71 824
3:00 PM 10 0 2 0 0 0 0 0 0 21 8 0 1 27 0 0 69 838
3:05 PM 15 0 2 0 0 0 0 0 0 23 3 0 2 41 0 0 86 867
3:10 PM 14 0 3 0 0 0 0 0 0 27 4 0 1 29 0 0 78 885
3:15 PM 12 0 3 0 0 0 0 0 0 21 1 0 2 32 0 0 71 893
3:20 PM 14 0 5 0 0 0 0 0 0 29 3 0 1 31 0 0 83 906
3:25 PM 8 0 1 0 0 0 0 0 0 32 20 0 1 34 0 0 96 933
3:30 PM 17 0 1 0 0 0 0 0 0 27 11 0 1 39 0 0 96 954
3:35 PM 13 0 2 0 0 0 0 0 0 34 4 0 0 45 0 0 98 961
3:40 PM 14 0 1 0 0 0 0 0 0 27 6 0 1 56 0 0 105 992
3:45 PM 4 0 2 0 0 0 0 0 0 24 7 0 2 29 0 0 68 991
3:50 PM 8 0 0 0 0 0 0 0 0 17 3 0 1 36 0 0 65 986
3:55 PM 11 0 3 0 0 0 0 0 0 23 6 0 2 38 0 0 83 998
4:00 PM 11 0 3 0 0 0 0 0 0 33 4 0 3 35 0 0 89 1018
4:05 PM 17 0 1 0 0 0 0 0 0 24 7 0 4 55 0 0 108 1040
4:10 PM 11 0 0 0 0 0 0 0 0 22 4 0 2 48 0 0 87 1049
4:15 PM 13 0 2 0 0 0 0 0 0 28 7 0 5 48 0 0 103 1081
4:20 PM 16 0 0 0 0 0 0 0 0 25 3 0 2 32 0 0 78 1076
4:25 PM 12 0 2 0 0 0 0 0 0 20 11 0 1 42 0 0 88 1068

5-Min Count
Period 

Beginning At

SW Teton Ave 
(Northbound)

SW Teton Ave 
(Southbound)

SW Tualatin Rd
(Eastbound)

SW Tualatin Rd
(Westbound) Total Hourly

Totals
Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U
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4:30 PM 16 0 2 0 0 0 0 0 0 25 4 0 1 43 0 0 91 1063
4:35 PM 16 0 11 0 0 0 0 0 0 25 8 0 3 47 0 0 110 1075
4:40 PM 22 0 13 0 0 0 0 0 0 24 3 0 2 52 0 0 116 1086
4:45 PM 17 0 9 0 0 0 0 0 0 25 8 0 2 53 0 0 114 1132
4:50 PM 12 0 3 0 0 0 0 0 0 25 8 0 2 31 0 0 81 1148
4:55 PM 10 0 4 0 0 0 0 0 0 22 3 0 1 42 0 0 82 1147
5:00 PM 10 0 3 0 0 0 0 0 0 17 7 0 2 55 0 0 94 1152
5:05 PM 16 0 6 0 0 0 0 0 0 33 2 0 3 58 0 0 118 1162
5:10 PM 8 0 6 0 0 0 0 0 0 28 5 0 4 53 0 0 104 1179
5:15 PM 14 0 3 0 0 0 0 0 0 22 6 0 3 44 0 0 92 1168
5:20 PM 9 0 7 0 0 0 0 0 0 17 5 0 1 36 0 0 75 1165
5:25 PM 6 0 7 0 0 0 0 0 0 23 2 0 1 42 0 0 81 1158
5:30 PM 8 0 3 0 0 0 0 0 0 20 8 0 1 42 0 0 82 1149
5:35 PM 9 0 2 0 0 0 0 0 0 28 5 0 2 39 0 0 85 1124
5:40 PM 12 0 2 0 0 0 0 0 0 20 3 0 1 35 0 0 73 1081
5:45 PM 15 0 1 0 0 0 0 0 0 21 5 0 4 34 0 0 80 1047
5:50 PM 4 0 0 0 0 0 0 0 0 20 1 0 0 33 0 0 58 1024
5:55 PM 6 0 1 0 0 0 0 0 0 25 4 0 3 32 0 0 71 1013
6:00 PM 7 0 2 0 0 0 0 0 0 14 4 0 4 24 0 0 55 974
6:05 PM 10 0 1 0 0 0 0 0 0 17 4 0 0 35 0 0 67 923
6:10 PM 9 0 0 0 0 0 0 0 0 17 2 0 0 30 0 0 58 877
6:15 PM 9 0 5 0 0 0 0 0 0 13 1 0 0 27 0 0 55 840
6:20 PM 3 0 3 0 0 0 0 0 0 16 3 0 1 19 0 0 45 810
6:25 PM 4 0 3 0 0 0 0 0 0 9 4 0 2 20 0 0 42 771
6:30 PM 3 0 3 0 0 0 0 0 0 18 2 0 0 18 0 0 44 733
6:35 PM 9 0 2 0 0 0 0 0 0 12 1 0 4 18 0 0 46 694
6:40 PM 8 0 0 0 0 0 0 0 0 16 3 0 1 22 0 0 50 671
6:45 PM 6 0 1 0 0 0 0 0 0 15 0 0 3 19 0 0 44 635
6:50 PM 4 0 0 0 0 0 0 0 0 15 2 0 0 15 0 0 36 613
6:55 PM 6 0 2 0 0 0 0 0 0 12 3 0 1 14 0 0 38 580
7:00 PM 4 0 0 0 0 0 0 0 0 6 2 0 0 18 0 0 30 555
7:05 PM 3 0 1 0 0 0 0 0 0 10 6 0 1 22 0 0 43 531
7:10 PM 8 0 2 0 0 0 0 0 0 10 0 0 2 18 0 0 40 513
7:15 PM 4 0 0 0 0 0 0 0 0 12 3 0 2 19 0 0 40 498
7:20 PM 4 0 2 0 0 0 0 0 0 8 1 0 0 16 0 0 31 484
7:25 PM 2 0 2 0 0 0 0 0 0 7 2 0 0 22 0 0 35 477
7:30 PM 8 0 1 0 0 0 0 0 0 15 2 0 2 15 0 0 43 476
7:35 PM 7 0 0 0 0 0 0 0 0 11 2 0 0 13 0 0 33 463
7:40 PM 2 0 0 0 0 0 0 0 0 11 0 0 1 17 0 0 31 444
7:45 PM 5 0 2 0 0 0 0 0 0 9 2 0 1 10 0 0 29 429
7:50 PM 6 0 2 0 0 0 0 0 0 10 1 0 2 17 0 0 38 431
7:55 PM 6 0 2 0 0 0 0 0 0 9 0 0 0 16 0 0 33 426
8:00 PM 1 0 2 0 0 0 0 0 0 5 1 0 0 10 0 0 19 415
8:05 PM 3 0 0 0 0 0 0 0 0 7 0 0 1 16 0 0 27 399
8:10 PM 3 0 0 0 0 0 0 0 0 5 2 0 1 17 0 0 28 387
8:15 PM 0 0 2 0 0 0 0 0 0 3 0 0 1 17 0 0 23 370
8:20 PM 2 0 1 0 0 0 0 0 0 2 4 0 0 17 0 0 26 365
8:25 PM 0 0 0 0 0 0 0 0 0 7 1 0 1 16 0 0 25 355
8:30 PM 1 0 0 0 0 0 0 0 0 3 1 0 1 11 0 0 17 329
8:35 PM 2 0 1 0 0 0 0 0 0 2 1 0 0 7 0 0 13 309
8:40 PM 2 0 0 0 0 0 0 0 0 6 1 0 0 14 0 0 23 301
8:45 PM 5 0 0 0 0 0 0 0 0 10 1 0 0 14 0 0 30 302
8:50 PM 1 0 1 0 0 0 0 0 0 7 1 0 0 4 0 0 14 278
8:55 PM 3 0 0 0 0 0 0 0 0 6 1 0 0 9 0 0 19 264
9:00 PM 0 0 1 0 0 0 0 0 0 5 1 0 0 5 0 0 12 257
9:05 PM 0 0 1 0 0 0 0 0 0 6 1 0 1 10 0 0 19 249
9:10 PM 3 0 1 0 0 0 0 0 0 12 2 0 0 9 0 0 27 248
9:15 PM 8 0 1 0 0 0 0 0 0 2 0 0 1 5 0 0 17 242
9:20 PM 3 0 0 0 0 0 0 0 0 3 2 0 1 12 0 0 21 237
9:25 PM 2 0 0 0 0 0 0 0 0 9 1 0 0 6 0 0 18 230
9:30 PM 2 0 0 0 0 0 0 0 0 6 0 0 0 4 0 0 12 225
9:35 PM 6 0 1 0 0 0 0 0 0 3 1 0 0 9 0 0 20 232
9:40 PM 2 0 0 0 0 0 0 0 0 5 0 0 1 6 0 0 14 223
9:45 PM 1 0 0 0 0 0 0 0 0 4 1 0 0 6 0 0 12 205
9:50 PM 2 0 0 0 0 0 0 0 0 3 1 0 0 5 0 0 11 202
9:55 PM 1 0 0 0 0 0 0 0 0 6 1 0 0 9 0 0 17 200

5-Min Count
Period 

Beginning At

SW Teton Ave 
(Northbound)

SW Teton Ave 
(Southbound)

SW Tualatin Rd
(Eastbound)

SW Tualatin Rd
(Westbound) Total Hourly

Totals
Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

Peak 15-Min
Flowrates

Northbound Southbound Eastbound Westbound
TotalLeft Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

All Vehicles 220 0 132 0 0 0 0 0 0 296 76 0 28 608 0 0 1360
Heavy Trucks 12 0 4 0 0 0 0 8 8 0 4 0 36

Buses
Pedestrians 0 0 0 0 0

Bicycles 0 0 0 0 0 0 0 8 0 0 0 0 8
Scooters

Comments:

Report generated on 8/8/2022 11:42 AM SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212
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Total Vehicle Summary

West Driveway & SW Leveton Dr

7:00 AM   to   9:00 AM

15-Minute Interval Summary
7:00 AM   to   9:00 AM

Interval Northbound Southbound Eastbound Westbound Pedestrians
Start West Driveway West Driveway SW Leveton Dr SW Leveton Dr Interval Crosswalk
Time Bikes L R Bikes L T Bikes T R Bikes Total North South East West

7:00 AM 0 4 4 0 15 22 0 4 4 1 53 0 0 0 0
7:15 AM 0 2 3 0 20 31 0 14 19 1 89 0 0 0 0
7:30 AM 0 2 1 0 22 31 0 8 15 0 79 0 0 0 0
7:45 AM 0 0 2 0 34 58 0 7 18 0 119 0 0 0 0
8:00 AM 0 1 0 0 39 54 0 7 22 0 123 1 0 0 0
8:15 AM 0 1 4 0 41 38 0 5 25 0 114 1 0 0 0
8:30 AM 0 2 4 0 40 30 0 5 10 0 91 0 0 0 0
8:45 AM 0 1 0 0 23 18 0 5 16 0 63 0 0 0 0

Total 
Survey

0 13 18 0 234 282 0 55 129 2 731 2 0 0 0

Peak Hour Summary
7:45 AM   to   8:45 AM

Northbound Southbound Eastbound Westbound Pedestrians
West Driveway West Driveway SW Leveton Dr SW Leveton Dr Total Crosswalk

In Out Total Bikes In Out Total Bikes In Out Total Bikes In Out Total Bikes North South East West
Volume 0 0 0 0 14 229 243 0 334 34 368 0 99 184 283 0 447 2 0 0 0

%HV 0.0% 28.6% 1.8% 7.1% 3.8%
PHF 0.00 0.58 0.90 0.83 0.91

Wednesday, June 06, 2018

By 
Approach

Clay Carney
(503) 833-2740
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Peak Hour Summary
7:45 AM   to   8:45 AM

Northbound Southbound Eastbound Westbound
West Driveway West Driveway SW Leveton Dr SW Leveton Dr Total

L R L T T R
Volume 4 10 154 180 24 75 447

%HV NA NA NA 50.0% NA 20.0% 0.0% 3.3% NA NA 25.0% 1.3% 3.8%
PHF 0.50 0.63 0.94 0.78 0.86 0.75 0.91

Rolling Hour Summary
7:00 AM   to   9:00 AM

Interval Northbound Southbound Eastbound Westbound Pedestrians
Start West Driveway West Driveway SW Leveton Dr SW Leveton Dr Interval Crosswalk
Time Bikes L R Bikes L T Bikes T R Bikes Total North South East West

7:00 AM 0 8 10 0 91 142 0 33 56 2 340 0 0 0 0
7:15 AM 0 5 6 0 115 174 0 36 74 1 410 1 0 0 0
7:30 AM 0 4 7 0 136 181 0 27 80 0 435 2 0 0 0
7:45 AM 0 4 10 0 154 180 0 24 75 0 447 2 0 0 0
8:00 AM 0 5 8 0 143 140 0 22 73 0 391 2 0 0 0

0

0.00 0.83

99

0.90

334

0.58

14
7.1%1.8%

By 
Movement

Total TotalTotalTotal

28.6%0.0%



Heavy Vehicle Summary

West Driveway & SW Leveton Dr

7:00 AM   to   9:00 AM

Heavy Vehicle   15-Minute Interval Summary
7:00 AM   to   9:00 AM

Interval Northbound Southbound Eastbound Westbound
Start West Driveway West Driveway SW Leveton Dr SW Leveton Dr Interval
Time Total L R Total L T Total T R Total Total

7:00 AM 0 1 0 1 0 2 2 0 0 0 3
7:15 AM 0 0 0 0 0 2 2 0 0 0 2
7:30 AM 0 0 0 0 0 0 0 0 1 1 1
7:45 AM 0 0 1 1 0 1 1 3 1 4 6
8:00 AM 0 0 0 0 0 2 2 1 0 1 3
8:15 AM 0 1 0 1 0 0 0 1 0 1 2
8:30 AM 0 1 1 2 0 3 3 1 0 1 6
8:45 AM 0 0 0 0 2 1 3 1 0 1 4

Total 
Survey

0 3 2 5 2 11 13 7 2 9 27

Heavy Vehicle   Peak Hour Summary
7:45 AM   to   8:45 AM

Northbound Southbound Eastbound Westbound
West Driveway West Driveway SW Leveton Dr SW Leveton Dr

In Out Total In Out Total In Out Total In Out Total
Volume 0 0 0 4 1 5 6 8 14 7 8 15 17

PHF 0.00 0.33 0.25 0.29 0.35

Wednesday, June 06, 2018

By 
Approach

Total

0

6

1

6

22

00
InOut

14
OutIn

6In 

8Out

Peak Hour Summary
7:45 AM   to   8:45 AM

Clay Carney
(503) 833-2740

Northbound Southbound Eastbound Westbound
West Driveway West Driveway SW Leveton Dr SW Leveton Dr

Total L R Total L T Total T R Total
Volume 0 2 2 4 0 6 6 6 1 7 17

PHF 0.00 0.25 0.50 0.33 0.00 0.30 0.25 0.30 0.13 0.29 0.35

Heavy Vehicle   Rolling Hour Summary
7:00 AM   to   9:00 AM

Interval
Start Interval
Time Total L R Total L T Total T R Total Total

7:00 AM 0 1 1 2 0 5 5 3 2 5 12
7:15 AM 0 0 1 1 0 5 5 4 2 6 12
7:30 AM 0 1 1 2 0 3 3 5 2 7 12
7:45 AM 0 2 2 4 0 6 6 6 1 7 17
8:00 AM 0 2 1 3 2 6 8 4 0 4 15

By 
Movement

Total

West Driveway West Driveway SW Leveton Dr
Northbound Southbound Eastbound

SW Leveton Dr
Westbound
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Peak Hour Summary
7:45 AM   to   8:45 AM

Clay Carney
(503) 833-2740



     Peak Hour Summary

7:45 AM   to   8:45 AM
Wednesday, June 06, 2018
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Count Period: 7:00 AM   to   9:00 AM
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Total Vehicle Summary

Center Driveway & SW Leveton Dr

7:00 AM   to   9:00 AM

15-Minute Interval Summary
7:00 AM   to   9:00 AM

Interval Northbound Southbound Eastbound Westbound Pedestrians
Start Center Driveway Center Driveway SW Leveton Dr SW Leveton Dr Interval Crosswalk
Time Bikes L R Bikes L T Bikes T R Bikes Total North South East West

7:00 AM 0 2 1 0 5 19 0 9 8 1 44 2 0 0 0
7:15 AM 0 0 4 0 3 25 0 27 11 1 70 1 0 0 0
7:30 AM 0 0 1 0 7 31 0 22 8 0 69 0 0 0 0
7:45 AM 0 1 1 0 6 37 0 25 5 0 75 0 0 0 0
8:00 AM 0 0 2 0 7 54 0 27 9 0 99 2 0 0 0
8:15 AM 0 1 0 0 10 33 1 30 8 0 82 1 0 0 0
8:30 AM 0 0 1 0 5 27 2 15 7 0 55 0 0 0 0
8:45 AM 0 2 1 0 4 18 0 24 11 0 60 3 0 0 0

Total 
Survey

0 6 11 0 47 244 3 179 67 2 554 9 0 0 0

Peak Hour Summary
7:30 AM   to   8:30 AM

Northbound Southbound Eastbound Westbound Pedestrians
Center Driveway Center Driveway SW Leveton Dr SW Leveton Dr Total Crosswalk

In Out Total Bikes In Out Total Bikes In Out Total Bikes In Out Total Bikes North South East West
Volume 0 0 0 0 6 60 66 0 185 108 293 1 134 157 291 0 325 3 0 0 0

%HV 0.0% 16.7% 2.7% 3.7% 3.4%
PHF 0.00 0.75 0.76 0.88 0.82

Wednesday, June 06, 2018

By 
Approach

Clay Carney
(503) 833-2740
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Peak Hour Summary
7:30 AM   to   8:30 AM

Northbound Southbound Eastbound Westbound
Center Driveway Center Driveway SW Leveton Dr SW Leveton Dr Total

L R L T T R
Volume 2 4 30 155 104 30 325

%HV NA NA NA 0.0% NA 25.0% 0.0% 3.2% NA NA 4.8% 0.0% 3.4%
PHF 0.50 0.50 0.75 0.72 0.87 0.83 0.82

Rolling Hour Summary
7:00 AM   to   9:00 AM

Interval Northbound Southbound Eastbound Westbound Pedestrians
Start Center Driveway Center Driveway SW Leveton Dr SW Leveton Dr Interval Crosswalk
Time Bikes L R Bikes L T Bikes T R Bikes Total North South East West

7:00 AM 0 3 7 0 21 112 0 83 32 2 258 3 0 0 0
7:15 AM 0 1 8 0 23 147 0 101 33 1 313 3 0 0 0
7:30 AM 0 2 4 0 30 155 1 104 30 0 325 3 0 0 0
7:45 AM 0 2 4 0 28 151 3 97 29 0 311 3 0 0 0
8:00 AM 0 3 4 0 26 132 3 96 35 0 296 6 0 0 0

0
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6
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By 
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Total TotalTotalTotal
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Heavy Vehicle Summary

Center Driveway & SW Leveton Dr

7:00 AM   to   9:00 AM

Heavy Vehicle   15-Minute Interval Summary
7:00 AM   to   9:00 AM

Interval Northbound Southbound Eastbound Westbound
Start Center Driveway Center Driveway SW Leveton Dr SW Leveton Dr Interval
Time Total L R Total L T Total T R Total Total

7:00 AM 0 0 0 0 0 3 3 0 0 0 3
7:15 AM 0 0 0 0 0 1 1 0 1 1 2
7:30 AM 0 0 0 0 0 1 1 1 0 1 2
7:45 AM 0 0 0 0 0 1 1 3 0 3 4
8:00 AM 0 0 1 1 0 2 2 0 0 0 3
8:15 AM 0 0 0 0 0 1 1 1 0 1 2
8:30 AM 0 0 0 0 1 3 4 1 0 1 5
8:45 AM 0 0 0 0 0 1 1 1 0 1 2

Total 
Survey

0 0 1 1 1 13 14 7 1 8 23

Heavy Vehicle   Peak Hour Summary
7:30 AM   to   8:30 AM

Northbound Southbound Eastbound Westbound
Center Driveway Center Driveway SW Leveton Dr SW Leveton Dr

In Out Total In Out Total In Out Total In Out Total
Volume 0 0 0 1 0 1 5 6 11 5 5 10 11

PHF 0.00 0.25 0.18 0.25 0.28

Wednesday, June 06, 2018

By 
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Peak Hour Summary
7:30 AM   to   8:30 AM

Clay Carney
(503) 833-2740

Northbound Southbound Eastbound Westbound
Center Driveway Center Driveway SW Leveton Dr SW Leveton Dr

Total L R Total L T Total T R Total
Volume 0 0 1 1 0 5 5 5 0 5 11

PHF 0.00 0.00 0.25 0.25 0.00 0.21 0.18 0.31 0.00 0.25 0.28

Heavy Vehicle   Rolling Hour Summary
7:00 AM   to   9:00 AM

Interval
Start Interval
Time Total L R Total L T Total T R Total Total

7:00 AM 0 0 0 0 0 6 6 4 1 5 11
7:15 AM 0 0 1 1 0 5 5 4 1 5 11
7:30 AM 0 0 1 1 0 5 5 5 0 5 11
7:45 AM 0 0 1 1 1 7 8 5 0 5 14
8:00 AM 0 0 1 1 1 7 8 3 0 3 12

By 
Movement

Total
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SW Leveton Dr
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Peak Hour Summary
7:30 AM   to   8:30 AM

Clay Carney
(503) 833-2740
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Total Vehicle Summary

East Access & SW Leveton Dr

7:00 AM   to   9:00 AM

15-Minute Interval Summary
7:00 AM   to   9:00 AM

Interval Northbound Southbound Eastbound Westbound Pedestrians
Start East Access East Access SW Leveton Dr SW Leveton Dr Interval Crosswalk
Time L T R Bikes L T R Bikes L T R Bikes L T R Bikes Total North South East West

7:00 AM 0 0 0 0 2 0 0 0 3 20 0 0 1 21 3 0 50 2 1 1 0
7:15 AM 0 0 0 0 3 0 1 0 3 19 0 0 1 44 11 0 82 1 0 4 0
7:30 AM 0 0 0 0 1 0 0 0 2 24 0 0 0 42 16 0 85 2 0 1 0
7:45 AM 0 0 0 0 3 0 0 0 7 36 0 1 0 46 13 0 105 1 0 0 0
8:00 AM 0 0 0 0 0 0 2 0 16 26 1 2 2 38 27 1 112 2 0 2 0
8:15 AM 0 0 0 0 0 0 0 0 21 16 0 3 0 41 31 0 109 1 0 4 0
8:30 AM 0 0 0 0 0 0 3 0 15 11 0 2 0 27 14 0 70 3 2 1 1
8:45 AM 0 0 0 0 0 0 0 0 11 7 0 0 0 28 28 1 74 9 3 5 0

Total 
Survey

0 0 0 0 9 0 6 0 78 159 1 8 4 287 143 2 687 21 6 18 1

Peak Hour Summary
7:30 AM   to   8:30 AM

Northbound Southbound Eastbound Westbound Pedestrians
East Access East Access SW Leveton Dr SW Leveton Dr Total Crosswalk

In Out Total Bikes In Out Total Bikes In Out Total Bikes In Out Total Bikes North South East West
Volume 0 3 3 0 6 133 139 0 149 169 318 6 256 106 362 1 411 6 0 7 0

%HV 0.0% 0.0% 4.0% 3.1% 3.4%
PHF 0.00 0.50 0.87 0.89 0.92

Thursday, June 07, 2018

By 
Approach

Clay Carney
(503) 833-2740
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Peak Hour Summary
7:30 AM   to   8:30 AM

Northbound Southbound Eastbound Westbound
East Access East Access SW Leveton Dr SW Leveton Dr Total

L T R L T R L T R L T R
Volume 0 0 0 4 0 2 46 102 1 2 167 87 411

%HV 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 4.9% ##### 0.0% 4.2% 1.1% 3.4%
PHF 0.00 0.00 0.00 0.33 0.00 0.25 0.55 0.71 0.25 0.25 0.91 0.70 0.92

Rolling Hour Summary
7:00 AM   to   9:00 AM

Interval Northbound Southbound Eastbound Westbound Pedestrians
Start East Access East Access SW Leveton Dr SW Leveton Dr Interval Crosswalk
Time L T R Bikes L T R Bikes L T R Bikes L T R Bikes Total North South East West

7:00 AM 0 0 0 0 9 0 1 0 15 99 0 1 2 153 43 0 322 6 1 6 0
7:15 AM 0 0 0 0 7 0 3 0 28 105 1 3 3 170 67 1 384 6 0 7 0
7:30 AM 0 0 0 0 4 0 2 0 46 102 1 6 2 167 87 1 411 6 0 7 0
7:45 AM 0 0 0 0 3 0 5 0 59 89 1 8 2 152 85 1 396 7 2 7 1
8:00 AM 0 0 0 0 0 0 5 0 63 60 1 7 2 134 100 2 365 15 5 12 1

0

0.00 0.89

256

0.87

149

0.50

6
3.1%4.0%

By 
Movement

Total TotalTotalTotal

0.0%0.0%



Heavy Vehicle Summary

East Access & SW Leveton Dr

7:00 AM   to   9:00 AM

Heavy Vehicle   15-Minute Interval Summary
7:00 AM   to   9:00 AM

Interval Northbound Southbound Eastbound Westbound
Start East Access East Access SW Leveton Dr SW Leveton Dr Interval
Time L T R Total L T R Total L T R Total L T R Total Total

7:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 1 0 1 1
7:15 AM 0 0 0 0 0 0 0 0 0 1 0 1 0 0 0 0 1
7:30 AM 0 0 0 0 0 0 0 0 0 1 0 1 0 0 1 1 2
7:45 AM 0 0 0 0 0 0 0 0 0 1 0 1 0 1 0 1 2
8:00 AM 0 0 0 0 0 0 0 0 0 2 1 3 0 5 0 5 8
8:15 AM 0 0 0 0 0 0 0 0 0 1 0 1 0 1 0 1 2
8:30 AM 0 0 0 0 0 0 0 0 0 1 0 1 0 0 0 0 1
8:45 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Total 
Survey

0 0 0 0 0 0 0 0 0 7 1 8 0 8 1 9 17

Heavy Vehicle   Peak Hour Summary
7:30 AM   to   8:30 AM

Northbound Southbound Eastbound Westbound
East Access East Access SW Leveton Dr SW Leveton Dr

In Out Total In Out Total In Out Total In Out Total
Volume 0 1 1 0 1 1 6 7 13 8 5 13 14

PHF 0.00 0.00 0.30 0.29 0.29

Thursday, June 07, 2018

By 
Approach

Total

0
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1

1

7
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00

0 00

0

01
InOut
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OutIn

6In 

7Out

Peak Hour Summary
7:30 AM   to   8:30 AM

Clay Carney
(503) 833-2740

Northbound Southbound Eastbound Westbound
East Access East Access SW Leveton Dr SW Leveton Dr

L T R Total L T R Total L T R Total L T R Total
Volume 0 0 0 0 0 0 0 0 0 5 1 6 0 7 1 8 14

PHF 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.31 0.25 0.30 0.00 0.25 0.25 0.29 0.29

Heavy Vehicle   Rolling Hour Summary
7:00 AM   to   9:00 AM

Interval
Start Interval
Time L T R Total L T R Total L T R Total L T R Total Total

7:00 AM 0 0 0 0 0 0 0 0 0 3 0 3 0 2 1 3 6
7:15 AM 0 0 0 0 0 0 0 0 0 5 1 6 0 6 1 7 13
7:30 AM 0 0 0 0 0 0 0 0 0 5 1 6 0 7 1 8 14
7:45 AM 0 0 0 0 0 0 0 0 0 5 1 6 0 7 0 7 13
8:00 AM 0 0 0 0 0 0 0 0 0 4 1 5 0 6 0 6 11

By 
Movement

Total

East Access East Access SW Leveton Dr
Northbound Southbound Eastbound

SW Leveton Dr
Westbound

0
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1

7
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00

0 00
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01
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Peak Hour Summary
7:30 AM   to   8:30 AM

Clay Carney
(503) 833-2740



     Peak Hour Summary

7:30 AM   to   8:30 AM
Thursday, June 07, 2018

  

  

 6 133  

  

 2 0 4  

 � � �  

          

                      

  � 87

0 169    167 256 0

  � 2

  

  

SW Leveton Dr

0 0

East Access & SW Leveton Dr

E
as

t 
A

cc
es

s

1Bikes

0
Bikes

6Peds

P
ed

s
0

Clay Carney
(503) 833-2740

P
ed

s
7

  

46 �   

0 149 102 �   106 0

1 �   

                      

          

 � � �  

 0 0 0  

  

 3 0  

  

  

Count Period: 7:00 AM   to   9:00 AM
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Total Vehicle Summary

SW 108th Ave & SW Leveton Dr

7:00 AM   to   9:00 AM

15-Minute Interval Summary
7:00 AM   to   9:00 AM

Interval Northbound Southbound Eastbound Westbound Pedestrians
Start SW 108th Ave SW 108th Ave SW Leveton Dr SW Leveton Dr Interval Crosswalk
Time L T Bikes T R Bikes L R Bikes Bikes Total North South East West

7:00 AM 21 9 1 3 5 0 6 12 0 0 56 0 0 0 0
7:15 AM 34 4 0 5 11 1 3 16 0 0 73 1 0 0 0
7:30 AM 33 8 0 1 8 0 3 19 0 0 72 0 0 0 0
7:45 AM 40 11 0 3 21 0 3 18 0 0 96 0 0 0 0
8:00 AM 54 10 0 2 15 0 7 10 0 0 98 0 0 0 0
8:15 AM 49 6 0 5 25 2 2 16 1 0 103 0 0 0 0
8:30 AM 27 6 0 5 11 0 3 9 1 0 61 0 0 0 0
8:45 AM 53 6 0 3 16 0 3 10 0 0 91 0 0 0 0

Total 
Survey

311 60 1 27 112 3 30 110 2 0 650 1 0 0 0

Peak Hour Summary
7:30 AM   to   8:30 AM

Northbound Southbound Eastbound Westbound Pedestrians
SW 108th Ave SW 108th Ave SW Leveton Dr SW Leveton Dr Total Crosswalk

In Out Total Bikes In Out Total Bikes In Out Total Bikes In Out Total Bikes North South East West
Volume 211 74 285 0 80 50 130 2 78 245 323 1 0 0 0 0 369 0 0 0 0

%HV 4.7% 5.0% 5.1% 0.0% 4.9%
PHF 0.82 0.67 0.89 0.00 0.90

Wednesday, June 06, 2018

By 
Approach

Clay Carney
(503) 833-2740
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Peak Hour Summary
7:30 AM   to   8:30 AM

Northbound Southbound Eastbound Westbound
SW 108th Ave SW 108th Ave SW Leveton Dr SW Leveton Dr Total

L T T R L R
Volume 176 35 11 69 15 63 369

%HV 3.4% 11.4% NA NA 27.3% 1.4% 13.3% NA 3.2% NA NA NA 4.9%
PHF 0.81 0.80 0.55 0.69 0.54 0.83 0.90

Rolling Hour Summary
7:00 AM   to   9:00 AM

Interval Northbound Southbound Eastbound Westbound Pedestrians
Start SW 108th Ave SW 108th Ave SW Leveton Dr SW Leveton Dr Interval Crosswalk
Time L T Bikes T R Bikes L R Bikes Bikes Total North South East West

7:00 AM 128 32 1 12 45 1 15 65 0 0 297 1 0 0 0
7:15 AM 161 33 0 11 55 1 16 63 0 0 339 1 0 0 0
7:30 AM 176 35 0 11 69 2 15 63 1 0 369 0 0 0 0
7:45 AM 170 33 0 15 72 2 15 53 2 0 358 0 0 0 0
8:00 AM 183 28 0 15 67 2 15 45 2 0 353 0 0 0 0

211

0.82 0.00

0

0.89

78

0.67

80
0.0%5.1%

By 
Movement

Total TotalTotalTotal

5.0%4.7%



Heavy Vehicle Summary

SW 108th Ave & SW Leveton Dr

7:00 AM   to   9:00 AM

Heavy Vehicle   15-Minute Interval Summary
7:00 AM   to   9:00 AM

Interval Northbound Southbound Eastbound Westbound
Start SW 108th Ave SW 108th Ave SW Leveton Dr SW Leveton Dr Interval
Time L T Total T R Total L R Total Total Total

7:00 AM 0 0 0 2 0 2 1 3 4 0 6
7:15 AM 2 0 2 1 0 1 0 1 1 0 4
7:30 AM 1 0 1 0 0 0 1 0 1 0 2
7:45 AM 4 1 5 2 1 3 0 1 1 0 9
8:00 AM 0 1 1 0 0 0 1 0 1 0 2
8:15 AM 1 2 3 1 0 1 0 1 1 0 5
8:30 AM 0 0 0 1 0 1 0 2 2 0 3
8:45 AM 2 0 2 2 0 2 1 2 3 0 7

Total 
Survey

10 4 14 9 1 10 4 10 14 0 38

Heavy Vehicle   Peak Hour Summary
7:30 AM   to   8:30 AM

Northbound Southbound Eastbound Westbound
SW 108th Ave SW 108th Ave SW Leveton Dr SW Leveton Dr

In Out Total In Out Total In Out Total In Out Total
Volume 10 5 15 4 6 10 4 7 11 0 0 0 18

PHF 0.28 0.25 0.17 0.00 0.28

Wednesday, June 06, 2018

By 
Approach

Total

2
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Peak Hour Summary
7:30 AM   to   8:30 AM

Clay Carney
(503) 833-2740

Northbound Southbound Eastbound Westbound
SW 108th Ave SW 108th Ave SW Leveton Dr SW Leveton Dr

L T Total T R Total L R Total Total
Volume 6 4 10 3 1 4 2 2 4 0 18

PHF 0.21 0.25 0.28 0.19 0.25 0.25 0.25 0.10 0.17 0.00 0.28

Heavy Vehicle   Rolling Hour Summary
7:00 AM   to   9:00 AM

Interval
Start Interval
Time L T Total T R Total L R Total Total Total

7:00 AM 7 1 8 5 1 6 2 5 7 0 21
7:15 AM 7 2 9 3 1 4 2 2 4 0 17
7:30 AM 6 4 10 3 1 4 2 2 4 0 18
7:45 AM 5 4 9 4 1 5 1 4 5 0 19
8:00 AM 3 3 6 4 0 4 2 5 7 0 17

By 
Movement

Total

SW 108th Ave SW 108th Ave SW Leveton Dr
Northbound Southbound Eastbound

SW Leveton Dr
Westbound
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Peak Hour Summary
7:30 AM   to   8:30 AM

Clay Carney
(503) 833-2740



     Peak Hour Summary

7:30 AM   to   8:30 AM
Wednesday, June 06, 2018
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Total Vehicle Summary

West Driveway & SW Leveton Dr

4:00 PM   to   6:00 PM

15-Minute Interval Summary
4:00 PM   to   6:00 PM

Interval Northbound Southbound Eastbound Westbound Pedestrians
Start West Driveway West Driveway SW Leveton Dr SW Leveton Dr Interval Crosswalk
Time Bikes L R Bikes L T Bikes T R Bikes Total North South East West

4:00 PM 0 11 15 0 5 13 0 30 0 0 74 0 0 0 0
4:15 PM 0 8 25 0 9 13 0 24 10 0 89 1 0 0 0
4:30 PM 0 12 31 0 23 15 0 23 10 0 114 1 0 0 0
4:45 PM 0 9 21 1 26 15 0 21 23 0 115 1 0 0 0
5:00 PM 0 23 37 0 22 13 0 56 13 1 164 0 0 0 0
5:15 PM 0 33 61 0 3 9 0 48 3 0 157 1 0 0 0
5:30 PM 0 25 48 0 7 13 0 28 9 0 130 1 0 0 0
5:45 PM 0 16 35 0 2 11 0 15 1 0 80 0 0 0 0

Total 
Survey

0 137 273 1 97 102 0 245 69 1 923 5 0 0 0

Peak Hour Summary
4:45 PM   to   5:45 PM

Northbound Southbound Eastbound Westbound Pedestrians
West Driveway West Driveway SW Leveton Dr SW Leveton Dr Total Crosswalk

In Out Total Bikes In Out Total Bikes In Out Total Bikes In Out Total Bikes North South East West
Volume 0 0 0 0 257 106 363 1 108 320 428 0 201 140 341 1 566 3 0 0 0

%HV 0.0% 0.8% 2.8% 0.5% 1.1%
PHF 0.00 0.68 0.66 0.73 0.86

Tuesday, June 05, 2018

By 
Approach

Clay Carney
(503) 833-2740
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Peak Hour Summary
4:45 PM   to   5:45 PM

Northbound Southbound Eastbound Westbound
West Driveway West Driveway SW Leveton Dr SW Leveton Dr Total

L R L T T R
Volume 90 167 58 50 153 48 566

%HV NA NA NA 1.1% NA 0.6% 1.7% 4.0% NA NA 0.0% 2.1% 1.1%
PHF 0.68 0.68 0.56 0.83 0.68 0.52 0.86

Rolling Hour Summary
4:00 PM   to   6:00 PM

Interval Northbound Southbound Eastbound Westbound Pedestrians
Start West Driveway West Driveway SW Leveton Dr SW Leveton Dr Interval Crosswalk
Time Bikes L R Bikes L T Bikes T R Bikes Total North South East West

4:00 PM 0 40 92 1 63 56 0 98 43 0 392 3 0 0 0
4:15 PM 0 52 114 1 80 56 0 124 56 1 482 3 0 0 0
4:30 PM 0 77 150 1 74 52 0 148 49 1 550 3 0 0 0
4:45 PM 0 90 167 1 58 50 0 153 48 1 566 3 0 0 0
5:00 PM 0 97 181 0 34 46 0 147 26 1 531 2 0 0 0

0
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By 
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Total TotalTotalTotal
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Heavy Vehicle Summary

West Driveway & SW Leveton Dr

4:00 PM   to   6:00 PM

Heavy Vehicle   15-Minute Interval Summary
4:00 PM   to   6:00 PM

Interval Northbound Southbound Eastbound Westbound
Start West Driveway West Driveway SW Leveton Dr SW Leveton Dr Interval
Time Total L R Total L T Total T R Total Total

4:00 PM 0 0 1 1 0 0 0 2 0 2 3
4:15 PM 0 0 0 0 0 1 1 2 0 2 3
4:30 PM 0 1 0 1 0 0 0 1 0 1 2
4:45 PM 0 0 0 0 0 1 1 0 1 1 2
5:00 PM 0 1 1 2 0 0 0 0 0 0 2
5:15 PM 0 0 0 0 0 1 1 0 0 0 1
5:30 PM 0 0 0 0 1 0 1 0 0 0 1
5:45 PM 0 0 0 0 1 0 1 0 0 0 1

Total 
Survey

0 2 2 4 2 3 5 5 1 6 15

Heavy Vehicle   Peak Hour Summary
4:45 PM   to   5:45 PM

Northbound Southbound Eastbound Westbound
West Driveway West Driveway SW Leveton Dr SW Leveton Dr

In Out Total In Out Total In Out Total In Out Total
Volume 0 0 0 2 2 4 3 1 4 1 3 4 6

PHF 0.00 0.17 0.25 0.05 0.19

Tuesday, June 05, 2018

By 
Approach

Total

1
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Peak Hour Summary
4:45 PM   to   5:45 PM

Clay Carney
(503) 833-2740

Northbound Southbound Eastbound Westbound
West Driveway West Driveway SW Leveton Dr SW Leveton Dr

Total L R Total L T Total T R Total
Volume 0 1 1 2 1 2 3 0 1 1 6

PHF 0.00 0.13 0.25 0.17 0.13 0.25 0.25 0.00 0.25 0.05 0.19

Heavy Vehicle   Rolling Hour Summary
4:00 PM   to   6:00 PM

Interval
Start Interval
Time Total L R Total L T Total T R Total Total

4:00 PM 0 1 1 2 0 2 2 5 1 6 10
4:15 PM 0 2 1 3 0 2 2 3 1 4 9
4:30 PM 0 2 1 3 0 2 2 1 1 2 7
4:45 PM 0 1 1 2 1 2 3 0 1 1 6
5:00 PM 0 1 1 2 2 1 3 0 0 0 5

By 
Movement

Total
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Peak Hour Summary
4:45 PM   to   5:45 PM

Clay Carney
(503) 833-2740



     Peak Hour Summary

4:45 PM   to   5:45 PM
Tuesday, June 05, 2018
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Total Vehicle Summary

Center Driveway & SW Leveton Dr

4:00 PM   to   6:00 PM

15-Minute Interval Summary
4:00 PM   to   6:00 PM

Interval Northbound Southbound Eastbound Westbound Pedestrians
Start Center Driveway Center Driveway SW Leveton Dr SW Leveton Dr Interval Crosswalk
Time Bikes L R Bikes L T Bikes T R Bikes Total North South East West

4:00 PM 0 12 5 0 2 22 0 26 3 1 70 5 0 0 0
4:15 PM 0 4 5 0 3 22 1 28 4 0 66 2 0 1 0
4:30 PM 0 10 2 0 5 23 0 29 9 0 78 1 0 1 0
4:45 PM 0 7 1 0 8 15 0 36 9 0 76 4 0 0 0
5:00 PM 0 15 8 0 2 32 0 59 7 0 123 1 0 0 0
5:15 PM 0 14 9 0 2 44 0 40 2 0 111 0 0 0 0
5:30 PM 0 10 5 0 9 29 0 35 6 0 94 0 0 0 0
5:45 PM 0 11 5 0 8 23 0 20 5 0 72 4 0 0 0

Total 
Survey

0 83 40 0 39 210 1 273 45 1 690 17 0 2 0

Peak Hour Summary
4:45 PM   to   5:45 PM

Northbound Southbound Eastbound Westbound Pedestrians
Center Driveway Center Driveway SW Leveton Dr SW Leveton Dr Total Crosswalk

In Out Total Bikes In Out Total Bikes In Out Total Bikes In Out Total Bikes North South East West
Volume 0 0 0 0 69 45 114 0 141 193 334 0 194 166 360 0 404 5 0 0 0

%HV 0.0% 0.0% 2.1% 0.0% 0.7%
PHF 0.00 0.75 0.77 0.73 0.82

Tuesday, June 05, 2018

By 
Approach

Clay Carney
(503) 833-2740
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Peak Hour Summary
4:45 PM   to   5:45 PM

Northbound Southbound Eastbound Westbound
Center Driveway Center Driveway SW Leveton Dr SW Leveton Dr Total

L R L T T R
Volume 46 23 21 120 170 24 404

%HV NA NA NA 0.0% NA 0.0% 0.0% 2.5% NA NA 0.0% 0.0% 0.7%
PHF 0.77 0.64 0.58 0.68 0.72 0.67 0.82

Rolling Hour Summary
4:00 PM   to   6:00 PM

Interval Northbound Southbound Eastbound Westbound Pedestrians
Start Center Driveway Center Driveway SW Leveton Dr SW Leveton Dr Interval Crosswalk
Time Bikes L R Bikes L T Bikes T R Bikes Total North South East West

4:00 PM 0 33 13 0 18 82 1 119 25 1 290 12 0 2 0
4:15 PM 0 36 16 0 18 92 1 152 29 0 343 8 0 2 0
4:30 PM 0 46 20 0 17 114 0 164 27 0 388 6 0 1 0
4:45 PM 0 46 23 0 21 120 0 170 24 0 404 5 0 0 0
5:00 PM 0 50 27 0 21 128 0 154 20 0 400 5 0 0 0

0
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0.0%2.1%

By 
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Total TotalTotalTotal
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Heavy Vehicle Summary

Center Driveway & SW Leveton Dr

4:00 PM   to   6:00 PM

Heavy Vehicle   15-Minute Interval Summary
4:00 PM   to   6:00 PM

Interval Northbound Southbound Eastbound Westbound
Start Center Driveway Center Driveway SW Leveton Dr SW Leveton Dr Interval
Time Total L R Total L T Total T R Total Total

4:00 PM 0 1 0 1 0 0 0 2 1 3 4
4:15 PM 0 0 0 0 0 1 1 2 0 2 3
4:30 PM 0 0 0 0 0 1 1 1 0 1 2
4:45 PM 0 0 0 0 0 1 1 0 0 0 1
5:00 PM 0 0 0 0 0 1 1 0 0 0 1
5:15 PM 0 0 0 0 0 1 1 0 0 0 1
5:30 PM 0 0 0 0 0 0 0 0 0 0 0
5:45 PM 0 0 0 0 0 0 0 0 0 0 0

Total 
Survey

0 1 0 1 0 5 5 5 1 6 12

Heavy Vehicle   Peak Hour Summary
4:45 PM   to   5:45 PM

Northbound Southbound Eastbound Westbound
Center Driveway Center Driveway SW Leveton Dr SW Leveton Dr

In Out Total In Out Total In Out Total In Out Total
Volume 0 0 0 0 0 0 3 0 3 0 3 3 3

PHF 0.00 0.00 0.25 0.00 0.08

Tuesday, June 05, 2018

By 
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Total
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Peak Hour Summary
4:45 PM   to   5:45 PM

Clay Carney
(503) 833-2740

Northbound Southbound Eastbound Westbound
Center Driveway Center Driveway SW Leveton Dr SW Leveton Dr

Total L R Total L T Total T R Total
Volume 0 0 0 0 0 3 3 0 0 0 3

PHF 0.00 0.00 0.00 0.00 0.00 0.25 0.25 0.00 0.00 0.00 0.08

Heavy Vehicle   Rolling Hour Summary
4:00 PM   to   6:00 PM

Interval
Start Interval
Time Total L R Total L T Total T R Total Total

4:00 PM 0 1 0 1 0 3 3 5 1 6 10
4:15 PM 0 0 0 0 0 4 4 3 0 3 7
4:30 PM 0 0 0 0 0 4 4 1 0 1 5
4:45 PM 0 0 0 0 0 3 3 0 0 0 3
5:00 PM 0 0 0 0 0 2 2 0 0 0 2

By 
Movement

Total
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Peak Hour Summary
4:45 PM   to   5:45 PM

Clay Carney
(503) 833-2740



     Peak Hour Summary
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Count Period: 4:00 PM   to   6:00 PM
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Total Vehicle Summary

East Access & SW Leveton Dr

4:00 PM   to   6:00 PM

15-Minute Interval Summary
4:00 PM   to   6:00 PM

Interval Northbound Southbound Eastbound Westbound Pedestrians
Start East Access East Access SW Leveton Dr SW Leveton Dr Interval Crosswalk
Time L T R Bikes L T R Bikes L T R Bikes L T R Bikes Total North South East West

4:00 PM 0 0 1 0 7 0 3 0 1 33 0 0 0 20 4 0 69 2 1 1 0
4:15 PM 0 0 0 0 6 0 6 0 0 28 0 0 1 28 1 0 70 0 2 2 0
4:30 PM 0 0 1 0 5 0 13 0 1 41 0 0 0 48 7 0 116 3 0 2 0
4:45 PM 0 0 0 0 15 0 11 0 1 30 0 0 0 47 4 0 108 2 0 1 0
5:00 PM 0 0 0 0 25 0 17 0 0 52 0 0 0 32 2 0 128 4 1 2 1
5:15 PM 0 1 0 0 20 0 13 0 0 68 0 1 1 14 2 0 119 0 0 1 0
5:30 PM 0 0 0 0 13 0 6 1 0 60 0 0 0 12 1 0 92 1 1 3 0
5:45 PM 0 0 0 0 13 0 12 0 2 30 0 0 0 23 2 0 82 2 2 1 0

Total 
Survey

0 1 2 0 104 0 81 1 5 342 0 1 2 224 23 0 784 14 7 13 1

Peak Hour Summary
4:30 PM   to   5:30 PM

Northbound Southbound Eastbound Westbound Pedestrians
East Access East Access SW Leveton Dr SW Leveton Dr Total Crosswalk

In Out Total Bikes In Out Total Bikes In Out Total Bikes In Out Total Bikes North South East West
Volume 2 1 3 0 119 18 137 0 193 195 388 1 157 257 414 0 471 9 1 6 1

%HV 0.0% 0.0% 2.6% 3.8% 2.3%
PHF 0.50 0.71 0.71 0.71 0.92

Wednesday, June 06, 2018

By 
Approach

Clay Carney
(503) 833-2740
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Peak Hour Summary
4:30 PM   to   5:30 PM

Northbound Southbound Eastbound Westbound
East Access East Access SW Leveton Dr SW Leveton Dr Total

L T R L T R L T R L T R
Volume 0 1 1 65 0 54 2 191 0 1 141 15 471

%HV 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 2.6% 0.0% 0.0% 4.3% 0.0% 2.3%
PHF 0.00 0.25 0.25 0.65 0.00 0.79 0.50 0.70 0.00 0.25 0.73 0.54 0.92

Rolling Hour Summary
4:00 PM   to   6:00 PM

Interval Northbound Southbound Eastbound Westbound Pedestrians
Start East Access East Access SW Leveton Dr SW Leveton Dr Interval Crosswalk
Time L T R Bikes L T R Bikes L T R Bikes L T R Bikes Total North South East West

4:00 PM 0 0 2 0 33 0 33 0 3 132 0 0 1 143 16 0 363 7 3 6 0
4:15 PM 0 0 1 0 51 0 47 0 2 151 0 0 1 155 14 0 422 9 3 7 1
4:30 PM 0 1 1 0 65 0 54 0 2 191 0 1 1 141 15 0 471 9 1 6 1
4:45 PM 0 1 0 0 73 0 47 1 1 210 0 1 1 105 9 0 447 7 2 7 1
5:00 PM 0 1 0 0 71 0 48 1 2 210 0 1 1 81 7 0 421 7 4 7 1

2

0.50 0.71

157

0.71

193

0.71

119
3.8%2.6%

By 
Movement

Total TotalTotalTotal

0.0%0.0%



Heavy Vehicle Summary

East Access & SW Leveton Dr

4:00 PM   to   6:00 PM

Heavy Vehicle   15-Minute Interval Summary
4:00 PM   to   6:00 PM

Interval Northbound Southbound Eastbound Westbound
Start East Access East Access SW Leveton Dr SW Leveton Dr Interval
Time L T R Total L T R Total L T R Total L T R Total Total

4:00 PM 0 0 0 0 0 0 0 0 0 1 0 1 0 2 0 2 3
4:15 PM 0 0 0 0 0 0 0 0 0 1 0 1 0 1 0 1 2
4:30 PM 0 0 0 0 0 0 0 0 0 0 0 0 0 2 0 2 2
4:45 PM 0 0 0 0 0 0 0 0 0 2 0 2 0 2 0 2 4
5:00 PM 0 0 0 0 0 0 0 0 0 2 0 2 0 1 0 1 3
5:15 PM 0 0 0 0 0 0 0 0 0 1 0 1 0 1 0 1 2
5:30 PM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
5:45 PM 0 0 0 0 0 0 0 0 0 4 0 4 0 0 0 0 4

Total 
Survey

0 0 0 0 0 0 0 0 0 11 0 11 0 9 0 9 20

Heavy Vehicle   Peak Hour Summary
4:30 PM   to   5:30 PM

Northbound Southbound Eastbound Westbound
East Access East Access SW Leveton Dr SW Leveton Dr

In Out Total In Out Total In Out Total In Out Total
Volume 0 0 0 0 0 0 5 6 11 6 5 11 11

PHF 0.00 0.00 0.25 0.30 0.31

Wednesday, June 06, 2018

By 
Approach

Total
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Peak Hour Summary
4:30 PM   to   5:30 PM

Clay Carney
(503) 833-2740

Northbound Southbound Eastbound Westbound
East Access East Access SW Leveton Dr SW Leveton Dr

L T R Total L T R Total L T R Total L T R Total
Volume 0 0 0 0 0 0 0 0 0 5 0 5 0 6 0 6 11

PHF 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.25 0.00 0.25 0.00 0.30 0.00 0.30 0.31

Heavy Vehicle   Rolling Hour Summary
4:00 PM   to   6:00 PM

Interval
Start Interval
Time L T R Total L T R Total L T R Total L T R Total Total

4:00 PM 0 0 0 0 0 0 0 0 0 4 0 4 0 7 0 7 11
4:15 PM 0 0 0 0 0 0 0 0 0 5 0 5 0 6 0 6 11
4:30 PM 0 0 0 0 0 0 0 0 0 5 0 5 0 6 0 6 11
4:45 PM 0 0 0 0 0 0 0 0 0 5 0 5 0 4 0 4 9
5:00 PM 0 0 0 0 0 0 0 0 0 7 0 7 0 2 0 2 9

By 
Movement

Total

East Access East Access SW Leveton Dr
Northbound Southbound Eastbound

SW Leveton Dr
Westbound

0
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6
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00

0 00
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00
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00
OutIn
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Peak Hour Summary
4:30 PM   to   5:30 PM

Clay Carney
(503) 833-2740



     Peak Hour Summary

4:30 PM   to   5:30 PM
Wednesday, June 06, 2018
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Total Vehicle Summary

SW 108th Ave & SW Leveton Dr

4:00 PM   to   6:00 PM

15-Minute Interval Summary
4:00 PM   to   6:00 PM

Interval Northbound Southbound Eastbound Westbound Pedestrians
Start SW 108th Ave SW 108th Ave SW Leveton Dr SW Leveton Dr Interval Crosswalk
Time L T Bikes T R Bikes L R Bikes Bikes Total North South East West

4:00 PM 15 6 0 6 4 1 5 40 0 0 76 0 0 0 0
4:15 PM 19 8 0 8 1 0 6 27 1 0 69 0 0 0 1
4:30 PM 28 5 0 7 4 0 12 34 0 0 90 0 0 0 0
4:45 PM 31 4 0 15 5 0 10 23 0 0 88 0 0 0 0
5:00 PM 30 11 0 11 7 0 11 51 1 0 121 1 0 0 1
5:15 PM 14 6 0 7 3 0 20 60 0 0 110 0 0 0 0
5:30 PM 21 3 0 8 9 1 14 48 0 0 103 0 0 0 0
5:45 PM 16 3 0 10 5 1 9 50 0 0 93 0 0 0 1

Total 
Survey

174 46 0 72 38 3 87 333 2 0 750 1 0 0 3

Peak Hour Summary
5:00 PM   to   6:00 PM

Northbound Southbound Eastbound Westbound Pedestrians
SW 108th Ave SW 108th Ave SW Leveton Dr SW Leveton Dr Total Crosswalk

In Out Total Bikes In Out Total Bikes In Out Total Bikes In Out Total Bikes North South East West
Volume 104 245 349 0 60 77 137 2 263 105 368 1 0 0 0 0 427 1 0 0 2

%HV 0.0% 0.0% 0.8% 0.0% 0.5%
PHF 0.63 0.83 0.82 0.00 0.88

Tuesday, June 05, 2018

By 
Approach

Clay Carney
(503) 833-2740
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Peak Hour Summary
5:00 PM   to   6:00 PM

Northbound Southbound Eastbound Westbound
SW 108th Ave SW 108th Ave SW Leveton Dr SW Leveton Dr Total

L T T R L R
Volume 81 23 36 24 54 209 427

%HV 0.0% 0.0% NA NA 0.0% 0.0% 1.9% NA 0.5% NA NA NA 0.5%
PHF 0.68 0.52 0.82 0.67 0.68 0.87 0.88

Rolling Hour Summary
4:00 PM   to   6:00 PM

Interval Northbound Southbound Eastbound Westbound Pedestrians
Start SW 108th Ave SW 108th Ave SW Leveton Dr SW Leveton Dr Interval Crosswalk
Time L T Bikes T R Bikes L R Bikes Bikes Total North South East West

4:00 PM 93 23 0 36 14 1 33 124 1 0 323 0 0 0 1
4:15 PM 108 28 0 41 17 0 39 135 2 0 368 1 0 0 2
4:30 PM 103 26 0 40 19 0 53 168 1 0 409 1 0 0 1
4:45 PM 96 24 0 41 24 1 55 182 1 0 422 1 0 0 1
5:00 PM 81 23 0 36 24 2 54 209 1 0 427 1 0 0 2

104

0.63 0.00

0
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263
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60
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Total TotalTotalTotal
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Heavy Vehicle Summary

SW 108th Ave & SW Leveton Dr

4:00 PM   to   6:00 PM

Heavy Vehicle   15-Minute Interval Summary
4:00 PM   to   6:00 PM

Interval Northbound Southbound Eastbound Westbound
Start SW 108th Ave SW 108th Ave SW Leveton Dr SW Leveton Dr Interval
Time L T Total T R Total L R Total Total Total

4:00 PM 2 0 2 0 1 1 1 0 1 0 4
4:15 PM 2 0 2 1 0 1 1 0 1 0 4
4:30 PM 1 0 1 0 0 0 0 1 1 0 2
4:45 PM 1 0 1 0 0 0 1 0 1 0 2
5:00 PM 0 0 0 0 0 0 0 1 1 0 1
5:15 PM 0 0 0 0 0 0 1 0 1 0 1
5:30 PM 0 0 0 0 0 0 0 0 0 0 0
5:45 PM 0 0 0 0 0 0 0 0 0 0 0

Total 
Survey

6 0 6 1 1 2 4 2 6 0 14

Heavy Vehicle   Peak Hour Summary
5:00 PM   to   6:00 PM

Northbound Southbound Eastbound Westbound
SW 108th Ave SW 108th Ave SW Leveton Dr SW Leveton Dr

In Out Total In Out Total In Out Total In Out Total
Volume 0 1 1 0 1 1 2 0 2 0 0 0 2

PHF 0.00 0.00 0.17 0.00 0.05

Tuesday, June 05, 2018

By 
Approach

Total
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Peak Hour Summary
5:00 PM   to   6:00 PM

Clay Carney
(503) 833-2740

Northbound Southbound Eastbound Westbound
SW 108th Ave SW 108th Ave SW Leveton Dr SW Leveton Dr

L T Total T R Total L R Total Total
Volume 0 0 0 0 0 0 1 1 2 0 2

PHF 0.00 0.00 0.00 0.00 0.00 0.00 0.13 0.13 0.17 0.00 0.05

Heavy Vehicle   Rolling Hour Summary
4:00 PM   to   6:00 PM

Interval
Start Interval
Time L T Total T R Total L R Total Total Total

4:00 PM 6 0 6 1 1 2 3 1 4 0 12
4:15 PM 4 0 4 1 0 1 2 2 4 0 9
4:30 PM 2 0 2 0 0 0 2 2 4 0 6
4:45 PM 1 0 1 0 0 0 2 1 3 0 4
5:00 PM 0 0 0 0 0 0 1 1 2 0 2

By 
Movement

Total

SW 108th Ave SW 108th Ave SW Leveton Dr
Northbound Southbound Eastbound
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Peak Hour Summary
5:00 PM   to   6:00 PM

Clay Carney
(503) 833-2740



     Peak Hour Summary

5:00 PM   to   6:00 PM
Tuesday, June 05, 2018
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àbcdefgheijeckflfcmneopqersjteuvecwixijsyqezi{|sy}juyeruwyjtqe~̀�~̀�a~̀ èjuèa��̀�a~a~
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S D M

SER# P R J S W DATE CLASS CITY STREET INT-TYPE SPCL USE

INVEST E A U I C O DAY DIST FIRST STREET RD CHAR (MEDIAN) INT-REL OFFRD WTHR CRASH TRLR QTY MOVE A S

RD DPT E L G N H R TIME FROM SECOND STREET DIRECT LEGS TRAF- RNDBT SURF COLL OWNER FROM PRTC INJ G E LICNS PED

UNLOC? D C S V L K LAT LONG LRS LOCTN (#LANES) CONTL DRVWY LIGHT SVRTY V# TYPE TO P# TYPE SVRTY E X RES LOC ERROR ACT EVENT CAUSE

01954 N N N 03/24/2016 17 SW TUALATIN RD        
      

INTER   3-LEG  N N CLR S-1STOP   01 NONE  9 STRGHT 29

NONE  TH 0 SW TETON AVE          
      

S STOP SIGN N DRY REAR    N/A  S -N 000 00

N 3P 06 0 N DAY PDO PSNGR CAR 01 DRVR NONE 00 Unk UNK  000 000 00

N 45 23 23.07 -122 47 
1.88

UNK  

02 NONE  9 STOP  

N/A  S -N 012 00

PSNGR CAR 01 DRVR NONE 00 Unk UNK  000 000 00

UNK  

05073 N N N N N 10/05/2019 17 SW TUALATIN RD        
      

INTER   3-LEG  N Y CLR FIX OBJ   01 NONE  0 TURN-L 091 27,16,32

CITY  SA 0 SW TETON AVE          
      

S STOP SIGN N DRY FIX     PRVTE E -S 000 091 00

N 3A 05 0 N DARK INJ PSNGR CAR 01 DRVR INJC 30 M OR-Y 016,081,052 038 27,16,32

N 45 23 23.07 -122 47 
1.88

OR>25

04561 N N N N N 07/26/2017 17 SW TUALATIN RD        
      

INTER   3-LEG  N N CLR ANGL-OTH  01 NONE  9 TURN-L 02

CITY  WE 0 SW TETON AVE          
      

CN STOP SIGN N DRY TURN    N/A  S -W 000 00

N 4P 04 0 N DAY PDO PSNGR CAR 01 DRVR NONE 00 Unk UNK  000 000 00

N 45 23 23.07 -122 47 
1.88

UNK  

02 NONE  9 STRGHT

N/A  W -E 000 00

PSNGR CAR 01 DRVR NONE 00 Unk UNK  000 000 00

UNK  

04231 N N N 08/15/2018 17 SW TUALATIN RD        
      

INTER   3-LEG  N N CLR ANGL-OTH  01 NONE  9 TURN-L 02

NONE  WE 0 SW TETON AVE          
      

CN STOP SIGN N DRY TURN    N/A  S -W 000 00

N 5P 04 0 N DAY PDO PSNGR CAR 01 DRVR NONE 00 Unk UNK  000 000 00

N 45 23 23.07 -122 47 
1.88

UNK  

02 NONE  9 STRGHT

N/A  W -E 000 00

PSNGR CAR 01 DRVR NONE 00 Unk UNK  000 000 00

UNK  

00851 N N N N N 02/19/2019 17 SW TUALATIN RD        
      

INTER   3-LEG  N N CLD ANGL-OTH  01 NONE  9 TURN-L 02

CITY  TU 0 SW TETON AVE          
      

CN STOP SIGN N DRY TURN    N/A  S -W 015 00

N 4P 04 0 N DUSK PDO PSNGR CAR 01 DRVR NONE 00 Unk UNK  000 000 00

N 45 23 23.07 -122 47 
1.88

UNK  

02 NONE  9 STRGHT

N/A  W -E 000 00

PSNGR CAR 01 DRVR NONE 00 Unk UNK  000 000 00

UNK  

Disclaimer: The information contained in this report is compiled from individual driver and police crash reports submitted to the Oregon Department of Transportation as required in ORS 811.720. The Crash Analysis and Reporting Unit is committed to providing the highest quality crash data to customers. However, because submittal of crash report forms is 
the responsibility of the individual driver, the Crash Analysis and Reporting Unit can not guarantee that all qualifying crashes are represented nor can assurances be made that all details pertaining to a single crash are accurate. Note: Legislative changes to DMV's vehicle crash reporting requirement, effective 01/01/2004, may result in fewer property 
damage only crashes being eligible for inclusion in the Statewide Crash Data File.

OREGON.. DEPARTMENT OF TRANSPORTATION - TRANSPORTATION DEVELOPMENT DIVISION

TRANSPORTATION DATA SECTION - CRASH ANAYLYSIS AND REPORTING UNIT

URBAN NON-SYSTEM CRASH LISTING

TUALATIN RD at TETON AVE, City of Tualatin, Washington County, 01/01/2016 to 12/31/2020

08/03/2022

CDS380 Page: 1

CITY OF TUALATIN, WASHINGTON COUNTY

1 - 5 of   5 Crash records shown.

Failed to avoid

Inattention
Sleepy
Careless
driving

Failure to
yield

Failure to
yield

Failure to
yield

Stopped

Proceed
after
stopping
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W65C2@:65C24B27=52BW9@5;24G25X8678BA2C;8E8BA2;:BA527556F2BW9@5;24G2A4?G2=4?56F2:BC27=52<;4<465C26YW:;52

G447:A5Z22

[\]̂_]̀a&b]_c&dcecfghic̀_&
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6W;E5D2687562:?642=:C267:GG2C:7:2:E:8?:@?52>87=2j4WB7624G2nq2:BC2n�259<?4D556Z2vCC8784B:??DF2G44C265;E8j52

C5?8E5;8562:?6427D<8j:??D24jjW;28B27=5294;B8BAZ23=5;5G4;5F27=5294;B8BA2<5:�2=4W;27;8<62>5;528Bj?WC5C28B2

7=527;8<2A5B5;:784B256789:756Z23;8<256789:7562>5;52<;5<:;5C2@:65C24B27=52qr2D5:;p;4WBC27556Z22

�B524G27=52j4Bj5;B627=:72>:62;:865C2:@4W72<;84;27;8<2A5B5;:784B256789:75628627=:727=52A4?G268752<5:�629:D24jjW;2

?:75;27=:B27=52<5:�624G27=5267;55727;:GG8j24;27=52<5:�624G28BCW67;8:?2C5E5?4<95B7Z2342:j�B4>?5CA527=8629:D2@527=52

j:652G4;27=527;:GG8j267WCDF2:2�u2<5;j5B72C86j4WB728B2<5:�2=4W;27;8<62862<;4<465CZ2

3=52;56W?78BA27;8<2A5B5;:784B2862<;565B75C28B23:@?52rZ2

�
������������
��������
�����
�����������������������������������������������������
����������



�

���������	
�����
������� � �����������

������
�����
������
����������� � ��������
�����

��� !"#$"�%&'"(!)!%�*&+)",-..�%/"0"12&3*&)4"5�)6"73!38

5�)6"73!"
9�1"

:+6!"
,&;!"

<=">!�?"@+-%" >=">!�?"@+-%" A!!?6�/"

�+*� "9)" B-*" �+*� " 9)" B-*" �+*� "

C��D����E����� FG�� FG������ ��� H� �H� �F� G�� �F� �IJ�

K���������L
��� FG�� �I�M
���� �� �� �� �� F� J� J��

NOPQRSTUVWXYQZV[Q\ZZT]YQ̂]_̀QaVW[Q bNQ bcQ bdQ beQ bfQ bcNQ bcdOQ

�
���� I� J� �F� ��� �H� FI� ��J�

g

>%+'+3!6",&*!"h!i! +'.!)*"

jklmnogpqrklqosltugvwmxgkqrkrtltgorgqlylzl{rkgonlgtsolg|song}gtsw~{lgswy�toqs}{g��s{ysw~glwm{rtsw~g���u���gj�gr�g

~qrttg�{rrqg}ql}g|song���gyrm�gyrrqtg}wyg�g~q}ylgyrrqtxg�tgkqrkrtlyugonlgtsolgswm{�yltg���gk}q�sw~gtk}mltg}wyg

���goq}s{lqgk}q�sw~gtk}mltxgjr�lg}mmlttrq�gr��smlgtk}mlgstgswm{�ylygswgonlg��s{ysw~g{}�r�oxg

�nlgkqrkrtlygylzl{rk�lwogstgtklm�{}oszlg|song�{l�s�{lgtk}mlgon}ogmr�{yg}mmr��ry}olg}gtsw~{lgolw}wogrqg

��{osk{lgolw}wotxgjklmnogn}tgylzl{rklygts�s{}qgkqrklqosltgswgonlgprqo{}wyg�loqrkr{so}wg}ql}xg�nlg{rm}osrwtugts�ltug

}wygolw}wogyltmqskosrwtg}qlg}oo}mnlygorgonstg�l�rq}wy��ugl}mng|song}gqlmlwogknrorgr�gonlgtsolxg�nlgtsoltgq}w~lg

�qr�g}gtsw~{lg���u����j�g��s{ysw~gorgonqllg��s{ysw~tgoro}{sw~g�rqlgon}wg���u���gj�xg�w{�go|rgr�gonlgtsoltgn}zlg

}w�g�}w��}mo�qsw~golw}wotg}wyg}gkrqosrwgr�gonrtlgrklq}osrwtg}qlg|}qlnr�tsw~g}wygystoqs��osrwxg��gonlgoro}{g

�x��g�s{{srwgj�gr�gtk}mlug}kkqr�s�}ol{�g��gklqmlwogstg{l}tlygorgolw}wotg|nrtlgrklq}osrwtgswm{�ylg�}w��}mo�qsw~xgg

�gq}w~lgr�gkrolwos}{gswy�toqs}{g{}wyg�tlg}tt��kosrwtg|}tgmrwtsylqlygorgltos�}olgonlgoqskg~lwlq}osrwg�rqgonlgtsolxg

�qskgltos�}oltg|lqlg{r|ltog�rqgv��g���g���ug�s~n����lg�q}wt{r}yg}wygjnrqo��lq�gjorq}~lg�}qlnr�tlug}wyg

ns~nltog�rqg���g���ug�lwlq}{g�s~nogvwy�toqs}{ug}wyg���g���ug�s~n����lgp}qml{g���g�}qlnr�tlxg�}�{lg�g

t���}qs�ltgonlgoro}{g}wygoq�m�goqskg~lwlq}osrwg�rqgonlgq}w~lgr�gswy�toqs}{g�tltxg

�ns{lgonlgrqs~sw}{goq}��smgtmrksw~gt�~~ltolyg}g�s�gr�g��gklqmlwog|}qlnr�tlg}wyg��gklqmlwog�}w��}mo�qsw~g�}tlyg

rwgonlg}z}s{}�{lgtsolgk}q�sw~ug}g��mng�rqlgmrwtlqz}oszlg}tt��kosrwgr�g~lwlq}{g{s~nogswy�toqs}{gstg}tt��lyg�rqg

onstg�v�xg�gk}qml{gn��g|}qlnr�tlg|r�{yg~lwlq}olgonlgt}�lgw���lqgr�goqsktg��og|song}gt��to}wos}{{�gys��lqlwog

ysqlmosrw}{gystoqs��osrwg�qr�gronlqgswy�toqs}{g�tltxg�nlgoq�m�goqskg~lwlq}osrwgr�g~lwlq}{g{s~nogswy�toqs}{gstgt{s~no{�g

{r|lqgon}wgronlqg�tlt�gnr|lzlqugonlgz}qs}osrwgswgonlgw���lqgr�goq�m�tg~lwlq}olygy�qsw~gonlgkl}�gnr�qtg�rqgonlg

swy�toqs}{g�tltgstgt�}{{g}wygonlgklqmlwo}~lgr�grzlq}{{gtsol�~lwlq}olygoq}��smgstgzlq�g{r|xg�q�m�gklqmlwo}~ltg�rqgonlg

oqskg~lwlq}osrwg|lqlgmr�k}qlyg|songonrtlgrwgonlgl�stosw~gqr}y|}�g}wyg|lqlg�r�wygorg�lgzlq�gts�s{}qgorgonlg

oq�m�gklqmlwo}~ltgrwgonlg}y�}mlwogqr}y|}�txg

g



�

���������	
�����
������� � �����������

������
�����
������
����������� � ��������
�����

�� !"#$%#�&'(#)"*"&�+',*#-.//�&0#1#2,+"*+'�!#3*4.5+&'�!#6�*4#75"58

6�*4#75"#
3�9#

:,4"#

;<#2"�=#>,.&# 2<#2"�=#>,.&# ?""=4�0#

�,+�!#

9/(!,0""#

9@.'A�!"*+B#3*# C.+#�,+�!# 3*# C.+#�,+�!#

�,+�!#D"E'F!"#�&'(5# �5"4#,*#$GHIJKG#-L#3*4.5+&'�!#M.'!4'*N#

O�������	��P����Q�������� ���� �R�� S�� ���� S�� ���� �RS� �T��U� U�U�

V�����
������� �S�� ��S� WS� ��X� ��S� ���� ���� �T���� �T����

Y���P
������ ���� �R� �X� WW� ��� �R� X�� WWS� ����

Z��P[\�]��������
�Q���Q�

P̂
��[�����̂�
�����Y���P
����
��S� �X� X� �U� ��� ��� S�� U�S� _��

Z��P[\�]��̀�����������\������

Y���P
����[�_
�[̂
���
���� ��� ��� UX� �X� SS� W�� X��� SXW�

Z��P[\�]�����
���Z�]�

Y���P
����
��U� ��R� ��X� ��W� �RW� R�� �R�� �T�RU� _��

�&.F=#�&'(5# �5"4#,*#$GHIJKG#-L#3*4.5+&'�!#M.'!4'*Na

O�������	��P����Q�������� ���� �� �� �� �� �� �� ��S� [�

V�����
������� �S�� X� U� �S� U� X� �S� ��S� [�

Y���P
������ ���� �� S� R� W� W� �S� �W�� [�

Z��P[\�]��������
�Q���Q�

P̂
��[�����̂�
�����Y���P
����
��S� S� �� R� �� �� �� ���� [�

Z��P[\�]��̀�����������\������

Y���P
����[�_
�[̂
���
���� �� �� R� �� �� �� ��S� [�

Z��P[\�]�����
���Z�]�

Y���P
����
��U� _�� _�� S�� _�� _�� �W� �U�� [�

bcdefghifjkcieciljminjcophqjmcrscjhturvjjecojjkjkcfrcnjojmifjcfwjcjxpgliujofcophqjmcrscljwgyujcfmgtecqiejkcrocz{|c

�,+�!#-'+"#�&'(#)"*"&�+',*#

}~����������~���������������~������������������~��������������������������~���������������������~������

�� !"#G%#�&'(#)"*"&�+',*#-.//�&0#�?�&"E,.5'*N�8

6�*4#75"#
;<#2"�=#>,.&# 2<#2"�=#>,.&# ?""=4�0#

�,+�!#3*# C.+# �,+�!# 3*# C.+# �,+�!#

d�gefgonc�iokc�ejc ��c ��c ���c � �c � ¡c ���c �¢��c

��
�
��Q�	��Q�£��� �R�� S�� ���� S�� ���� �RS� �T��U�

_�����
������ �XW� �S� ���� ��� ��W� �SU� �TUR��

�

}�������������~������~����~�������������~������}�~�~����¤��������������~�������������~����������������~���������������

������¥��������������~���~��~�������~��¦§̈��������������������������������~©�����ª�§«¬����������������������

����������~©�����ª�~���̈ª¬­®����������������������~���~������©�~̄��



�

���������	
�����
������� � �����������

������
�����
������
����������� � ��������
�����

�� !"# $%� &'% ()"*)+",$$ -)./)%0

123045637859:;<045=865>?859:09@0=5830865A=089B@69C08230A69D3780=58305=0:373==;6E0890543:85@E05:836=37859:=0890>30

5:7<?43405:08230=8?4E0;63;09@082301FGH01230@9<<9I5:J0865A045=865>?859:0I;=03=85C;8340>;=3409:08230<97;859:=09@0

<5K3<E0865A043=85:;859:=0;:40<97;859:=09@0C;D96086;:=A968;859:0@;75<5853=05:08230=5830L575:58EM0

NO GAA69P5C;83<E0QR0A3673:809@0=5830865A=0I5<<086;L3<089B@69C08230=9?820;<9:J0ST0UVW820GL3:?30

NO GAA69P5C;83<E0VR0A3673:809@0=5830865A=0I5<<086;L3<089B@69C08230I3=80;<9:J0ST01?;<;85:XS236I9940Y9;40

NO GAA69P5C;83<E0QR0A3673:809@0=5830865A=0I5<<086;L3<089B@69C082303;=80;<9:J0ST01?;<;85:XS236I9940Y9;40

NO GAA69P5C;83<E0Z0A3673:809@0=5830865A=0I5<<086;L3<089B@69C08230:96820;<9:J0ST0[5A9<30Y9;40

NO GAA69P5C;83<E0UZ0A3673:809@0=5830865A=0I5<<086;L3<089B@69C08230:96820;<9:J0ST0UVW820GL3:?30

165A045=865>?859:0;808230=5830;773==3=0I5<<043A3:409:08230<97;859:0;:4079:@5J?6;859:09@08230;773==3=H00

\]]̂__̀a]̂bcdef̀g̀

T58208230@56=80=73:;6590;==?C5:J0;:0;773==09:0ST0UVW820GL3:?30;808230=9?823;=80796:3609@08230=5830;:40;:0

;773==09:0ST0[5A9<30Y9;4h08230=A<5809@086;@@570>38I33:082308I90;773==3=05=0;==?C340890>30ZR0A3673:80;803;720

;773==H0G0438;5<3405<<?=86;859:09@0823045=865>?859:0@960825=0=73:;6590I;=0A63=3:83405:08230=79A5:J0C3C96;:4?Ch0

I257202;=0>33:05:7<?43405:0GAA3:45P0GH0

123063=?<85:J0865A0;==5J:C3:805=0=29I:05:0i5J?630VH0

\]]̂__̀a]̂bcdef̀j̀

T58208230=379:40=73:;6590;==?C5:J0;0<5C58340;773==09:0ST0UVW820GL3:?30;808230:96823;=80796:3609@08230=583h08230

=A<5809@086;@@5705=0;==?C340890>30kZ0890lR0A3673:80?=5:J08230ST0[5A9<30Y9;40;773==0I25<30QR0890QZ0A3673:80?=5:J0

8230<5C58340;773==0;80ST0UVW820GL3:?3H0G0438;5<3405<<?=86;859:09@0823045=865>?859:0@960825=0=73:;6590I;=0A63=3:8340

5:08230=79A5:J0C3C96;:4?Ch0I257202;=0>33:05:7<?43405:0GAA3:45P0GH0

123063=?<85:J0865A0;==5J:C3:805=0=29I:05:0i5J?630QH0

\]]̂__̀a]̂bcdef̀m̀

T58208230825640=73:;6590;==?C5:J0;0@?<<0;773==09:0ST0UVW820GL3:?30;808230:96823;=80796:3609@08230=583h08230=A<5809@0

86;@@5705=0;==?C340890>30;AA69P5C;83<E0kZ0A3673:80?=5:J08230ST0[5A9<30Y9;40;773==0;:40QZ0A3673:80?=5:J08230

;773==09:0ST0UVW820GL3:?3H00

123063=?<85:J0865A0;==5J:C3:805=0=29I:05:0i5J?630WH0

\]]̂__̀a]̂bcdef̀ǹ
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APPENDIX I. 

OPERATIONS 

CALCULATIONS 

 



HCM Signalized Intersection Capacity Analysis

1: Highway 99W/Highway 99 W & SW 124th Avenue 07/25/2022

2022 Existing - AM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Movement WBL WBR NBT NBR SBL SBT

Lane Configurations

Traffic Volume (vph) 141 269 1037 416 819 742

Future Volume (vph) 141 269 1037 416 819 742

Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900

Total Lost time (s) 4.0 4.3 4.0 4.0 4.0 4.0

Lane Util. Factor 0.97 0.88 0.95 1.00 *1.00 0.95

Frpb, ped/bikes 1.00 1.00 1.00 0.99 1.00 1.00

Flpb, ped/bikes 1.00 1.00 1.00 1.00 1.00 1.00

Frt 1.00 0.85 1.00 0.85 1.00 1.00

Flt Protected 0.95 1.00 1.00 1.00 0.95 1.00

Satd. Flow (prot) 3155 2515 3406 1547 3438 3282

Flt Permitted 0.95 1.00 1.00 1.00 0.95 1.00

Satd. Flow (perm) 3155 2515 3406 1547 3438 3282

Peak-hour factor, PHF 0.88 0.88 0.88 0.88 0.88 0.88

Adj. Flow (vph) 160 306 1178 473 931 843

RTOR Reduction (vph) 0 0 0 147 0 0

Lane Group Flow (vph) 160 306 1178 326 931 843

Confl. Peds. (#/hr) 5 1 1

Heavy Vehicles (%) 11% 13% 6% 3% 5% 10%

Turn Type custom pt+ov NA Perm Prot NA

Protected Phases 8 1 4 2 1 6

Permitted Phases 4 2

Actuated Green, G (s) 17.9 51.7 53.4 53.4 39.5 98.5

Effective Green, g (s) 21.9 49.3 55.4 55.4 41.1 100.5

Actuated g/C Ratio 0.16 0.37 0.42 0.42 0.31 0.75

Clearance Time (s) 6.0 6.0 6.0 5.6 6.0

Vehicle Extension (s) 2.3 5.4 5.4 2.3 5.4

Lane Grp Cap (vph) 612 929 1414 642 1059 2472

v/s Ratio Prot c0.02 0.12 c0.35 c0.27 0.26

v/s Ratio Perm 0.03 0.21

v/c Ratio 0.26 0.33 0.83 0.51 0.88 0.34

Uniform Delay, d1 49.1 30.2 34.9 28.9 43.8 5.5

Progression Factor 1.00 1.00 1.00 1.00 1.00 1.00

Incremental Delay, d2 0.1 0.1 5.0 1.5 8.3 0.2

Delay (s) 49.2 30.3 39.8 30.4 52.1 5.7

Level of Service D C D C D A

Approach Delay (s) 36.8 37.1 30.0

Approach LOS D D C

Intersection Summary

HCM 2000 Control Delay 33.9 HCM 2000 Level of Service C

HCM 2000 Volume to Capacity ratio 0.76

Actuated Cycle Length (s) 133.4 Sum of lost time (s) 16.0

Intersection Capacity Utilization 70.7% ICU Level of Service C

Analysis Period (min) 15

c    Critical Lane Group



HCM Signalized Intersection Capacity Analysis

2: SW 124th Avenue & SW Tualatin Road 07/25/2022

2022 Existing - AM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Movement WBL WBR NBT NBR SBL SBT

Lane Configurations

Traffic Volume (vph) 62 174 235 37 554 665

Future Volume (vph) 62 174 235 37 554 665

Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900

Total Lost time (s) 4.0 4.0 4.0 4.0 4.0 4.0

Lane Util. Factor 1.00 1.00 0.95 1.00 1.00 0.95

Frpb, ped/bikes 1.00 1.00 1.00 0.98 1.00 1.00

Flpb, ped/bikes 1.00 1.00 1.00 1.00 1.00 1.00

Frt 1.00 0.85 1.00 0.85 1.00 1.00

Flt Protected 0.95 1.00 1.00 1.00 0.95 1.00

Satd. Flow (prot) 1641 1553 3059 1503 1768 3406

Flt Permitted 0.95 1.00 1.00 1.00 0.41 1.00

Satd. Flow (perm) 1641 1553 3059 1503 769 3406

Peak-hour factor, PHF 0.80 0.80 0.80 0.80 0.80 0.80

Adj. Flow (vph) 78 218 294 46 692 831

RTOR Reduction (vph) 0 98 0 36 0 0

Lane Group Flow (vph) 78 120 294 10 693 831

Confl. Peds. (#/hr) 2 2

Heavy Vehicles (%) 10% 4% 18% 5% 2% 6%

Turn Type Prot pm+ov NA Perm pm+pt NA

Protected Phases 4 5 6 5 2

Permitted Phases 4 6 2

Actuated Green, G (s) 6.9 40.6 15.5 15.5 54.2 54.2

Effective Green, g (s) 7.9 42.6 16.5 16.5 55.2 55.2

Actuated g/C Ratio 0.10 0.55 0.21 0.21 0.72 0.72

Clearance Time (s) 5.0 5.0 5.0 5.0 5.0 5.0

Vehicle Extension (s) 3.0 3.0 3.9 3.9 3.0 3.0

Lane Grp Cap (vph) 168 858 654 321 1000 2438

v/s Ratio Prot c0.05 0.06 0.10 c0.31 0.24

v/s Ratio Perm 0.01 0.01 c0.18

v/c Ratio 0.46 0.14 0.45 0.03 0.69 0.34

Uniform Delay, d1 32.6 8.4 26.4 24.0 5.7 4.1

Progression Factor 1.00 1.00 1.00 1.00 1.00 1.00

Incremental Delay, d2 2.0 0.1 0.7 0.1 2.1 0.1

Delay (s) 34.6 8.4 27.0 24.0 7.8 4.2

Level of Service C A C C A A

Approach Delay (s) 15.3 26.6 5.8

Approach LOS B C A

Intersection Summary

HCM 2000 Control Delay 10.4 HCM 2000 Level of Service B

HCM 2000 Volume to Capacity ratio 0.65

Actuated Cycle Length (s) 77.1 Sum of lost time (s) 14.0

Intersection Capacity Utilization 54.0% ICU Level of Service A

Analysis Period (min) 15

c    Critical Lane Group



HCM 6th TWSC

3: SW 108th Avenue/Residential Driveway & SW Tualatin Road 07/25/2022

2022 Existing - AM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 0.9

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Vol, veh/h 0 556 28 40 285 0 11 0 8 0 0 0

Future Vol, veh/h 0 556 28 40 285 0 11 0 8 0 0 0

Conflicting Peds, #/hr 4 0 1 1 0 4 0 0 0 0 0 0

Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop

RT Channelized - - None - - None - - None - - None

Storage Length 20 - - 50 - - - - - - - -

Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -

Grade, % - 0 - - 0 - - 0 - - 0 -

Peak Hour Factor 84 84 84 84 84 84 84 84 84 84 84 84

Heavy Vehicles, % 0 3 7 8 6 0 9 0 38 0 0 0

Mvmt Flow 0 662 33 48 339 0 13 0 10 0 0 0

 

Major/Minor Major1 Major2 Minor1 Minor2

Conflicting Flow All 343 0 0 696 0 0 1115 1119 680 1123 1135 343

          Stage 1 - - - - - - 680 680 - 439 439 -

          Stage 2 - - - - - - 435 439 - 684 696 -

Critical Hdwy 4.1 - - 4.18 - - 7.19 6.5 6.58 7.1 6.5 6.2

Critical Hdwy Stg 1 - - - - - - 6.19 5.5 - 6.1 5.5 -

Critical Hdwy Stg 2 - - - - - - 6.19 5.5 - 6.1 5.5 -

Follow-up Hdwy 2.2 - - 2.272 - - 3.581 4 3.642 3.5 4 3.3

Pot Cap-1 Maneuver 1227 - - 873 - - 179 209 394 185 204 704

          Stage 1 - - - - - - 430 454 - 601 582 -

          Stage 2 - - - - - - 586 582 - 442 446 -

Platoon blocked, % - - - -

Mov Cap-1 Maneuver 1222 - - 872 - - 171 196 394 172 192 701

Mov Cap-2 Maneuver - - - - - - 171 196 - 172 192 -

          Stage 1 - - - - - - 430 454 - 599 548 -

          Stage 2 - - - - - - 554 548 - 431 446 -

 

Approach EB WB NB SB

HCM Control Delay, s 0 1.2 22.8 0

HCM LOS C A

 

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLn1

Capacity (veh/h) 225 1222 - - 872 - - -

HCM Lane V/C Ratio 0.101 - - - 0.055 - - -

HCM Control Delay (s) 22.8 0 - - 9.4 - - 0

HCM Lane LOS C A - - A - - A

HCM 95th %tile Q(veh) 0.3 0 - - 0.2 - - -



HCM 6th TWSC

4: SW 108th Avenue & North Access 07/25/2022

2022 Existing - AM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 1.1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Vol, veh/h 0 0 0 1 0 7 0 7 15 2 44 0

Future Vol, veh/h 0 0 0 1 0 7 0 7 15 2 44 0

Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0

Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free

RT Channelized - - None - - None - - None - - None

Storage Length 0 - 0 0 - 0 - - - - - -

Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -

Grade, % - 0 - - 0 - - 0 - - 0 -

Peak Hour Factor 90 92 90 92 92 92 90 90 92 92 90 90

Heavy Vehicles, % 0 2 0 2 2 2 0 9 2 2 3 0

Mvmt Flow 0 0 0 1 0 8 0 8 16 2 49 0

 

Major/Minor Minor2 Minor1 Major1 Major2

Conflicting Flow All 73 - 49 69 - 16 49 0 0 24 0 0

          Stage 1 53 - - 16 - - - - - - - -

          Stage 2 20 - - 53 - - - - - - - -

Critical Hdwy 7.1 - 6.2 7.12 - 6.22 4.1 - - 4.12 - -

Critical Hdwy Stg 1 6.1 - - 6.12 - - - - - - - -

Critical Hdwy Stg 2 6.1 - - 6.12 - - - - - - - -

Follow-up Hdwy 3.5 - 3.3 3.518 - 3.318 2.2 - - 2.218 - -

Pot Cap-1 Maneuver 923 0 1025 923 0 1063 1571 - - 1591 - -

          Stage 1 965 0 - 1004 0 - - - - - - -

          Stage 2 1004 0 - 960 0 - - - - - - -

Platoon blocked, % - - - -

Mov Cap-1 Maneuver 916 - 1025 922 - 1063 1571 - - 1591 - -

Mov Cap-2 Maneuver 916 - - 922 - - - - - - - -

          Stage 1 965 - - 1004 - - - - - - - -

          Stage 2 997 - - 959 - - - - - - - -

 

Approach EB WB NB SB

HCM Control Delay, s 0 8.5 0 0.3

HCM LOS A A

 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1 EBLn2WBLn1WBLn2 SBL SBT SBR

Capacity (veh/h) 1571 - - - - 922 1063 1591 - -

HCM Lane V/C Ratio - - - - - 0.001 0.007 0.001 - -

HCM Control Delay (s) 0 - - 0 0 8.9 8.4 7.3 0 -

HCM Lane LOS A - - A A A A A A -

HCM 95th %tile Q(veh) 0 - - - - 0 0 0 - -



HCM 6th TWSC

5: SW 108th Avenue & South Access 07/25/2022

2022 Existing - AM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 0

Movement EBL EBR NBL NBT SBT SBR

Lane Configurations

Traffic Vol, veh/h 0 0 0 22 44 0

Future Vol, veh/h 0 0 0 22 44 0

Conflicting Peds, #/hr 0 0 0 0 0 0

Sign Control Stop Stop Free Free Free Free

RT Channelized - None - None - None

Storage Length 0 0 - - - -

Veh in Median Storage, # 0 - - 0 0 -

Grade, % 0 - - 0 0 -

Peak Hour Factor 92 92 92 92 92 92

Heavy Vehicles, % 2 2 2 2 2 2

Mvmt Flow 0 0 0 24 48 0

 

Major/Minor Minor2 Major1 Major2

Conflicting Flow All 72 48 48 0 - 0

          Stage 1 48 - - - - -

          Stage 2 24 - - - - -

Critical Hdwy 6.42 6.22 4.12 - - -

Critical Hdwy Stg 1 5.42 - - - - -

Critical Hdwy Stg 2 5.42 - - - - -

Follow-up Hdwy 3.518 3.318 2.218 - - -

Pot Cap-1 Maneuver 932 1021 1559 - - -

          Stage 1 974 - - - - -

          Stage 2 999 - - - - -

Platoon blocked, % - - -

Mov Cap-1 Maneuver 932 1021 1559 - - -

Mov Cap-2 Maneuver 932 - - - - -

          Stage 1 974 - - - - -

          Stage 2 999 - - - - -

 

Approach EB NB SB

HCM Control Delay, s 0 0 0

HCM LOS A

 

Minor Lane/Major Mvmt NBL NBT EBLn1 EBLn2 SBT SBR

Capacity (veh/h) 1559 - - - - -

HCM Lane V/C Ratio - - - - - -

HCM Control Delay (s) 0 - 0 0 - -

HCM Lane LOS A - A A - -

HCM 95th %tile Q(veh) 0 - - - - -



HCM Signalized Intersection Capacity Analysis

6: SW 124th Avenue & SW Leveton Drive 07/25/2022

2022 Existing - AM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Volume (vph) 6 61 12 18 5 15 26 245 35 121 578 32

Future Volume (vph) 6 61 12 18 5 15 26 245 35 121 578 32

Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900

Total Lost time (s) 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0

Lane Util. Factor 1.00 1.00 1.00 1.00 1.00 0.95 1.00 0.95

Frpb, ped/bikes 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Flpb, ped/bikes 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Frt 1.00 0.98 1.00 0.89 1.00 0.98 1.00 0.99

Flt Protected 0.95 1.00 0.95 1.00 0.95 1.00 0.95 1.00

Satd. Flow (prot) 1081 1801 1480 1656 1467 3064 1752 3353

Flt Permitted 0.72 1.00 0.70 1.00 0.39 1.00 0.48 1.00

Satd. Flow (perm) 823 1801 1097 1656 608 3064 893 3353

Peak-hour factor, PHF 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90

Adj. Flow (vph) 7 68 13 20 6 17 29 272 39 134 642 36

RTOR Reduction (vph) 0 8 0 0 15 0 0 9 0 0 3 0

Lane Group Flow (vph) 7 73 0 20 8 0 29 302 0 134 675 0

Confl. Peds. (#/hr) 1 1

Heavy Vehicles (%) 67% 2% 8% 22% 2% 2% 23% 17% 6% 3% 6% 19%

Turn Type pm+pt NA pm+pt NA pm+pt NA pm+pt NA

Protected Phases 7 4 3 8 5 2 1 6

Permitted Phases 4 8 2 6

Actuated Green, G (s) 7.7 7.0 7.3 6.8 25.8 23.6 36.3 29.1

Effective Green, g (s) 9.7 8.0 9.3 7.8 27.8 24.6 37.3 30.1

Actuated g/C Ratio 0.16 0.14 0.16 0.13 0.47 0.42 0.63 0.51

Clearance Time (s) 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0

Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0

Lane Grp Cap (vph) 143 245 183 219 334 1281 693 1716

v/s Ratio Prot 0.00 c0.04 c0.00 0.00 0.00 0.10 c0.03 c0.20

v/s Ratio Perm 0.01 0.01 0.04 0.09

v/c Ratio 0.05 0.30 0.11 0.04 0.09 0.24 0.19 0.39

Uniform Delay, d1 20.6 22.9 21.1 22.2 8.3 11.0 4.4 8.8

Progression Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Incremental Delay, d2 0.1 0.7 0.3 0.1 0.1 0.1 0.1 0.1

Delay (s) 20.8 23.6 21.4 22.3 8.4 11.1 4.5 8.9

Level of Service C C C C A B A A

Approach Delay (s) 23.3 21.9 10.9 8.2

Approach LOS C C B A

Intersection Summary

HCM 2000 Control Delay 10.4 HCM 2000 Level of Service B

HCM 2000 Volume to Capacity ratio 0.36

Actuated Cycle Length (s) 58.8 Sum of lost time (s) 16.0

Intersection Capacity Utilization 38.8% ICU Level of Service A

Analysis Period (min) 15

c    Critical Lane Group



HCM 6th AWSC

7: SW 118th Drive/JAE Access & SW Leveton Drive 07/25/2022

2022 Existing - AM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Intersection Delay, s/veh 8.5

Intersection LOS A

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Vol, veh/h 12 181 18 7 30 0 7 3 6 0 0 1

Future Vol, veh/h 12 181 18 7 30 0 7 3 6 0 0 1

Peak Hour Factor 0.84 0.84 0.84 0.84 0.84 0.84 0.84 0.84 0.84 0.84 0.84 0.84

Heavy Vehicles, % 2 2 11 57 7 2 14 2 33 2 2 2

Mvmt Flow 14 215 21 8 36 0 8 4 7 0 0 1

Number of Lanes 0 1 0 0 1 0 0 1 0 0 1 0

Approach EB WB NB SB

Opposing Approach WB EB SB NB

Opposing Lanes 1 1 1 1

Conflicting Approach Left SB NB EB WB

Conflicting Lanes Left 1 1 1 1

Conflicting Approach RightNB SB WB EB

Conflicting Lanes Right 1 1 1 1

HCM Control Delay 8.5 8.5 7.8 7

HCM LOS A A A A

        

Lane NBLn1 EBLn1WBLn1 SBLn1

Vol Left, % 44% 6% 19% 0%

Vol Thru, % 19% 86% 81% 0%

Vol Right, % 38% 9% 0% 100%

Sign Control Stop Stop Stop Stop

Traffic Vol by Lane 16 211 37 1

LT Vol 7 12 7 0

Through Vol 3 181 30 0

RT Vol 6 18 0 1

Lane Flow Rate 19 251 44 1

Geometry Grp 1 1 1 1

Degree of Util (X) 0.025 0.276 0.063 0.001

Departure Headway (Hd) 4.654 3.962 5.132 4.007

Convergence, Y/N Yes Yes Yes Yes

Cap 774 904 694 898

Service Time 2.654 1.998 3.194 2.008

HCM Lane V/C Ratio 0.025 0.278 0.063 0.001

HCM Control Delay 7.8 8.5 8.5 7

HCM Lane LOS A A A A

HCM 95th-tile Q 0.1 1.1 0.2 0



HCM 6th TWSC

8: SW Leveton Drive & West Driveway 07/25/2022

2022 Existing - AM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 3.1

Movement EBL EBT WBT WBR SBL SBR

Lane Configurations

Traffic Vol, veh/h 75 106 21 49 12 20

Future Vol, veh/h 75 106 21 49 12 20

Conflicting Peds, #/hr 2 0 0 2 0 0

Sign Control Free Free Free Free Stop Stop

RT Channelized - None - None - None

Storage Length - - - - 0 0

Veh in Median Storage, # - 0 0 - 0 -

Grade, % - 0 0 - 0 -

Peak Hour Factor 84 84 84 84 84 84

Heavy Vehicles, % 4 2 5 6 42 25

Mvmt Flow 89 126 25 58 14 24

 

Major/Minor Major1 Major2 Minor2

Conflicting Flow All 85 0 - 0 360 56

          Stage 1 - - - - 56 -

          Stage 2 - - - - 304 -

Critical Hdwy 4.14 - - - 6.82 6.45

Critical Hdwy Stg 1 - - - - 5.82 -

Critical Hdwy Stg 2 - - - - 5.82 -

Follow-up Hdwy 2.236 - - - 3.878 3.525

Pot Cap-1 Maneuver 1499 - - - 566 949

          Stage 1 - - - - 874 -

          Stage 2 - - - - 666 -

Platoon blocked, % - - -

Mov Cap-1 Maneuver 1496 - - - 528 947

Mov Cap-2 Maneuver - - - - 528 -

          Stage 1 - - - - 816 -

          Stage 2 - - - - 665 -

 

Approach EB WB SB

HCM Control Delay, s 3.1 0 10.1

HCM LOS B

 

Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1 SBLn2

Capacity (veh/h) 1496 - - - 528 947

HCM Lane V/C Ratio 0.06 - - - 0.027 0.025

HCM Control Delay (s) 7.6 0 - - 12 8.9

HCM Lane LOS A A - - B A

HCM 95th %tile Q(veh) 0.2 - - - 0.1 0.1



HCM 6th TWSC

9: SW Leveton Drive & Center Driveway 07/25/2022

2022 Existing - AM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 1.6

Movement EBL EBT WBT WBR SBL SBR

Lane Configurations

Traffic Vol, veh/h 26 87 62 16 8 5

Future Vol, veh/h 26 87 62 16 8 5

Conflicting Peds, #/hr 2 0 0 2 1 0

Sign Control Free Free Free Free Stop Stop

RT Channelized - None - None - None

Storage Length - - - - 0 0

Veh in Median Storage, # - 0 0 - 0 -

Grade, % - 0 0 - 0 -

Peak Hour Factor 82 82 82 82 82 82

Heavy Vehicles, % 2 6 13 2 2 2

Mvmt Flow 32 106 76 20 10 6

 

Major/Minor Major1 Major2 Minor2

Conflicting Flow All 98 0 - 0 259 88

          Stage 1 - - - - 88 -

          Stage 2 - - - - 171 -

Critical Hdwy 4.12 - - - 6.42 6.22

Critical Hdwy Stg 1 - - - - 5.42 -

Critical Hdwy Stg 2 - - - - 5.42 -

Follow-up Hdwy 2.218 - - - 3.518 3.318

Pot Cap-1 Maneuver 1495 - - - 730 970

          Stage 1 - - - - 935 -

          Stage 2 - - - - 859 -

Platoon blocked, % - - -

Mov Cap-1 Maneuver 1492 - - - 710 968

Mov Cap-2 Maneuver - - - - 710 -

          Stage 1 - - - - 912 -

          Stage 2 - - - - 857 -

 

Approach EB WB SB

HCM Control Delay, s 1.7 0 9.6

HCM LOS A

 

Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1 SBLn2

Capacity (veh/h) 1492 - - - 710 968

HCM Lane V/C Ratio 0.021 - - - 0.014 0.006

HCM Control Delay (s) 7.5 0 - - 10.1 8.7

HCM Lane LOS A A - - B A

HCM 95th %tile Q(veh) 0.1 - - - 0 0



HCM 6th TWSC

10: Calmax Driveway/East Driveway & SW Leveton Drive 07/25/2022

2022 Existing - AM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Vol, veh/h 20 64 4 0 88 35 0 0 1 3 0 2

Future Vol, veh/h 20 64 4 0 88 35 0 0 1 3 0 2

Conflicting Peds, #/hr 1 0 0 0 0 1 0 0 0 0 0 0

Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop

RT Channelized - - None - - None - - None - - None

Storage Length - - - - - - - - - - - -

Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -

Grade, % - 0 - - 0 - - 0 - - 0 -

Peak Hour Factor 81 81 81 81 81 81 81 81 81 81 81 81

Heavy Vehicles, % 2 11 2 2 7 2 2 2 2 2 2 2

Mvmt Flow 25 79 5 0 109 43 0 0 1 4 0 2

 

Major/Minor Major1 Major2 Minor1 Minor2

Conflicting Flow All 153 0 0 84 0 0 264 285 82 264 266 132

          Stage 1 - - - - - - 132 132 - 132 132 -

          Stage 2 - - - - - - 132 153 - 132 134 -

Critical Hdwy 4.12 - - 4.12 - - 7.12 6.52 6.22 7.12 6.52 6.22

Critical Hdwy Stg 1 - - - - - - 6.12 5.52 - 6.12 5.52 -

Critical Hdwy Stg 2 - - - - - - 6.12 5.52 - 6.12 5.52 -

Follow-up Hdwy 2.218 - - 2.218 - - 3.518 4.018 3.318 3.518 4.018 3.318

Pot Cap-1 Maneuver 1428 - - 1513 - - 689 624 978 689 640 917

          Stage 1 - - - - - - 871 787 - 871 787 -

          Stage 2 - - - - - - 871 771 - 871 785 -

Platoon blocked, % - - - -

Mov Cap-1 Maneuver 1427 - - 1513 - - 678 612 978 678 628 916

Mov Cap-2 Maneuver - - - - - - 678 612 - 678 628 -

          Stage 1 - - - - - - 855 773 - 854 786 -

          Stage 2 - - - - - - 869 770 - 854 771 -

 

Approach EB WB NB SB

HCM Control Delay, s 1.7 0 8.7 9.8

HCM LOS A A

 

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLn1

Capacity (veh/h) 978 1427 - - 1513 - - 757

HCM Lane V/C Ratio 0.001 0.017 - - - - - 0.008

HCM Control Delay (s) 8.7 7.6 0 - 0 - - 9.8

HCM Lane LOS A A A - A - - A

HCM 95th %tile Q(veh) 0 0.1 - - 0 - - 0



HCM 6th TWSC

11: SW 108th Avenue & SW Leveton Drive 07/25/2022

2022 Existing - AM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 5.7

Movement EBL EBR NBL NBT SBT SBR

Lane Configurations

Traffic Vol, veh/h 7 42 88 15 19 25

Future Vol, veh/h 7 42 88 15 19 25

Conflicting Peds, #/hr 0 0 0 0 0 0

Sign Control Stop Stop Free Free Free Free

RT Channelized - None - None - None

Storage Length 0 - - - - -

Veh in Median Storage, # 0 - - 0 0 -

Grade, % 0 - - 0 0 -

Peak Hour Factor 76 76 76 76 76 76

Heavy Vehicles, % 14 10 6 20 16 12

Mvmt Flow 9 55 116 20 25 33

 

Major/Minor Minor2 Major1 Major2

Conflicting Flow All 294 42 58 0 - 0

          Stage 1 42 - - - - -

          Stage 2 252 - - - - -

Critical Hdwy 6.54 6.3 4.16 - - -

Critical Hdwy Stg 1 5.54 - - - - -

Critical Hdwy Stg 2 5.54 - - - - -

Follow-up Hdwy 3.626 3.39 2.254 - - -

Pot Cap-1 Maneuver 672 1006 1521 - - -

          Stage 1 951 - - - - -

          Stage 2 763 - - - - -

Platoon blocked, % - - -

Mov Cap-1 Maneuver 620 1006 1521 - - -

Mov Cap-2 Maneuver 620 - - - - -

          Stage 1 878 - - - - -

          Stage 2 763 - - - - -

 

Approach EB NB SB

HCM Control Delay, s 9.2 6.5 0

HCM LOS A

 

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR

Capacity (veh/h) 1521 - 924 - -

HCM Lane V/C Ratio 0.076 - 0.07 - -

HCM Control Delay (s) 7.6 0 9.2 - -

HCM Lane LOS A A A - -

HCM 95th %tile Q(veh) 0.2 - 0.2 - -



HCM Signalized Intersection Capacity Analysis

12: SW Herman Road & SW 108th Avenue 07/25/2022

2022 Existing - AM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Movement EBL EBT WBT WBR SBL SBR

Lane Configurations

Traffic Volume (vph) 14 263 212 140 52 9

Future Volume (vph) 14 263 212 140 52 9

Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900

Total Lost time (s) 4.0 4.0 4.0 4.0 4.0

Lane Util. Factor 1.00 1.00 1.00 1.00 1.00

Frpb, ped/bikes 1.00 1.00 0.99 1.00 1.00

Flpb, ped/bikes 1.00 1.00 1.00 1.00 1.00

Frt 1.00 1.00 0.95 1.00 0.85

Flt Protected 0.95 1.00 1.00 0.95 1.00

Satd. Flow (prot) 1491 1583 1596 1543 1455

Flt Permitted 0.40 1.00 1.00 0.95 1.00

Satd. Flow (perm) 622 1583 1596 1543 1455

Peak-hour factor, PHF 0.82 0.82 0.82 0.82 0.82 0.82

Adj. Flow (vph) 17 321 259 171 63 11

RTOR Reduction (vph) 0 0 25 0 0 9

Lane Group Flow (vph) 17 321 405 0 63 2

Confl. Peds. (#/hr) 1 1

Confl. Bikes (#/hr) 2

Heavy Vehicles (%) 21% 20% 16% 5% 17% 11%

Turn Type pm+pt NA NA Prot Prot

Protected Phases 5 2 6 4 4

Permitted Phases 2

Actuated Green, G (s) 29.5 29.5 23.5 4.4 4.4

Effective Green, g (s) 30.9 30.9 24.9 6.9 6.9

Actuated g/C Ratio 0.67 0.67 0.54 0.15 0.15

Clearance Time (s) 5.4 5.4 5.4 6.5 6.5

Vehicle Extension (s) 2.0 3.1 3.1 2.6 2.6

Lane Grp Cap (vph) 457 1068 867 232 219

v/s Ratio Prot 0.00 c0.20 c0.25 c0.04 0.00

v/s Ratio Perm 0.02

v/c Ratio 0.04 0.30 0.47 0.27 0.01

Uniform Delay, d1 2.9 3.0 6.4 17.2 16.5

Progression Factor 1.00 1.00 1.00 1.00 1.00

Incremental Delay, d2 0.0 0.2 0.4 0.5 0.0

Delay (s) 2.9 3.2 6.8 17.7 16.5

Level of Service A A A B B

Approach Delay (s) 3.2 6.8 17.5

Approach LOS A A B

Intersection Summary

HCM 2000 Control Delay 6.3 HCM 2000 Level of Service A

HCM 2000 Volume to Capacity ratio 0.43

Actuated Cycle Length (s) 45.8 Sum of lost time (s) 12.0

Intersection Capacity Utilization 30.6% ICU Level of Service A

Analysis Period (min) 15

c    Critical Lane Group



HCM 6th TWSC

13: SW Teton Street & SW Tualatin Road 08/15/2022

2022 Existing - AM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 3

Movement EBT EBR WBL WBT NBL NBR

Lane Configurations

Traffic Vol, veh/h 415 148 52 273 73 53

Future Vol, veh/h 415 148 52 273 73 53

Conflicting Peds, #/hr 0 0 0 0 1 0

Sign Control Free Free Free Free Stop Stop

RT Channelized - None - None - None

Storage Length - - 0 - 0 0

Veh in Median Storage, # 0 - - 0 0 -

Grade, % 0 - - 0 0 -

Peak Hour Factor 89 89 89 89 89 89

Heavy Vehicles, % 5 3 10 3 9 27

Mvmt Flow 466 166 58 307 82 60

 

Major/Minor Major1 Major2 Minor1

Conflicting Flow All 0 0 632 0 973 549

          Stage 1 - - - - 549 -

          Stage 2 - - - - 424 -

Critical Hdwy - - 4.2 - 6.49 6.47

Critical Hdwy Stg 1 - - - - 5.49 -

Critical Hdwy Stg 2 - - - - 5.49 -

Follow-up Hdwy - - 2.29 - 3.581 3.543

Pot Cap-1 Maneuver - - 913 - 272 490

          Stage 1 - - - - 565 -

          Stage 2 - - - - 645 -

Platoon blocked, % - - -

Mov Cap-1 Maneuver - - 913 - 254 490

Mov Cap-2 Maneuver - - - - 254 -

          Stage 1 - - - - 565 -

          Stage 2 - - - - 603 -

 

Approach EB WB NB

HCM Control Delay, s 0 1.5 20.6

HCM LOS C

 

Minor Lane/Major Mvmt NBLn1 NBLn2 EBT EBR WBL WBT

Capacity (veh/h) 254 490 - - 913 -

HCM Lane V/C Ratio 0.323 0.122 - - 0.064 -

HCM Control Delay (s) 25.8 13.4 - - 9.2 -

HCM Lane LOS D B - - A -

HCM 95th %tile Q(veh) 1.3 0.4 - - 0.2 -



HCM Signalized Intersection Capacity Analysis

1: Highway 99W/Highway 99 W & SW 124th Avenue 07/25/2022

2022 Existing - PM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Movement WBL WBR NBT NBR SBL SBT

Lane Configurations

Traffic Volume (vph) 572 660 882 175 696 1191

Future Volume (vph) 572 660 882 175 696 1191

Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900

Total Lost time (s) 4.0 4.3 4.0 4.0 4.0 4.0

Lane Util. Factor 0.97 0.88 0.95 1.00 *1.00 0.95

Frpb, ped/bikes 1.00 1.00 1.00 0.99 1.00 1.00

Flpb, ped/bikes 1.00 1.00 1.00 1.00 1.00 1.00

Frt 1.00 0.85 1.00 0.85 1.00 1.00

Flt Protected 0.95 1.00 1.00 1.00 0.95 1.00

Satd. Flow (prot) 3433 2787 3539 1533 3471 3539

Flt Permitted 0.95 1.00 1.00 1.00 0.95 1.00

Satd. Flow (perm) 3433 2787 3539 1533 3471 3539

Peak-hour factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95

Adj. Flow (vph) 602 695 928 184 733 1254

RTOR Reduction (vph) 0 0 0 94 0 0

Lane Group Flow (vph) 602 695 928 90 733 1254

Confl. Peds. (#/hr) 11

Confl. Bikes (#/hr) 1

Heavy Vehicles (%) 2% 2% 2% 4% 4% 2%

Turn Type Prot pt+ov NA Perm Prot NA

Protected Phases 8 1 4 2 1 6

Permitted Phases 2

Actuated Green, G (s) 26.3 43.2 40.0 40.0 32.1 77.7

Effective Green, g (s) 28.3 40.8 42.0 42.0 33.7 79.7

Actuated g/C Ratio 0.22 0.32 0.33 0.33 0.27 0.63

Clearance Time (s) 6.0 6.0 6.0 5.6 6.0

Vehicle Extension (s) 2.3 5.4 5.4 2.3 5.4

Lane Grp Cap (vph) 764 894 1169 506 920 2219

v/s Ratio Prot c0.18 c0.25 c0.26 c0.21 0.35

v/s Ratio Perm 0.06

v/c Ratio 0.79 0.78 0.79 0.18 0.80 0.57

Uniform Delay, d1 46.6 39.0 38.6 30.3 43.5 13.7

Progression Factor 1.00 1.00 1.00 1.00 1.00 1.00

Incremental Delay, d2 5.1 4.0 4.5 0.4 4.6 0.6

Delay (s) 51.7 43.1 43.1 30.7 48.1 14.3

Level of Service D D D C D B

Approach Delay (s) 47.1 41.0 26.8

Approach LOS D D C

Intersection Summary

HCM 2000 Control Delay 36.4 HCM 2000 Level of Service D

HCM 2000 Volume to Capacity ratio 0.79

Actuated Cycle Length (s) 127.1 Sum of lost time (s) 16.0

Intersection Capacity Utilization 74.5% ICU Level of Service D

Analysis Period (min) 15

c    Critical Lane Group



HCM Signalized Intersection Capacity Analysis

2: SW 124th Avenue & SW Tualatin Road 07/25/2022

2022 Existing - PM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Movement WBL WBR NBT NBR SBL SBT

Lane Configurations

Traffic Volume (vph) 27 503 748 44 366 509

Future Volume (vph) 27 503 748 44 366 509

Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900

Total Lost time (s) 4.0 4.0 4.0 4.0 4.0 4.0

Lane Util. Factor 1.00 1.00 0.95 1.00 1.00 0.95

Frpb, ped/bikes 1.00 1.00 1.00 0.97 1.00 1.00

Flpb, ped/bikes 1.00 1.00 1.00 1.00 1.00 1.00

Frt 1.00 0.85 1.00 0.85 1.00 1.00

Flt Protected 0.95 1.00 1.00 1.00 0.95 1.00

Satd. Flow (prot) 1626 1583 3539 1542 1769 3406

Flt Permitted 0.95 1.00 1.00 1.00 0.20 1.00

Satd. Flow (perm) 1626 1583 3539 1542 374 3406

Peak-hour factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95

Adj. Flow (vph) 28 529 787 46 385 536

RTOR Reduction (vph) 0 273 0 19 0 0

Lane Group Flow (vph) 28 256 787 27 385 536

Confl. Peds. (#/hr) 1 4 4

Heavy Vehicles (%) 11% 2% 2% 2% 2% 6%

Turn Type Prot pm+ov NA Perm pm+pt NA

Protected Phases 4 5 6 5 2

Permitted Phases 4 6 2

Actuated Green, G (s) 2.4 27.3 27.2 27.2 57.1 57.1

Effective Green, g (s) 3.4 29.3 28.2 28.2 58.1 58.1

Actuated g/C Ratio 0.05 0.39 0.38 0.38 0.78 0.78

Clearance Time (s) 5.0 5.0 5.0 5.0 5.0 5.0

Vehicle Extension (s) 3.0 3.0 3.9 3.9 3.0 3.0

Lane Grp Cap (vph) 73 620 1334 581 773 2645

v/s Ratio Prot 0.02 c0.14 c0.22 c0.17 0.16

v/s Ratio Perm 0.02 0.02 0.21

v/c Ratio 0.38 0.41 0.59 0.05 0.50 0.20

Uniform Delay, d1 34.7 16.5 18.7 14.8 5.8 2.2

Progression Factor 1.00 1.00 1.00 1.00 1.00 1.00

Incremental Delay, d2 3.3 0.4 0.8 0.0 0.5 0.0

Delay (s) 38.0 17.0 19.4 14.8 6.3 2.3

Level of Service D B B B A A

Approach Delay (s) 18.0 19.2 3.9

Approach LOS B B A

Intersection Summary

HCM 2000 Control Delay 12.8 HCM 2000 Level of Service B

HCM 2000 Volume to Capacity ratio 0.51

Actuated Cycle Length (s) 74.8 Sum of lost time (s) 14.0

Intersection Capacity Utilization 58.5% ICU Level of Service B

Analysis Period (min) 15

c    Critical Lane Group



HCM 6th TWSC

3: SW 108th Avenue/Residential Driveway & SW Tualatin Road 07/25/2022

2022 Existing - PM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 1.3

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Vol, veh/h 0 359 7 6 685 0 33 0 21 0 0 0

Future Vol, veh/h 0 359 7 6 685 0 33 0 21 0 0 0

Conflicting Peds, #/hr 6 0 2 2 0 6 0 0 0 0 0 0

Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop

RT Channelized - - None - - None - - None - - None

Storage Length 20 - - 50 - - - - - - - -

Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -

Grade, % - 0 - - 0 - - 0 - - 0 -

Peak Hour Factor 92 92 92 92 92 92 92 92 92 92 92 92

Heavy Vehicles, % 0 5 14 2 2 0 2 0 5 0 0 0

Mvmt Flow 0 390 8 7 745 0 36 0 23 0 0 0

 

Major/Minor Major1 Major2 Minor1 Minor2

Conflicting Flow All 751 0 0 400 0 0 1155 1161 396 1171 1165 751

          Stage 1 - - - - - - 396 396 - 765 765 -

          Stage 2 - - - - - - 759 765 - 406 400 -

Critical Hdwy 4.1 - - 4.12 - - 7.12 6.5 6.25 7.1 6.5 6.2

Critical Hdwy Stg 1 - - - - - - 6.12 5.5 - 6.1 5.5 -

Critical Hdwy Stg 2 - - - - - - 6.12 5.5 - 6.1 5.5 -

Follow-up Hdwy 2.2 - - 2.218 - - 3.518 4 3.345 3.5 4 3.3

Pot Cap-1 Maneuver 868 - - 1159 - - 174 197 647 171 196 414

          Stage 1 - - - - - - 629 607 - 399 415 -

          Stage 2 - - - - - - 399 415 - 626 605 -

Platoon blocked, % - - - -

Mov Cap-1 Maneuver 863 - - 1157 - - 173 194 646 163 193 412

Mov Cap-2 Maneuver - - - - - - 173 194 - 163 193 -

          Stage 1 - - - - - - 628 606 - 397 410 -

          Stage 2 - - - - - - 397 410 - 604 604 -

 

Approach EB WB NB SB

HCM Control Delay, s 0 0.1 24.6 0

HCM LOS C A

 

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLn1

Capacity (veh/h) 242 863 - - 1157 - - -

HCM Lane V/C Ratio 0.243 - - - 0.006 - - -

HCM Control Delay (s) 24.6 0 - - 8.1 - - 0

HCM Lane LOS C A - - A - - A

HCM 95th %tile Q(veh) 0.9 0 - - 0 - - -



HCM 6th TWSC

4: SW 108th Avenue & North Access 07/25/2022

2022 Existing - PM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 1.9

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Vol, veh/h 0 0 0 2 0 13 0 24 10 1 22 0

Future Vol, veh/h 0 0 0 2 0 13 0 24 10 1 22 0

Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0

Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free

RT Channelized - - None - - None - - None - - None

Storage Length 0 - 0 0 - 0 - - - - - -

Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -

Grade, % - 0 - - 0 - - 0 - - 0 -

Peak Hour Factor 90 92 90 92 92 92 90 90 92 92 90 90

Heavy Vehicles, % 0 2 0 2 2 2 0 9 2 2 3 0

Mvmt Flow 0 0 0 2 0 14 0 27 11 1 24 0

 

Major/Minor Minor2 Minor1 Major1 Major2

Conflicting Flow All 66 - 24 59 - 33 24 0 0 38 0 0

          Stage 1 26 - - 33 - - - - - - - -

          Stage 2 40 - - 26 - - - - - - - -

Critical Hdwy 7.1 - 6.2 7.12 - 6.22 4.1 - - 4.12 - -

Critical Hdwy Stg 1 6.1 - - 6.12 - - - - - - - -

Critical Hdwy Stg 2 6.1 - - 6.12 - - - - - - - -

Follow-up Hdwy 3.5 - 3.3 3.518 - 3.318 2.2 - - 2.218 - -

Pot Cap-1 Maneuver 932 0 1058 937 0 1041 1604 - - 1572 - -

          Stage 1 997 0 - 983 0 - - - - - - -

          Stage 2 980 0 - 992 0 - - - - - - -

Platoon blocked, % - - - -

Mov Cap-1 Maneuver 919 - 1058 936 - 1041 1604 - - 1572 - -

Mov Cap-2 Maneuver 919 - - 936 - - - - - - - -

          Stage 1 997 - - 983 - - - - - - - -

          Stage 2 967 - - 991 - - - - - - - -

 

Approach EB WB NB SB

HCM Control Delay, s 0 8.6 0 0.3

HCM LOS A A

 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1 EBLn2WBLn1WBLn2 SBL SBT SBR

Capacity (veh/h) 1604 - - - - 936 1041 1572 - -

HCM Lane V/C Ratio - - - - - 0.002 0.014 0.001 - -

HCM Control Delay (s) 0 - - 0 0 8.9 8.5 7.3 0 -

HCM Lane LOS A - - A A A A A A -

HCM 95th %tile Q(veh) 0 - - - - 0 0 0 - -



HCM 6th TWSC

5: SW 108th Avenue & South Access 07/25/2022

2022 Existing - PM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 0

Movement EBL EBR NBL NBT SBT SBR

Lane Configurations

Traffic Vol, veh/h 0 0 0 34 22 0

Future Vol, veh/h 0 0 0 34 22 0

Conflicting Peds, #/hr 0 0 0 0 0 0

Sign Control Stop Stop Free Free Free Free

RT Channelized - None - None - None

Storage Length 0 0 - - - -

Veh in Median Storage, # 0 - - 0 0 -

Grade, % 0 - - 0 0 -

Peak Hour Factor 92 92 92 92 92 92

Heavy Vehicles, % 2 2 2 2 2 2

Mvmt Flow 0 0 0 37 24 0

 

Major/Minor Minor2 Major1 Major2

Conflicting Flow All 61 24 24 0 - 0

          Stage 1 24 - - - - -

          Stage 2 37 - - - - -

Critical Hdwy 6.42 6.22 4.12 - - -

Critical Hdwy Stg 1 5.42 - - - - -

Critical Hdwy Stg 2 5.42 - - - - -

Follow-up Hdwy 3.518 3.318 2.218 - - -

Pot Cap-1 Maneuver 945 1052 1591 - - -

          Stage 1 999 - - - - -

          Stage 2 985 - - - - -

Platoon blocked, % - - -

Mov Cap-1 Maneuver 945 1052 1591 - - -

Mov Cap-2 Maneuver 945 - - - - -

          Stage 1 999 - - - - -

          Stage 2 985 - - - - -

 

Approach EB NB SB

HCM Control Delay, s 0 0 0

HCM LOS A

 

Minor Lane/Major Mvmt NBL NBT EBLn1 EBLn2 SBT SBR

Capacity (veh/h) 1591 - - - - -

HCM Lane V/C Ratio - - - - - -

HCM Control Delay (s) 0 - 0 0 - -

HCM Lane LOS A - A A - -

HCM 95th %tile Q(veh) 0 - - - - -



HCM Signalized Intersection Capacity Analysis

6: SW 124th Avenue & SW Leveton Drive 07/25/2022

2022 Existing - PM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Volume (vph) 22 41 29 46 3 208 16 567 23 60 464 12

Future Volume (vph) 22 41 29 46 3 208 16 567 23 60 464 12

Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900

Total Lost time (s) 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0

Lane Util. Factor 1.00 1.00 1.00 1.00 1.00 0.95 1.00 0.95

Frpb, ped/bikes 1.00 0.99 1.00 0.99 1.00 1.00 1.00 1.00

Flpb, ped/bikes 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Frt 1.00 0.94 1.00 0.85 1.00 0.99 1.00 1.00

Flt Protected 0.95 1.00 0.95 1.00 0.95 1.00 0.95 1.00

Satd. Flow (prot) 1769 1739 1626 1554 1107 3451 1769 3378

Flt Permitted 0.59 1.00 0.64 1.00 0.47 1.00 0.29 1.00

Satd. Flow (perm) 1100 1739 1089 1554 548 3451 546 3378

Peak-hour factor, PHF 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96

Adj. Flow (vph) 23 43 30 48 3 217 17 591 24 62 483 12

RTOR Reduction (vph) 0 23 0 0 161 0 0 3 0 0 2 0

Lane Group Flow (vph) 23 50 0 48 59 0 17 612 0 63 494 0

Confl. Peds. (#/hr) 1 1 1 1 2 2

Confl. Bikes (#/hr) 2 1

Heavy Vehicles (%) 2% 2% 2% 11% 67% 2% 63% 3% 26% 2% 5% 58%

Turn Type pm+pt NA pm+pt NA pm+pt NA pm+pt NA

Protected Phases 7 4 3 8 5 2 1 6

Permitted Phases 4 8 2 6

Actuated Green, G (s) 13.7 12.9 16.9 14.5 22.1 21.2 28.5 24.4

Effective Green, g (s) 15.7 13.9 18.9 15.5 24.1 22.2 30.5 25.4

Actuated g/C Ratio 0.26 0.23 0.31 0.26 0.40 0.37 0.50 0.42

Clearance Time (s) 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0

Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0

Lane Grp Cap (vph) 304 398 369 397 235 1264 377 1415

v/s Ratio Prot 0.00 0.03 c0.01 c0.04 0.00 c0.18 c0.01 0.15

v/s Ratio Perm 0.02 0.03 0.03 0.07

v/c Ratio 0.08 0.13 0.13 0.15 0.07 0.48 0.17 0.35

Uniform Delay, d1 16.9 18.5 14.8 17.4 11.2 14.8 8.3 12.0

Progression Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Incremental Delay, d2 0.1 0.1 0.2 0.2 0.1 0.3 0.2 0.2

Delay (s) 17.0 18.7 15.0 17.6 11.3 15.1 8.5 12.1

Level of Service B B B B B B A B

Approach Delay (s) 18.3 17.1 15.0 11.7

Approach LOS B B B B

Intersection Summary

HCM 2000 Control Delay 14.4 HCM 2000 Level of Service B

HCM 2000 Volume to Capacity ratio 0.32

Actuated Cycle Length (s) 60.6 Sum of lost time (s) 16.0

Intersection Capacity Utilization 51.7% ICU Level of Service A

Analysis Period (min) 15

c    Critical Lane Group



HCM 6th AWSC

7: SW 118th Drive/JAE Access & SW Leveton Drive 07/25/2022

2022 Existing - PM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Intersection Delay, s/veh 8.7

Intersection LOS A

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Vol, veh/h 6 98 10 19 234 2 17 3 6 2 4 13

Future Vol, veh/h 6 98 10 19 234 2 17 3 6 2 4 13

Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92

Heavy Vehicles, % 2 5 20 2 3 2 6 2 17 2 25 2

Mvmt Flow 7 107 11 21 254 2 18 3 7 2 4 14

Number of Lanes 0 1 0 0 1 0 0 1 0 0 1 0

Approach EB WB NB SB

Opposing Approach WB EB SB NB

Opposing Lanes 1 1 1 1

Conflicting Approach Left SB NB EB WB

Conflicting Lanes Left 1 1 1 1

Conflicting Approach RightNB SB WB EB

Conflicting Lanes Right 1 1 1 1

HCM Control Delay 8 9.1 8.1 7.6

HCM LOS A A A A

        

Lane NBLn1 EBLn1WBLn1 SBLn1

Vol Left, % 65% 5% 7% 11%

Vol Thru, % 12% 86% 92% 21%

Vol Right, % 23% 9% 1% 68%

Sign Control Stop Stop Stop Stop

Traffic Vol by Lane 26 114 255 19

LT Vol 17 6 19 2

Through Vol 3 98 234 4

RT Vol 6 10 2 13

Lane Flow Rate 28 124 277 21

Geometry Grp 1 1 1 1

Degree of Util (X) 0.038 0.148 0.317 0.026

Departure Headway (Hd) 4.893 4.29 4.122 4.453

Convergence, Y/N Yes Yes Yes Yes

Cap 735 841 862 807

Service Time 2.902 2.29 2.197 2.462

HCM Lane V/C Ratio 0.038 0.147 0.321 0.026

HCM Control Delay 8.1 8 9.1 7.6

HCM Lane LOS A A A A

HCM 95th-tile Q 0.1 0.5 1.4 0.1



HCM 6th TWSC

8: SW Leveton Drive & West Driveway 07/25/2022

2022 Existing - PM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 6.3

Movement EBL EBT WBT WBR SBL SBR

Lane Configurations

Traffic Vol, veh/h 79 29 103 35 76 152

Future Vol, veh/h 79 29 103 35 76 152

Conflicting Peds, #/hr 2 0 0 2 0 0

Sign Control Free Free Free Free Stop Stop

RT Channelized - None - None - None

Storage Length - - - - 0 0

Veh in Median Storage, # - 0 0 - 0 -

Grade, % - 0 0 - 0 -

Peak Hour Factor 91 91 91 91 91 91

Heavy Vehicles, % 6 3 2 2 2 5

Mvmt Flow 87 32 113 38 84 167

 

Major/Minor Major1 Major2 Minor2

Conflicting Flow All 153 0 - 0 340 134

          Stage 1 - - - - 134 -

          Stage 2 - - - - 206 -

Critical Hdwy 4.16 - - - 6.42 6.25

Critical Hdwy Stg 1 - - - - 5.42 -

Critical Hdwy Stg 2 - - - - 5.42 -

Follow-up Hdwy 2.254 - - - 3.518 3.345

Pot Cap-1 Maneuver 1403 - - - 656 907

          Stage 1 - - - - 892 -

          Stage 2 - - - - 829 -

Platoon blocked, % - - -

Mov Cap-1 Maneuver 1400 - - - 612 905

Mov Cap-2 Maneuver - - - - 612 -

          Stage 1 - - - - 834 -

          Stage 2 - - - - 827 -

 

Approach EB WB SB

HCM Control Delay, s 5.7 0 10.5

HCM LOS B

 

Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1 SBLn2

Capacity (veh/h) 1400 - - - 612 905

HCM Lane V/C Ratio 0.062 - - - 0.136 0.185

HCM Control Delay (s) 7.7 0 - - 11.8 9.9

HCM Lane LOS A A - - B A

HCM 95th %tile Q(veh) 0.2 - - - 0.5 0.7



HCM 6th TWSC

9: SW Leveton Drive & Center Driveway 07/25/2022

2022 Existing - PM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 2.2

Movement EBL EBT WBT WBR SBL SBR

Lane Configurations

Traffic Vol, veh/h 10 97 109 20 28 28

Future Vol, veh/h 10 97 109 20 28 28

Conflicting Peds, #/hr 5 0 0 5 0 0

Sign Control Free Free Free Free Stop Stop

RT Channelized - None - None - None

Storage Length - - - - 0 0

Veh in Median Storage, # - 0 0 - 0 -

Grade, % - 0 0 - 0 -

Peak Hour Factor 84 84 84 84 84 84

Heavy Vehicles, % 2 2 2 2 2 2

Mvmt Flow 12 115 130 24 33 33

 

Major/Minor Major1 Major2 Minor2

Conflicting Flow All 159 0 - 0 286 147

          Stage 1 - - - - 147 -

          Stage 2 - - - - 139 -

Critical Hdwy 4.12 - - - 6.42 6.22

Critical Hdwy Stg 1 - - - - 5.42 -

Critical Hdwy Stg 2 - - - - 5.42 -

Follow-up Hdwy 2.218 - - - 3.518 3.318

Pot Cap-1 Maneuver 1420 - - - 704 900

          Stage 1 - - - - 880 -

          Stage 2 - - - - 888 -

Platoon blocked, % - - -

Mov Cap-1 Maneuver 1413 - - - 691 896

Mov Cap-2 Maneuver - - - - 691 -

          Stage 1 - - - - 868 -

          Stage 2 - - - - 884 -

 

Approach EB WB SB

HCM Control Delay, s 0.7 0 9.9

HCM LOS A

 

Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1 SBLn2

Capacity (veh/h) 1413 - - - 691 896

HCM Lane V/C Ratio 0.008 - - - 0.048 0.037

HCM Control Delay (s) 7.6 0 - - 10.5 9.2

HCM Lane LOS A A - - B A

HCM 95th %tile Q(veh) 0 - - - 0.2 0.1



HCM 6th TWSC

10: Calmax Driveway/East Driveway & SW Leveton Drive 07/25/2022

2022 Existing - PM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 2.7

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Vol, veh/h 2 109 0 2 105 3 6 0 3 38 0 27

Future Vol, veh/h 2 109 0 2 105 3 6 0 3 38 0 27

Conflicting Peds, #/hr 6 0 2 2 0 6 0 0 0 0 0 0

Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop

RT Channelized - - None - - None - - None - - None

Storage Length - - - - - - - - - - - -

Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -

Grade, % - 0 - - 0 - - 0 - - 0 -

Peak Hour Factor 82 82 82 82 82 82 82 82 82 82 82 82

Heavy Vehicles, % 2 3 2 50 1 2 2 2 33 2 2 2

Mvmt Flow 2 133 0 2 128 4 7 0 4 46 0 33

 

Major/Minor Major1 Major2 Minor1 Minor2

Conflicting Flow All 138 0 0 135 0 0 290 281 135 279 279 136

          Stage 1 - - - - - - 139 139 - 140 140 -

          Stage 2 - - - - - - 151 142 - 139 139 -

Critical Hdwy 4.12 - - 4.6 - - 7.12 6.52 6.53 7.12 6.52 6.22

Critical Hdwy Stg 1 - - - - - - 6.12 5.52 - 6.12 5.52 -

Critical Hdwy Stg 2 - - - - - - 6.12 5.52 - 6.12 5.52 -

Follow-up Hdwy 2.218 - - 2.65 - - 3.518 4.018 3.597 3.518 4.018 3.318

Pot Cap-1 Maneuver 1446 - - 1201 - - 662 627 837 673 629 913

          Stage 1 - - - - - - 864 782 - 863 781 -

          Stage 2 - - - - - - 851 779 - 864 782 -

Platoon blocked, % - - - -

Mov Cap-1 Maneuver 1438 - - 1199 - - 635 619 835 664 621 908

Mov Cap-2 Maneuver - - - - - - 635 619 - 664 621 -

          Stage 1 - - - - - - 861 779 - 856 775 -

          Stage 2 - - - - - - 818 773 - 858 779 -

 

Approach EB WB NB SB

HCM Control Delay, s 0.1 0.1 10.3 10.4

HCM LOS B B

 

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLn1

Capacity (veh/h) 690 1438 - - 1199 - - 747

HCM Lane V/C Ratio 0.016 0.002 - - 0.002 - - 0.106

HCM Control Delay (s) 10.3 7.5 0 - 8 0 - 10.4

HCM Lane LOS B A A - A A - B

HCM 95th %tile Q(veh) 0 0 - - 0 - - 0.4



HCM 6th TWSC

11: SW 108th Avenue & SW Leveton Drive 07/25/2022

2022 Existing - PM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 7.7

Movement EBL EBR NBL NBT SBT SBR

Lane Configurations

Traffic Vol, veh/h 23 127 80 11 13 9

Future Vol, veh/h 23 127 80 11 13 9

Conflicting Peds, #/hr 0 0 0 0 0 0

Sign Control Stop Stop Free Free Free Free

RT Channelized - None - None - None

Storage Length 0 - - - - -

Veh in Median Storage, # 0 - - 0 0 -

Grade, % 0 - - 0 0 -

Peak Hour Factor 84 84 84 84 84 84

Heavy Vehicles, % 9 2 3 2 2 2

Mvmt Flow 27 151 95 13 15 11

 

Major/Minor Minor2 Major1 Major2

Conflicting Flow All 224 21 26 0 - 0

          Stage 1 21 - - - - -

          Stage 2 203 - - - - -

Critical Hdwy 6.49 6.22 4.13 - - -

Critical Hdwy Stg 1 5.49 - - - - -

Critical Hdwy Stg 2 5.49 - - - - -

Follow-up Hdwy 3.581 3.318 2.227 - - -

Pot Cap-1 Maneuver 749 1056 1582 - - -

          Stage 1 984 - - - - -

          Stage 2 815 - - - - -

Platoon blocked, % - - -

Mov Cap-1 Maneuver 704 1056 1582 - - -

Mov Cap-2 Maneuver 704 - - - - -

          Stage 1 925 - - - - -

          Stage 2 815 - - - - -

 

Approach EB NB SB

HCM Control Delay, s 9.5 6.5 0

HCM LOS A

 

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR

Capacity (veh/h) 1582 - 981 - -

HCM Lane V/C Ratio 0.06 - 0.182 - -

HCM Control Delay (s) 7.4 0 9.5 - -

HCM Lane LOS A A A - -

HCM 95th %tile Q(veh) 0.2 - 0.7 - -



HCM Signalized Intersection Capacity Analysis

12: SW Herman Road & SW 108th Avenue 07/25/2022

2022 Existing - PM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Movement EBL EBT WBT WBR SBL SBR

Lane Configurations

Traffic Volume (vph) 6 243 423 83 177 18

Future Volume (vph) 6 243 423 83 177 18

Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900

Total Lost time (s) 4.0 4.0 4.0 4.0 4.0

Lane Util. Factor 1.00 1.00 1.00 1.00 1.00

Frpb, ped/bikes 1.00 1.00 1.00 1.00 1.00

Flpb, ped/bikes 1.00 1.00 1.00 1.00 1.00

Frt 1.00 1.00 0.98 1.00 0.85

Flt Protected 0.95 1.00 1.00 0.95 1.00

Satd. Flow (prot) 1543 1792 1735 1770 1524

Flt Permitted 0.27 1.00 1.00 0.95 1.00

Satd. Flow (perm) 441 1792 1735 1770 1524

Peak-hour factor, PHF 0.99 0.99 0.99 0.99 0.99 0.99

Adj. Flow (vph) 6 245 427 84 179 18

RTOR Reduction (vph) 0 0 9 0 0 13

Lane Group Flow (vph) 6 245 502 0 179 5

Confl. Bikes (#/hr) 2

Heavy Vehicles (%) 17% 6% 7% 5% 2% 6%

Turn Type pm+pt NA NA Prot Prot

Protected Phases 5 2 6 4 4

Permitted Phases 2

Actuated Green, G (s) 25.4 25.4 19.4 10.3 10.3

Effective Green, g (s) 26.8 26.8 20.8 12.8 12.8

Actuated g/C Ratio 0.56 0.56 0.44 0.27 0.27

Clearance Time (s) 5.4 5.4 5.4 6.5 6.5

Vehicle Extension (s) 2.0 3.1 3.1 2.6 2.6

Lane Grp Cap (vph) 294 1008 758 475 409

v/s Ratio Prot 0.00 c0.14 c0.29 c0.10 0.00

v/s Ratio Perm 0.01

v/c Ratio 0.02 0.24 0.66 0.38 0.01

Uniform Delay, d1 5.8 5.3 10.6 14.2 12.8

Progression Factor 1.00 1.00 1.00 1.00 1.00

Incremental Delay, d2 0.0 0.1 2.2 0.4 0.0

Delay (s) 5.8 5.4 12.8 14.5 12.8

Level of Service A A B B B

Approach Delay (s) 5.4 12.8 14.4

Approach LOS A B B

Intersection Summary

HCM 2000 Control Delay 11.2 HCM 2000 Level of Service B

HCM 2000 Volume to Capacity ratio 0.55

Actuated Cycle Length (s) 47.6 Sum of lost time (s) 12.0

Intersection Capacity Utilization 43.8% ICU Level of Service A

Analysis Period (min) 15

c    Critical Lane Group



HCM 6th TWSC

13: SW Teton Street & SW Tualatin Road 08/15/2022

2022 Existing - PM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 14.9

Movement EBT EBR WBL WBT NBL NBR

Lane Configurations

Traffic Vol, veh/h 312 72 29 584 176 64

Future Vol, veh/h 312 72 29 584 176 64

Conflicting Peds, #/hr 0 0 0 0 0 0

Sign Control Free Free Free Free Stop Stop

RT Channelized - None - None - None

Storage Length - - 50 - 0 0

Veh in Median Storage, # 0 - - 0 0 -

Grade, % 0 - - 0 0 -

Peak Hour Factor 87 87 87 87 87 87

Heavy Vehicles, % 2 10 2 2 7 3

Mvmt Flow 359 83 33 671 202 74

 

Major/Minor Major1 Major2 Minor1

Conflicting Flow All 0 0 442 0 1138 401

          Stage 1 - - - - 401 -

          Stage 2 - - - - 737 -

Critical Hdwy - - 4.12 - 6.47 6.23

Critical Hdwy Stg 1 - - - - 5.47 -

Critical Hdwy Stg 2 - - - - 5.47 -

Follow-up Hdwy - - 2.218 - 3.563 3.327

Pot Cap-1 Maneuver - - 1118 - 218 647

          Stage 1 - - - - 666 -

          Stage 2 - - - - 464 -

Platoon blocked, % - - -

Mov Cap-1 Maneuver - - 1118 - 211 647

Mov Cap-2 Maneuver - - - - 211 -

          Stage 1 - - - - 666 -

          Stage 2 - - - - 450 -

 

Approach EB WB NB

HCM Control Delay, s 0 0.4 75.7

HCM LOS F

 

Minor Lane/Major Mvmt NBLn1 NBLn2 EBT EBR WBL WBT

Capacity (veh/h) 211 647 - - 1118 -

HCM Lane V/C Ratio 0.959 0.114 - - 0.03 -

HCM Control Delay (s) 99.1 11.3 - - 8.3 -

HCM Lane LOS F B - - A -

HCM 95th %tile Q(veh) 8.2 0.4 - - 0.1 -



SimTraffic Performance Report

2022 Existing 08/11/2022

2022 Existing - PM Peak Hour SimTraffic Report

Lam Research New Office Mackenzie

13: SW Teton Street & SW Tualatin Road Performance by movement 

Movement EBT EBR WBL WBT NBL NBR All

Denied Delay (hr) 0.0 0.0 0.0 0.1 0.0 0.0 0.1

Denied Del/Veh (s) 0.0 0.0 3.3 0.5 0.2 0.1 0.4

Total Delay (hr) 0.1 0.0 0.0 0.1 1.4 0.1 1.8

Total Del/Veh (s) 1.2 1.1 4.4 0.8 26.5 7.4 5.1

Stop Delay (hr) 0.0 0.0 0.0 0.0 1.2 0.1 1.2

Stop Del/Veh (s) 0.0 0.0 1.1 0.0 22.5 3.9 3.5



HCM Signalized Intersection Capacity Analysis

1: Highway 99W/Highway 99 W & SW 124th Avenue 07/27/2022

2024 Pre-Development - AM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Movement WBL WBR NBT NBR SBL SBT

Lane Configurations

Traffic Volume (vph) 149 284 1051 484 931 752

Future Volume (vph) 149 284 1051 484 931 752

Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900

Total Lost time (s) 4.0 4.3 4.0 4.0 4.0 4.0

Lane Util. Factor 0.97 0.88 0.95 1.00 *1.00 0.95

Frpb, ped/bikes 1.00 1.00 1.00 0.99 1.00 1.00

Flpb, ped/bikes 1.00 1.00 1.00 1.00 1.00 1.00

Frt 1.00 0.85 1.00 0.85 1.00 1.00

Flt Protected 0.95 1.00 1.00 1.00 0.95 1.00

Satd. Flow (prot) 3155 2515 3406 1547 3438 3282

Flt Permitted 0.95 1.00 1.00 1.00 0.95 1.00

Satd. Flow (perm) 3155 2515 3406 1547 3438 3282

Peak-hour factor, PHF 0.88 0.88 0.88 0.88 0.88 0.88

Adj. Flow (vph) 169 323 1194 550 1058 855

RTOR Reduction (vph) 0 0 0 143 0 0

Lane Group Flow (vph) 169 323 1194 407 1058 855

Confl. Peds. (#/hr) 5 1 1

Heavy Vehicles (%) 11% 13% 6% 3% 5% 10%

Turn Type custom pt+ov NA Perm Prot NA

Protected Phases 8 1 4 2 1 6

Permitted Phases 4 2

Actuated Green, G (s) 18.0 56.9 54.8 54.8 44.8 105.2

Effective Green, g (s) 22.0 54.5 56.8 56.8 46.4 107.2

Actuated g/C Ratio 0.16 0.39 0.41 0.41 0.33 0.76

Clearance Time (s) 6.0 6.0 6.0 5.6 6.0

Vehicle Extension (s) 2.3 5.4 5.4 2.3 5.4

Lane Grp Cap (vph) 585 977 1379 626 1137 2509

v/s Ratio Prot c0.03 0.13 c0.35 c0.31 0.26

v/s Ratio Perm 0.03 0.26

v/c Ratio 0.29 0.33 0.87 0.65 0.93 0.34

Uniform Delay, d1 52.6 30.1 38.2 33.7 45.3 5.3

Progression Factor 1.00 1.00 1.00 1.00 1.00 1.00

Incremental Delay, d2 0.2 0.1 6.6 3.4 13.2 0.2

Delay (s) 52.8 30.2 44.8 37.1 58.5 5.4

Level of Service D C D D E A

Approach Delay (s) 37.9 42.4 34.8

Approach LOS D D C

Intersection Summary

HCM 2000 Control Delay 38.4 HCM 2000 Level of Service D

HCM 2000 Volume to Capacity ratio 0.80

Actuated Cycle Length (s) 140.2 Sum of lost time (s) 16.0

Intersection Capacity Utilization 74.3% ICU Level of Service D

Analysis Period (min) 15

c    Critical Lane Group



HCM Signalized Intersection Capacity Analysis

2: SW 124th Avenue & SW Tualatin Road 07/27/2022

2024 Pre-Development - AM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Movement WBL WBR NBT NBR SBL SBT

Lane Configurations

Traffic Volume (vph) 63 178 254 38 582 817

Future Volume (vph) 63 178 254 38 582 817

Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900

Total Lost time (s) 4.0 4.0 4.0 4.0 4.0 4.0

Lane Util. Factor 1.00 1.00 0.95 1.00 1.00 0.95

Frpb, ped/bikes 1.00 1.00 1.00 0.98 1.00 1.00

Flpb, ped/bikes 1.00 1.00 1.00 1.00 1.00 1.00

Frt 1.00 0.85 1.00 0.85 1.00 1.00

Flt Protected 0.95 1.00 1.00 1.00 0.95 1.00

Satd. Flow (prot) 1641 1553 3059 1503 1769 3406

Flt Permitted 0.95 1.00 1.00 1.00 0.38 1.00

Satd. Flow (perm) 1641 1553 3059 1503 716 3406

Peak-hour factor, PHF 0.80 0.80 0.80 0.80 0.80 0.80

Adj. Flow (vph) 79 222 318 48 728 1021

RTOR Reduction (vph) 0 98 0 38 0 0

Lane Group Flow (vph) 79 125 318 10 728 1021

Confl. Peds. (#/hr) 2 2

Heavy Vehicles (%) 10% 4% 18% 5% 2% 6%

Turn Type Prot pm+ov NA Perm pm+pt NA

Protected Phases 4 5 6 5 2

Permitted Phases 4 6 2

Actuated Green, G (s) 7.0 42.6 15.6 15.6 56.2 56.2

Effective Green, g (s) 8.0 44.6 16.6 16.6 57.2 57.2

Actuated g/C Ratio 0.10 0.56 0.21 0.21 0.72 0.72

Clearance Time (s) 5.0 5.0 5.0 5.0 5.0 5.0

Vehicle Extension (s) 3.0 3.0 3.9 3.9 3.0 3.0

Lane Grp Cap (vph) 165 873 640 314 1002 2456

v/s Ratio Prot c0.05 0.07 0.10 c0.34 0.30

v/s Ratio Perm 0.01 0.01 c0.19

v/c Ratio 0.48 0.14 0.50 0.03 0.73 0.42

Uniform Delay, d1 33.7 8.3 27.7 25.0 6.3 4.4

Progression Factor 1.00 1.00 1.00 1.00 1.00 1.00

Incremental Delay, d2 2.2 0.1 0.8 0.1 2.7 0.1

Delay (s) 35.9 8.3 28.5 25.0 8.9 4.5

Level of Service D A C C A A

Approach Delay (s) 15.5 28.0 6.3

Approach LOS B C A

Intersection Summary

HCM 2000 Control Delay 10.8 HCM 2000 Level of Service B

HCM 2000 Volume to Capacity ratio 0.68

Actuated Cycle Length (s) 79.3 Sum of lost time (s) 14.0

Intersection Capacity Utilization 55.5% ICU Level of Service B

Analysis Period (min) 15

c    Critical Lane Group



HCM 6th TWSC

3: SW 108th Avenue/Residential Driveway & SW Tualatin Road 07/27/2022

2024 Pre-Development - AM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Vol, veh/h 0 574 39 51 292 0 11 0 8 0 0 0

Future Vol, veh/h 0 574 39 51 292 0 11 0 8 0 0 0

Conflicting Peds, #/hr 4 0 1 1 0 4 0 0 0 0 0 0

Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop

RT Channelized - - None - - None - - None - - None

Storage Length 20 - - 50 - - - - - - - -

Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -

Grade, % - 0 - - 0 - - 0 - - 0 -

Peak Hour Factor 84 84 84 84 84 84 84 84 84 84 84 84

Heavy Vehicles, % 0 3 7 8 6 0 9 0 38 0 0 0

Mvmt Flow 0 683 46 61 348 0 13 0 10 0 0 0

 

Major/Minor Major1 Major2 Minor1 Minor2

Conflicting Flow All 352 0 0 730 0 0 1177 1181 707 1185 1204 352

          Stage 1 - - - - - - 707 707 - 474 474 -

          Stage 2 - - - - - - 470 474 - 711 730 -

Critical Hdwy 4.1 - - 4.18 - - 7.19 6.5 6.58 7.1 6.5 6.2

Critical Hdwy Stg 1 - - - - - - 6.19 5.5 - 6.1 5.5 -

Critical Hdwy Stg 2 - - - - - - 6.19 5.5 - 6.1 5.5 -

Follow-up Hdwy 2.2 - - 2.272 - - 3.581 4 3.642 3.5 4 3.3

Pot Cap-1 Maneuver 1218 - - 847 - - 163 192 380 167 186 696

          Stage 1 - - - - - - 415 441 - 575 561 -

          Stage 2 - - - - - - 561 561 - 427 431 -

Platoon blocked, % - - - -

Mov Cap-1 Maneuver 1213 - - 846 - - 154 177 380 153 172 693

Mov Cap-2 Maneuver - - - - - - 154 177 - 153 172 -

          Stage 1 - - - - - - 415 441 - 573 518 -

          Stage 2 - - - - - - 521 518 - 416 431 -

 

Approach EB WB NB SB

HCM Control Delay, s 0 1.4 24.7 0

HCM LOS C A

 

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLn1

Capacity (veh/h) 205 1213 - - 846 - - -

HCM Lane V/C Ratio 0.11 - - - 0.072 - - -

HCM Control Delay (s) 24.7 0 - - 9.6 - - 0

HCM Lane LOS C A - - A - - A

HCM 95th %tile Q(veh) 0.4 0 - - 0.2 - - -



HCM 6th TWSC

4: SW 108th Avenue & North Access 07/27/2022

2024 Pre-Development - AM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 0.9

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Vol, veh/h 0 0 0 7 0 1 0 7 15 2 65 0

Future Vol, veh/h 0 0 0 7 0 1 0 7 15 2 65 0

Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0

Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free

RT Channelized - - None - - None - - None - - None

Storage Length 0 - 0 0 - 0 - - - - - -

Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -

Grade, % - 0 - - 0 - - 0 - - 0 -

Peak Hour Factor 90 92 90 92 92 92 90 90 92 92 90 90

Heavy Vehicles, % 0 2 0 2 2 2 0 9 2 2 3 0

Mvmt Flow 0 0 0 8 0 1 0 8 16 2 72 0

 

Major/Minor Minor2 Minor1 Major1 Major2

Conflicting Flow All 93 - 72 92 - 16 72 0 0 24 0 0

          Stage 1 76 - - 16 - - - - - - - -

          Stage 2 17 - - 76 - - - - - - - -

Critical Hdwy 7.1 - 6.2 7.12 - 6.22 4.1 - - 4.12 - -

Critical Hdwy Stg 1 6.1 - - 6.12 - - - - - - - -

Critical Hdwy Stg 2 6.1 - - 6.12 - - - - - - - -

Follow-up Hdwy 3.5 - 3.3 3.518 - 3.318 2.2 - - 2.218 - -

Pot Cap-1 Maneuver 895 0 996 892 0 1063 1541 - - 1591 - -

          Stage 1 938 0 - 1004 0 - - - - - - -

          Stage 2 1008 0 - 933 0 - - - - - - -

Platoon blocked, % - - - -

Mov Cap-1 Maneuver 893 - 996 891 - 1063 1541 - - 1591 - -

Mov Cap-2 Maneuver 893 - - 891 - - - - - - - -

          Stage 1 938 - - 1004 - - - - - - - -

          Stage 2 1007 - - 932 - - - - - - - -

 

Approach EB WB NB SB

HCM Control Delay, s 0 9 0 0.2

HCM LOS A A

 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1 EBLn2WBLn1WBLn2 SBL SBT SBR

Capacity (veh/h) 1541 - - - - 891 1063 1591 - -

HCM Lane V/C Ratio - - - - - 0.009 0.001 0.001 - -

HCM Control Delay (s) 0 - - 0 0 9.1 8.4 7.3 0 -

HCM Lane LOS A - - A A A A A A -

HCM 95th %tile Q(veh) 0 - - - - 0 0 0 - -



HCM 6th TWSC

5: SW 108th Avenue & South Access 07/27/2022

2024 Pre-Development - AM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 0

Movement EBL EBR NBL NBT SBT SBR

Lane Configurations

Traffic Vol, veh/h 0 0 0 22 65 0

Future Vol, veh/h 0 0 0 22 65 0

Conflicting Peds, #/hr 0 0 0 0 0 0

Sign Control Stop Stop Free Free Free Free

RT Channelized - None - None - None

Storage Length 0 0 - - - -

Veh in Median Storage, # 0 - - 0 0 -

Grade, % 0 - - 0 0 -

Peak Hour Factor 92 92 92 92 92 92

Heavy Vehicles, % 2 2 2 2 2 2

Mvmt Flow 0 0 0 24 71 0

 

Major/Minor Minor2 Major1 Major2

Conflicting Flow All 95 71 71 0 - 0

          Stage 1 71 - - - - -

          Stage 2 24 - - - - -

Critical Hdwy 6.42 6.22 4.12 - - -

Critical Hdwy Stg 1 5.42 - - - - -

Critical Hdwy Stg 2 5.42 - - - - -

Follow-up Hdwy 3.518 3.318 2.218 - - -

Pot Cap-1 Maneuver 905 991 1529 - - -

          Stage 1 952 - - - - -

          Stage 2 999 - - - - -

Platoon blocked, % - - -

Mov Cap-1 Maneuver 905 991 1529 - - -

Mov Cap-2 Maneuver 905 - - - - -

          Stage 1 952 - - - - -

          Stage 2 999 - - - - -

 

Approach EB NB SB

HCM Control Delay, s 0 0 0

HCM LOS A

 

Minor Lane/Major Mvmt NBL NBT EBLn1 EBLn2 SBT SBR

Capacity (veh/h) 1529 - - - - -

HCM Lane V/C Ratio - - - - - -

HCM Control Delay (s) 0 - 0 0 - -

HCM Lane LOS A - A A - -

HCM 95th %tile Q(veh) 0 - - - - -



HCM Signalized Intersection Capacity Analysis

6: SW 124th Avenue & SW Leveton Drive 07/27/2022

2024 Pre-Development - AM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Volume (vph) 6 62 12 18 5 15 27 264 66 194 658 33

Future Volume (vph) 6 62 12 18 5 15 27 264 66 194 658 33

Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900

Total Lost time (s) 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0

Lane Util. Factor 1.00 1.00 1.00 1.00 1.00 0.95 1.00 0.95

Frpb, ped/bikes 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Flpb, ped/bikes 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Frt 1.00 0.98 1.00 0.89 1.00 0.97 1.00 0.99

Flt Protected 0.95 1.00 0.95 1.00 0.95 1.00 0.95 1.00

Satd. Flow (prot) 1081 1802 1480 1656 1467 3050 1752 3358

Flt Permitted 0.72 1.00 0.70 1.00 0.36 1.00 0.44 1.00

Satd. Flow (perm) 824 1802 1096 1656 557 3050 818 3358

Peak-hour factor, PHF 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90

Adj. Flow (vph) 7 69 13 20 6 17 30 293 73 216 731 37

RTOR Reduction (vph) 0 8 0 0 15 0 0 19 0 0 2 0

Lane Group Flow (vph) 7 74 0 20 8 0 30 347 0 216 766 0

Confl. Peds. (#/hr) 1 1

Heavy Vehicles (%) 67% 2% 8% 22% 2% 2% 23% 17% 6% 3% 6% 19%

Turn Type pm+pt NA pm+pt NA pm+pt NA pm+pt NA

Protected Phases 7 4 3 8 5 2 1 6

Permitted Phases 4 8 2 6

Actuated Green, G (s) 7.8 7.1 7.4 6.9 24.0 21.8 38.0 30.8

Effective Green, g (s) 9.8 8.1 9.4 7.9 26.0 22.8 39.0 31.8

Actuated g/C Ratio 0.16 0.13 0.16 0.13 0.43 0.38 0.64 0.52

Clearance Time (s) 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0

Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0

Lane Grp Cap (vph) 140 240 179 215 287 1147 714 1762

v/s Ratio Prot 0.00 c0.04 c0.00 0.00 0.01 0.11 c0.06 c0.23

v/s Ratio Perm 0.01 0.01 0.04 0.13

v/c Ratio 0.05 0.31 0.11 0.04 0.10 0.30 0.30 0.43

Uniform Delay, d1 21.4 23.7 21.9 23.0 10.1 13.3 4.6 8.9

Progression Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Incremental Delay, d2 0.1 0.7 0.3 0.1 0.2 0.1 0.2 0.2

Delay (s) 21.6 24.5 22.2 23.1 10.2 13.5 4.8 9.0

Level of Service C C C C B B A A

Approach Delay (s) 24.2 22.7 13.2 8.1

Approach LOS C C B A

Intersection Summary

HCM 2000 Control Delay 10.8 HCM 2000 Level of Service B

HCM 2000 Volume to Capacity ratio 0.40

Actuated Cycle Length (s) 60.6 Sum of lost time (s) 16.0

Intersection Capacity Utilization 41.1% ICU Level of Service A

Analysis Period (min) 15

c    Critical Lane Group



HCM 6th AWSC

7: SW 118th Drive/JAE Access & SW Leveton Drive 07/27/2022

2024 Pre-Development - AM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Intersection Delay, s/veh 9.6

Intersection LOS A

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Vol, veh/h 12 286 18 7 31 0 7 3 16 0 0 1

Future Vol, veh/h 12 286 18 7 31 0 7 3 16 0 0 1

Peak Hour Factor 0.84 0.84 0.84 0.84 0.84 0.84 0.84 0.84 0.84 0.84 0.84 0.84

Heavy Vehicles, % 2 2 11 57 7 2 14 2 33 2 2 2

Mvmt Flow 14 340 21 8 37 0 8 4 19 0 0 1

Number of Lanes 0 1 0 0 1 0 0 1 0 0 1 0

Approach EB WB NB SB

Opposing Approach WB EB SB NB

Opposing Lanes 1 1 1 1

Conflicting Approach Left SB NB EB WB

Conflicting Lanes Left 1 1 1 1

Conflicting Approach RightNB SB WB EB

Conflicting Lanes Right 1 1 1 1

HCM Control Delay 9.9 8.7 8 7.3

HCM LOS A A A A

        

Lane NBLn1 EBLn1WBLn1 SBLn1

Vol Left, % 27% 4% 18% 0%

Vol Thru, % 12% 91% 82% 0%

Vol Right, % 62% 6% 0% 100%

Sign Control Stop Stop Stop Stop

Traffic Vol by Lane 26 316 38 1

LT Vol 7 12 7 0

Through Vol 3 286 31 0

RT Vol 16 18 0 1

Lane Flow Rate 31 376 45 1

Geometry Grp 1 1 1 1

Degree of Util (X) 0.041 0.418 0.066 0.001

Departure Headway (Hd) 4.753 3.998 5.248 4.3

Convergence, Y/N Yes Yes Yes Yes

Cap 758 895 674 837

Service Time 2.753 2.046 3.348 2.302

HCM Lane V/C Ratio 0.041 0.42 0.067 0.001

HCM Control Delay 8 9.9 8.7 7.3

HCM Lane LOS A A A A

HCM 95th-tile Q 0.1 2.1 0.2 0



HCM 6th TWSC

8: SW Leveton Drive & West Driveway 07/27/2022

2024 Pre-Development - AM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 3.4

Movement EBL EBT WBT WBR SBL SBR

Lane Configurations

Traffic Vol, veh/h 144 150 21 94 12 20

Future Vol, veh/h 144 150 21 94 12 20

Conflicting Peds, #/hr 2 0 0 2 0 0

Sign Control Free Free Free Free Stop Stop

RT Channelized - None - None - None

Storage Length - - - - 0 0

Veh in Median Storage, # - 0 0 - 0 -

Grade, % - 0 0 - 0 -

Peak Hour Factor 84 84 84 84 84 84

Heavy Vehicles, % 4 2 5 6 42 25

Mvmt Flow 171 179 25 112 14 24

 

Major/Minor Major1 Major2 Minor2

Conflicting Flow All 139 0 - 0 604 83

          Stage 1 - - - - 83 -

          Stage 2 - - - - 521 -

Critical Hdwy 4.14 - - - 6.82 6.45

Critical Hdwy Stg 1 - - - - 5.82 -

Critical Hdwy Stg 2 - - - - 5.82 -

Follow-up Hdwy 2.236 - - - 3.878 3.525

Pot Cap-1 Maneuver 1432 - - - 402 916

          Stage 1 - - - - 849 -

          Stage 2 - - - - 522 -

Platoon blocked, % - - -

Mov Cap-1 Maneuver 1429 - - - 347 914

Mov Cap-2 Maneuver - - - - 347 -

          Stage 1 - - - - 734 -

          Stage 2 - - - - 521 -

 

Approach EB WB SB

HCM Control Delay, s 3.9 0 11.6

HCM LOS B

 

Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1 SBLn2

Capacity (veh/h) 1429 - - - 347 914

HCM Lane V/C Ratio 0.12 - - - 0.041 0.026

HCM Control Delay (s) 7.9 0 - - 15.8 9

HCM Lane LOS A A - - C A

HCM 95th %tile Q(veh) 0.4 - - - 0.1 0.1



HCM 6th TWSC

9: SW Leveton Drive & Center Driveway 07/27/2022

2024 Pre-Development - AM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 1.7

Movement EBL EBT WBT WBR SBL SBR

Lane Configurations

Traffic Vol, veh/h 50 107 108 31 8 5

Future Vol, veh/h 50 107 108 31 8 5

Conflicting Peds, #/hr 2 0 0 2 1 0

Sign Control Free Free Free Free Stop Stop

RT Channelized - None - None - None

Storage Length - - - - 0 0

Veh in Median Storage, # - 0 0 - 0 -

Grade, % - 0 0 - 0 -

Peak Hour Factor 82 82 82 82 82 82

Heavy Vehicles, % 2 6 13 2 2 2

Mvmt Flow 61 130 132 38 10 6

 

Major/Minor Major1 Major2 Minor2

Conflicting Flow All 172 0 - 0 406 153

          Stage 1 - - - - 153 -

          Stage 2 - - - - 253 -

Critical Hdwy 4.12 - - - 6.42 6.22

Critical Hdwy Stg 1 - - - - 5.42 -

Critical Hdwy Stg 2 - - - - 5.42 -

Follow-up Hdwy 2.218 - - - 3.518 3.318

Pot Cap-1 Maneuver 1405 - - - 601 893

          Stage 1 - - - - 875 -

          Stage 2 - - - - 789 -

Platoon blocked, % - - -

Mov Cap-1 Maneuver 1402 - - - 570 891

Mov Cap-2 Maneuver - - - - 570 -

          Stage 1 - - - - 832 -

          Stage 2 - - - - 787 -

 

Approach EB WB SB

HCM Control Delay, s 2.4 0 10.5

HCM LOS B

 

Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1 SBLn2

Capacity (veh/h) 1402 - - - 570 891

HCM Lane V/C Ratio 0.043 - - - 0.017 0.007

HCM Control Delay (s) 7.7 0 - - 11.4 9.1

HCM Lane LOS A A - - B A

HCM 95th %tile Q(veh) 0.1 - - - 0.1 0



HCM 6th TWSC

10: Calmax Driveway/East Driveway & SW Leveton Drive 07/27/2022

2024 Pre-Development - AM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 1.1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Vol, veh/h 38 65 4 0 150 67 0 0 1 3 0 2

Future Vol, veh/h 38 65 4 0 150 67 0 0 1 3 0 2

Conflicting Peds, #/hr 1 0 0 0 0 1 0 0 0 0 0 0

Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop

RT Channelized - - None - - None - - None - - None

Storage Length - - - - - - - - - - - -

Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -

Grade, % - 0 - - 0 - - 0 - - 0 -

Peak Hour Factor 81 81 81 81 81 81 81 81 81 81 81 81

Heavy Vehicles, % 2 11 2 2 7 2 2 2 2 2 2 2

Mvmt Flow 47 80 5 0 185 83 0 0 1 4 0 2

 

Major/Minor Major1 Major2 Minor1 Minor2

Conflicting Flow All 269 0 0 85 0 0 405 446 83 405 407 228

          Stage 1 - - - - - - 177 177 - 228 228 -

          Stage 2 - - - - - - 228 269 - 177 179 -

Critical Hdwy 4.12 - - 4.12 - - 7.12 6.52 6.22 7.12 6.52 6.22

Critical Hdwy Stg 1 - - - - - - 6.12 5.52 - 6.12 5.52 -

Critical Hdwy Stg 2 - - - - - - 6.12 5.52 - 6.12 5.52 -

Follow-up Hdwy 2.218 - - 2.218 - - 3.518 4.018 3.318 3.518 4.018 3.318

Pot Cap-1 Maneuver 1295 - - 1512 - - 556 507 976 556 533 811

          Stage 1 - - - - - - 825 753 - 775 715 -

          Stage 2 - - - - - - 775 687 - 825 751 -

Platoon blocked, % - - - -

Mov Cap-1 Maneuver 1294 - - 1512 - - 538 487 976 539 512 810

Mov Cap-2 Maneuver - - - - - - 538 487 - 539 512 -

          Stage 1 - - - - - - 794 724 - 745 714 -

          Stage 2 - - - - - - 773 686 - 793 722 -

 

Approach EB WB NB SB

HCM Control Delay, s 2.8 0 8.7 10.8

HCM LOS A B

 

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLn1

Capacity (veh/h) 976 1294 - - 1512 - - 622

HCM Lane V/C Ratio 0.001 0.036 - - - - - 0.01

HCM Control Delay (s) 8.7 7.9 0 - 0 - - 10.8

HCM Lane LOS A A A - A - - B

HCM 95th %tile Q(veh) 0 0.1 - - 0 - - 0



HCM 6th TWSC

11: SW 108th Avenue & SW Leveton Drive 07/27/2022

2024 Pre-Development - AM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 6

Movement EBL EBR NBL NBT SBT SBR

Lane Configurations

Traffic Vol, veh/h 7 43 162 15 19 46

Future Vol, veh/h 7 43 162 15 19 46

Conflicting Peds, #/hr 0 0 0 0 0 0

Sign Control Stop Stop Free Free Free Free

RT Channelized - None - None - None

Storage Length 0 - - - - -

Veh in Median Storage, # 0 - - 0 0 -

Grade, % 0 - - 0 0 -

Peak Hour Factor 76 76 76 76 76 76

Heavy Vehicles, % 14 10 6 20 16 12

Mvmt Flow 9 57 213 20 25 61

 

Major/Minor Minor2 Major1 Major2

Conflicting Flow All 502 56 86 0 - 0

          Stage 1 56 - - - - -

          Stage 2 446 - - - - -

Critical Hdwy 6.54 6.3 4.16 - - -

Critical Hdwy Stg 1 5.54 - - - - -

Critical Hdwy Stg 2 5.54 - - - - -

Follow-up Hdwy 3.626 3.39 2.254 - - -

Pot Cap-1 Maneuver 508 988 1485 - - -

          Stage 1 937 - - - - -

          Stage 2 620 - - - - -

Platoon blocked, % - - -

Mov Cap-1 Maneuver 434 988 1485 - - -

Mov Cap-2 Maneuver 434 - - - - -

          Stage 1 801 - - - - -

          Stage 2 620 - - - - -

 

Approach EB NB SB

HCM Control Delay, s 9.7 7.2 0

HCM LOS A

 

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR

Capacity (veh/h) 1485 - 838 - -

HCM Lane V/C Ratio 0.144 - 0.079 - -

HCM Control Delay (s) 7.8 0 9.7 - -

HCM Lane LOS A A A - -

HCM 95th %tile Q(veh) 0.5 - 0.3 - -



HCM Signalized Intersection Capacity Analysis

12: SW Herman Road & SW 108th Avenue 07/27/2022

2024 Pre-Development - AM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Movement EBL EBT WBT WBR SBL SBR

Lane Configurations

Traffic Volume (vph) 14 290 218 215 53 9

Future Volume (vph) 14 290 218 215 53 9

Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900

Total Lost time (s) 4.0 4.0 4.0 4.0 4.0

Lane Util. Factor 1.00 1.00 1.00 1.00 1.00

Frpb, ped/bikes 1.00 1.00 0.99 1.00 1.00

Flpb, ped/bikes 1.00 1.00 1.00 1.00 1.00

Frt 1.00 1.00 0.93 1.00 0.85

Flt Protected 0.95 1.00 1.00 0.95 1.00

Satd. Flow (prot) 1492 1583 1586 1543 1455

Flt Permitted 0.34 1.00 1.00 0.95 1.00

Satd. Flow (perm) 534 1583 1586 1543 1455

Peak-hour factor, PHF 0.82 0.82 0.82 0.82 0.82 0.82

Adj. Flow (vph) 17 354 266 262 65 11

RTOR Reduction (vph) 0 0 35 0 0 9

Lane Group Flow (vph) 17 354 493 0 65 2

Confl. Peds. (#/hr) 1 1

Confl. Bikes (#/hr) 2

Heavy Vehicles (%) 21% 20% 16% 5% 17% 11%

Turn Type pm+pt NA NA Prot Prot

Protected Phases 5 2 6 4 4

Permitted Phases 2

Actuated Green, G (s) 32.6 32.6 26.6 4.6 4.6

Effective Green, g (s) 34.0 34.0 28.0 7.1 7.1

Actuated g/C Ratio 0.69 0.69 0.57 0.14 0.14

Clearance Time (s) 5.4 5.4 5.4 6.5 6.5

Vehicle Extension (s) 2.0 3.1 3.1 2.6 2.6

Lane Grp Cap (vph) 408 1096 904 223 210

v/s Ratio Prot 0.00 c0.22 c0.31 c0.04 0.00

v/s Ratio Perm 0.03

v/c Ratio 0.04 0.32 0.55 0.29 0.01

Uniform Delay, d1 3.1 3.0 6.6 18.8 18.0

Progression Factor 1.00 1.00 1.00 1.00 1.00

Incremental Delay, d2 0.0 0.2 0.7 0.6 0.0

Delay (s) 3.2 3.2 7.3 19.3 18.0

Level of Service A A A B B

Approach Delay (s) 3.2 7.3 19.1

Approach LOS A A B

Intersection Summary

HCM 2000 Control Delay 6.6 HCM 2000 Level of Service A

HCM 2000 Volume to Capacity ratio 0.50

Actuated Cycle Length (s) 49.1 Sum of lost time (s) 12.0

Intersection Capacity Utilization 35.5% ICU Level of Service A

Analysis Period (min) 15

c    Critical Lane Group



HCM 6th TWSC

13: SW Teton Street & SW Tualatin Road 08/15/2022

2024 Pre-Development - AM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 3.1

Movement EBT EBR WBL WBT NBL NBR

Lane Configurations

Traffic Vol, veh/h 430 151 53 289 74 54

Future Vol, veh/h 430 151 53 289 74 54

Conflicting Peds, #/hr 0 0 0 0 1 0

Sign Control Free Free Free Free Stop Stop

RT Channelized - None - None - None

Storage Length - - 0 - 0 0

Veh in Median Storage, # 0 - - 0 0 -

Grade, % 0 - - 0 0 -

Peak Hour Factor 89 89 89 89 89 89

Heavy Vehicles, % 5 3 10 3 9 27

Mvmt Flow 483 170 60 325 83 61

 

Major/Minor Major1 Major2 Minor1

Conflicting Flow All 0 0 653 0 1014 568

          Stage 1 - - - - 568 -

          Stage 2 - - - - 446 -

Critical Hdwy - - 4.2 - 6.49 6.47

Critical Hdwy Stg 1 - - - - 5.49 -

Critical Hdwy Stg 2 - - - - 5.49 -

Follow-up Hdwy - - 2.29 - 3.581 3.543

Pot Cap-1 Maneuver - - 897 - 257 478

          Stage 1 - - - - 553 -

          Stage 2 - - - - 631 -

Platoon blocked, % - - -

Mov Cap-1 Maneuver - - 897 - 240 478

Mov Cap-2 Maneuver - - - - 240 -

          Stage 1 - - - - 553 -

          Stage 2 - - - - 588 -

 

Approach EB WB NB

HCM Control Delay, s 0 1.4 21.8

HCM LOS C

 

Minor Lane/Major Mvmt NBLn1 NBLn2 EBT EBR WBL WBT

Capacity (veh/h) 240 478 - - 897 -

HCM Lane V/C Ratio 0.346 0.127 - - 0.066 -

HCM Control Delay (s) 27.7 13.6 - - 9.3 -

HCM Lane LOS D B - - A -

HCM 95th %tile Q(veh) 1.5 0.4 - - 0.2 -



HCM Signalized Intersection Capacity Analysis

1: Highway 99W/Highway 99 W & SW 124th Avenue 07/27/2022

2024 Pre-Development - PM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Movement WBL WBR NBT NBR SBL SBT

Lane Configurations

Traffic Volume (vph) 626 739 894 192 733 1207

Future Volume (vph) 626 739 894 192 733 1207

Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900

Total Lost time (s) 4.0 4.3 4.0 4.0 4.0 4.0

Lane Util. Factor 0.97 0.88 0.95 1.00 *1.00 0.95

Frpb, ped/bikes 1.00 1.00 1.00 0.99 1.00 1.00

Flpb, ped/bikes 1.00 1.00 1.00 1.00 1.00 1.00

Frt 1.00 0.85 1.00 0.85 1.00 1.00

Flt Protected 0.95 1.00 1.00 1.00 0.95 1.00

Satd. Flow (prot) 3433 2787 3539 1533 3471 3471

Flt Permitted 0.95 1.00 1.00 1.00 0.95 1.00

Satd. Flow (perm) 3433 2787 3539 1533 3471 3471

Peak-hour factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95

Adj. Flow (vph) 659 778 941 202 772 1271

RTOR Reduction (vph) 0 0 0 104 0 0

Lane Group Flow (vph) 659 778 941 98 772 1271

Confl. Peds. (#/hr) 11

Confl. Bikes (#/hr) 1

Heavy Vehicles (%) 2% 2% 2% 4% 4% 4%

Turn Type Prot pt+ov NA Perm Prot NA

Protected Phases 8 1 4 2 1 6

Permitted Phases 2

Actuated Green, G (s) 27.8 45.8 40.6 40.6 34.7 80.9

Effective Green, g (s) 29.8 43.4 42.6 42.6 36.3 82.9

Actuated g/C Ratio 0.23 0.33 0.32 0.32 0.28 0.63

Clearance Time (s) 6.0 6.0 6.0 5.6 6.0

Vehicle Extension (s) 2.3 5.4 5.4 2.3 5.4

Lane Grp Cap (vph) 776 917 1143 495 955 2183

v/s Ratio Prot c0.19 c0.28 c0.27 0.22 0.37

v/s Ratio Perm 0.06

v/c Ratio 0.85 0.85 0.82 0.20 0.81 0.58

Uniform Delay, d1 48.8 41.1 41.1 32.3 44.5 14.3

Progression Factor 1.00 1.00 1.00 1.00 1.00 1.00

Incremental Delay, d2 8.4 7.2 5.6 0.5 4.9 0.7

Delay (s) 57.3 48.3 46.7 32.7 49.4 15.0

Level of Service E D D C D B

Approach Delay (s) 52.4 44.3 28.0

Approach LOS D D C

Intersection Summary

HCM 2000 Control Delay 39.6 HCM 2000 Level of Service D

HCM 2000 Volume to Capacity ratio 0.84

Actuated Cycle Length (s) 131.8 Sum of lost time (s) 16.0

Intersection Capacity Utilization 77.0% ICU Level of Service D

Analysis Period (min) 15

c    Critical Lane Group



HCM Signalized Intersection Capacity Analysis

2: SW 124th Avenue & SW Tualatin Road 07/27/2022

2024 Pre-Development - PM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Movement WBL WBR NBT NBR SBL SBT

Lane Configurations

Traffic Volume (vph) 28 525 860 45 376 553

Future Volume (vph) 28 525 860 45 376 553

Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900

Total Lost time (s) 4.0 4.0 4.0 4.0 4.0 4.0

Lane Util. Factor 1.00 1.00 0.95 1.00 1.00 0.95

Frpb, ped/bikes 1.00 1.00 1.00 0.97 1.00 1.00

Flpb, ped/bikes 1.00 1.00 1.00 1.00 1.00 1.00

Frt 1.00 0.85 1.00 0.85 1.00 1.00

Flt Protected 0.95 1.00 1.00 1.00 0.95 1.00

Satd. Flow (prot) 1626 1583 3539 1542 1769 3406

Flt Permitted 0.95 1.00 1.00 1.00 0.16 1.00

Satd. Flow (perm) 1626 1583 3539 1542 303 3406

Peak-hour factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95

Adj. Flow (vph) 29 553 905 47 396 582

RTOR Reduction (vph) 0 269 0 16 0 0

Lane Group Flow (vph) 29 284 905 31 396 582

Confl. Peds. (#/hr) 4 4

Heavy Vehicles (%) 11% 2% 2% 2% 2% 6%

Turn Type Prot pm+ov NA Perm pm+pt NA

Protected Phases 4 5 6 5 2

Permitted Phases 4 6 2

Actuated Green, G (s) 2.5 28.8 31.0 31.0 62.3 62.3

Effective Green, g (s) 3.5 30.8 32.0 32.0 63.3 63.3

Actuated g/C Ratio 0.04 0.38 0.40 0.40 0.79 0.79

Clearance Time (s) 5.0 5.0 5.0 5.0 5.0 5.0

Vehicle Extension (s) 3.0 3.0 3.9 3.9 3.0 3.0

Lane Grp Cap (vph) 70 607 1410 614 737 2684

v/s Ratio Prot 0.02 c0.16 c0.26 c0.18 0.17

v/s Ratio Perm 0.02 0.02 0.24

v/c Ratio 0.41 0.47 0.64 0.05 0.54 0.22

Uniform Delay, d1 37.4 18.6 19.5 14.8 9.6 2.2

Progression Factor 1.00 1.00 1.00 1.00 1.00 1.00

Incremental Delay, d2 3.9 0.6 1.1 0.0 0.8 0.0

Delay (s) 41.3 19.2 20.6 14.9 10.4 2.2

Level of Service D B C B B A

Approach Delay (s) 20.3 20.3 5.5

Approach LOS C C A

Intersection Summary

HCM 2000 Control Delay 14.6 HCM 2000 Level of Service B

HCM 2000 Volume to Capacity ratio 0.56

Actuated Cycle Length (s) 80.3 Sum of lost time (s) 14.0

Intersection Capacity Utilization 62.9% ICU Level of Service B

Analysis Period (min) 15

c    Critical Lane Group



HCM 6th TWSC

3: SW 108th Avenue/Residential Driveway & SW Tualatin Road 07/27/2022

2024 Pre-Development - PM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 1.6

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Vol, veh/h 0 367 9 8 706 0 39 0 26 0 0 0

Future Vol, veh/h 0 367 9 8 706 0 39 0 26 0 0 0

Conflicting Peds, #/hr 6 0 2 2 0 6 0 0 0 0 0 0

Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop

RT Channelized - - None - - None - - None - - None

Storage Length 20 - - 50 - - - - - - - -

Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -

Grade, % - 0 - - 0 - - 0 - - 0 -

Peak Hour Factor 92 92 92 92 92 92 92 92 92 92 92 92

Heavy Vehicles, % 0 5 14 2 2 0 2 0 5 0 0 0

Mvmt Flow 0 399 10 9 767 0 42 0 28 0 0 0

 

Major/Minor Major1 Major2 Minor1 Minor2

Conflicting Flow All 773 0 0 411 0 0 1191 1197 406 1209 1202 773

          Stage 1 - - - - - - 406 406 - 791 791 -

          Stage 2 - - - - - - 785 791 - 418 411 -

Critical Hdwy 4.1 - - 4.12 - - 7.12 6.5 6.25 7.1 6.5 6.2

Critical Hdwy Stg 1 - - - - - - 6.12 5.5 - 6.1 5.5 -

Critical Hdwy Stg 2 - - - - - - 6.12 5.5 - 6.1 5.5 -

Follow-up Hdwy 2.2 - - 2.218 - - 3.518 4 3.345 3.5 4 3.3

Pot Cap-1 Maneuver 851 - - 1148 - - 164 187 638 161 186 402

          Stage 1 - - - - - - 622 601 - 386 404 -

          Stage 2 - - - - - - 386 404 - 616 598 -

Platoon blocked, % - - - -

Mov Cap-1 Maneuver 846 - - 1146 - - 163 184 637 152 183 400

Mov Cap-2 Maneuver - - - - - - 163 184 - 152 183 -

          Stage 1 - - - - - - 621 600 - 384 398 -

          Stage 2 - - - - - - 383 398 - 589 597 -

 

Approach EB WB NB SB

HCM Control Delay, s 0 0.1 27.2 0

HCM LOS D A

 

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLn1

Capacity (veh/h) 232 846 - - 1146 - - -

HCM Lane V/C Ratio 0.305 - - - 0.008 - - -

HCM Control Delay (s) 27.2 0 - - 8.2 - - 0

HCM Lane LOS D A - - A - - A

HCM 95th %tile Q(veh) 1.2 0 - - 0 - - -



HCM 6th TWSC

4: SW 108th Avenue & North Access 07/27/2022

2024 Pre-Development - PM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 1.6

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Vol, veh/h 0 0 0 13 0 2 0 34 10 1 26 0

Future Vol, veh/h 0 0 0 13 0 2 0 34 10 1 26 0

Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0

Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free

RT Channelized - - None - - None - - None - - None

Storage Length 0 - 0 0 - 0 - - - - - -

Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -

Grade, % - 0 - - 0 - - 0 - - 0 -

Peak Hour Factor 90 92 90 92 92 92 90 90 92 92 90 90

Heavy Vehicles, % 0 2 0 2 2 2 0 9 2 2 3 0

Mvmt Flow 0 0 0 14 0 2 0 38 11 1 29 0

 

Major/Minor Minor2 Minor1 Major1 Major2

Conflicting Flow All 76 - 29 75 - 44 29 0 0 49 0 0

          Stage 1 31 - - 44 - - - - - - - -

          Stage 2 45 - - 31 - - - - - - - -

Critical Hdwy 7.1 - 6.2 7.12 - 6.22 4.1 - - 4.12 - -

Critical Hdwy Stg 1 6.1 - - 6.12 - - - - - - - -

Critical Hdwy Stg 2 6.1 - - 6.12 - - - - - - - -

Follow-up Hdwy 3.5 - 3.3 3.518 - 3.318 2.2 - - 2.218 - -

Pot Cap-1 Maneuver 919 0 1052 915 0 1026 1597 - - 1558 - -

          Stage 1 991 0 - 970 0 - - - - - - -

          Stage 2 974 0 - 986 0 - - - - - - -

Platoon blocked, % - - - -

Mov Cap-1 Maneuver 916 - 1052 914 - 1026 1597 - - 1558 - -

Mov Cap-2 Maneuver 916 - - 914 - - - - - - - -

          Stage 1 991 - - 970 - - - - - - - -

          Stage 2 972 - - 985 - - - - - - - -

 

Approach EB WB NB SB

HCM Control Delay, s 0 8.9 0 0.3

HCM LOS A A

 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1 EBLn2WBLn1WBLn2 SBL SBT SBR

Capacity (veh/h) 1597 - - - - 914 1026 1558 - -

HCM Lane V/C Ratio - - - - - 0.015 0.002 0.001 - -

HCM Control Delay (s) 0 - - 0 0 9 8.5 7.3 0 -

HCM Lane LOS A - - A A A A A A -

HCM 95th %tile Q(veh) 0 - - - - 0 0 0 - -



HCM 6th TWSC

5: SW 108th Avenue & South Access 07/27/2022

2024 Pre-Development - PM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 0

Movement EBL EBR NBL NBT SBT SBR

Lane Configurations

Traffic Vol, veh/h 0 0 0 45 26 0

Future Vol, veh/h 0 0 0 45 26 0

Conflicting Peds, #/hr 0 0 0 0 0 0

Sign Control Stop Stop Free Free Free Free

RT Channelized - None - None - None

Storage Length 0 0 - - - -

Veh in Median Storage, # 0 - - 0 0 -

Grade, % 0 - - 0 0 -

Peak Hour Factor 92 92 92 92 92 92

Heavy Vehicles, % 2 2 2 2 2 2

Mvmt Flow 0 0 0 49 28 0

 

Major/Minor Minor2 Major1 Major2

Conflicting Flow All 77 28 28 0 - 0

          Stage 1 28 - - - - -

          Stage 2 49 - - - - -

Critical Hdwy 6.42 6.22 4.12 - - -

Critical Hdwy Stg 1 5.42 - - - - -

Critical Hdwy Stg 2 5.42 - - - - -

Follow-up Hdwy 3.518 3.318 2.218 - - -

Pot Cap-1 Maneuver 926 1047 1585 - - -

          Stage 1 995 - - - - -

          Stage 2 973 - - - - -

Platoon blocked, % - - -

Mov Cap-1 Maneuver 926 1047 1585 - - -

Mov Cap-2 Maneuver 926 - - - - -

          Stage 1 995 - - - - -

          Stage 2 973 - - - - -

 

Approach EB NB SB

HCM Control Delay, s 0 0 0

HCM LOS A

 

Minor Lane/Major Mvmt NBL NBT EBLn1 EBLn2 SBT SBR

Capacity (veh/h) 1585 - - - - -

HCM Lane V/C Ratio - - - - - -

HCM Control Delay (s) 0 - 0 0 - -

HCM Lane LOS A - A A - -

HCM 95th %tile Q(veh) 0 - - - - -



HCM Signalized Intersection Capacity Analysis

6: SW 124th Avenue & SW Leveton Drive 07/27/2022

2024 Pre-Development - PM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Volume (vph) 22 42 30 62 3 247 16 640 29 77 491 12

Future Volume (vph) 22 42 30 62 3 247 16 640 29 77 491 12

Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900

Total Lost time (s) 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0

Lane Util. Factor 1.00 1.00 1.00 1.00 1.00 0.95 1.00 0.95

Frpb, ped/bikes 1.00 0.99 1.00 0.99 1.00 1.00 1.00 1.00

Flpb, ped/bikes 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Frt 1.00 0.94 1.00 0.85 1.00 0.99 1.00 1.00

Flt Protected 0.95 1.00 0.95 1.00 0.95 1.00 0.95 1.00

Satd. Flow (prot) 1769 1738 1626 1555 1107 3445 1769 3381

Flt Permitted 0.42 1.00 0.69 1.00 0.46 1.00 0.24 1.00

Satd. Flow (perm) 781 1738 1177 1555 534 3445 449 3381

Peak-hour factor, PHF 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96

Adj. Flow (vph) 23 44 31 65 3 257 17 667 30 80 511 12

RTOR Reduction (vph) 0 24 0 0 201 0 0 3 0 0 2 0

Lane Group Flow (vph) 23 51 0 65 59 0 17 694 0 80 522 0

Confl. Peds. (#/hr) 1 1 1 1 2 2

Confl. Bikes (#/hr) 2 1

Heavy Vehicles (%) 2% 2% 2% 11% 67% 2% 63% 3% 26% 2% 5% 58%

Turn Type pm+pt NA pm+pt NA pm+pt NA pm+pt NA

Protected Phases 7 4 3 8 5 2 1 6

Permitted Phases 4 8 2 6

Actuated Green, G (s) 14.6 12.5 15.4 12.9 23.4 22.5 33.9 28.0

Effective Green, g (s) 16.6 13.5 17.4 13.9 25.4 23.5 34.9 29.0

Actuated g/C Ratio 0.26 0.21 0.27 0.22 0.40 0.37 0.55 0.45

Clearance Time (s) 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0

Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0

Lane Grp Cap (vph) 250 367 345 338 229 1266 398 1534

v/s Ratio Prot 0.00 0.03 c0.01 0.04 0.00 c0.20 c0.02 c0.15

v/s Ratio Perm 0.02 c0.04 0.03 0.09

v/c Ratio 0.09 0.14 0.19 0.17 0.07 0.55 0.20 0.34

Uniform Delay, d1 17.9 20.5 17.6 20.3 11.8 16.0 7.8 11.3

Progression Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Incremental Delay, d2 0.2 0.2 0.3 0.2 0.1 0.5 0.3 0.1

Delay (s) 18.0 20.6 17.9 20.6 11.9 16.5 8.1 11.4

Level of Service B C B C B B A B

Approach Delay (s) 20.0 20.0 16.4 11.0

Approach LOS C C B B

Intersection Summary

HCM 2000 Control Delay 15.4 HCM 2000 Level of Service B

HCM 2000 Volume to Capacity ratio 0.37

Actuated Cycle Length (s) 63.9 Sum of lost time (s) 16.0

Intersection Capacity Utilization 53.8% ICU Level of Service A

Analysis Period (min) 15

c    Critical Lane Group



HCM 6th AWSC

7: SW 118th Drive/JAE Access & SW Leveton Drive 07/27/2022

2024 Pre-Development - PM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Intersection Delay, s/veh 9.4

Intersection LOS A

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Vol, veh/h 6 122 10 25 289 2 17 3 8 2 4 13

Future Vol, veh/h 6 122 10 25 289 2 17 3 8 2 4 13

Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92

Heavy Vehicles, % 2 5 20 2 3 2 6 2 17 2 25 2

Mvmt Flow 7 133 11 27 314 2 18 3 9 2 4 14

Number of Lanes 0 1 0 0 1 0 0 1 0 0 1 0

Approach EB WB NB SB

Opposing Approach WB EB SB NB

Opposing Lanes 1 1 1 1

Conflicting Approach Left SB NB EB WB

Conflicting Lanes Left 1 1 1 1

Conflicting Approach RightNB SB WB EB

Conflicting Lanes Right 1 1 1 1

HCM Control Delay 8.3 10 8.3 7.8

HCM LOS A A A A

        

Lane NBLn1 EBLn1WBLn1 SBLn1

Vol Left, % 61% 4% 8% 11%

Vol Thru, % 11% 88% 91% 21%

Vol Right, % 29% 7% 1% 68%

Sign Control Stop Stop Stop Stop

Traffic Vol by Lane 28 138 316 19

LT Vol 17 6 25 2

Through Vol 3 122 289 4

RT Vol 8 10 2 13

Lane Flow Rate 30 150 343 21

Geometry Grp 1 1 1 1

Degree of Util (X) 0.043 0.182 0.396 0.027

Departure Headway (Hd) 5.056 4.369 4.147 4.663

Convergence, Y/N Yes Yes Yes Yes

Cap 711 825 855 771

Service Time 3.067 2.378 2.24 2.674

HCM Lane V/C Ratio 0.042 0.182 0.401 0.027

HCM Control Delay 8.3 8.3 10 7.8

HCM Lane LOS A A A A

HCM 95th-tile Q 0.1 0.7 1.9 0.1



HCM 6th TWSC

8: SW Leveton Drive & West Driveway 07/27/2022

2024 Pre-Development - PM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 7

Movement EBL EBT WBT WBR SBL SBR

Lane Configurations

Traffic Vol, veh/h 100 33 119 46 98 194

Future Vol, veh/h 100 33 119 46 98 194

Conflicting Peds, #/hr 2 0 0 2 0 0

Sign Control Free Free Free Free Stop Stop

RT Channelized - None - None - None

Storage Length - - - - 0 0

Veh in Median Storage, # - 0 0 - 0 -

Grade, % - 0 0 - 0 -

Peak Hour Factor 91 91 91 91 91 91

Heavy Vehicles, % 6 3 2 2 2 5

Mvmt Flow 110 36 131 51 108 213

 

Major/Minor Major1 Major2 Minor2

Conflicting Flow All 184 0 - 0 415 159

          Stage 1 - - - - 159 -

          Stage 2 - - - - 256 -

Critical Hdwy 4.16 - - - 6.42 6.25

Critical Hdwy Stg 1 - - - - 5.42 -

Critical Hdwy Stg 2 - - - - 5.42 -

Follow-up Hdwy 2.254 - - - 3.518 3.345

Pot Cap-1 Maneuver 1367 - - - 594 878

          Stage 1 - - - - 870 -

          Stage 2 - - - - 787 -

Platoon blocked, % - - -

Mov Cap-1 Maneuver 1364 - - - 543 876

Mov Cap-2 Maneuver - - - - 543 -

          Stage 1 - - - - 797 -

          Stage 2 - - - - 785 -

 

Approach EB WB SB

HCM Control Delay, s 5.9 0 11.4

HCM LOS B

 

Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1 SBLn2

Capacity (veh/h) 1364 - - - 543 876

HCM Lane V/C Ratio 0.081 - - - 0.198 0.243

HCM Control Delay (s) 7.9 0 - - 13.3 10.4

HCM Lane LOS A A - - B B

HCM 95th %tile Q(veh) 0.3 - - - 0.7 1



HCM 6th TWSC

9: SW Leveton Drive & Center Driveway 07/27/2022

2024 Pre-Development - PM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 2.3

Movement EBL EBT WBT WBR SBL SBR

Lane Configurations

Traffic Vol, veh/h 12 122 129 27 37 35

Future Vol, veh/h 12 122 129 27 37 35

Conflicting Peds, #/hr 5 0 0 5 0 0

Sign Control Free Free Free Free Stop Stop

RT Channelized - None - None - None

Storage Length - - - - 0 0

Veh in Median Storage, # - 0 0 - 0 -

Grade, % - 0 0 - 0 -

Peak Hour Factor 84 84 84 84 84 84

Heavy Vehicles, % 2 2 2 2 2 2

Mvmt Flow 14 145 154 32 44 42

 

Major/Minor Major1 Major2 Minor2

Conflicting Flow All 191 0 - 0 348 175

          Stage 1 - - - - 175 -

          Stage 2 - - - - 173 -

Critical Hdwy 4.12 - - - 6.42 6.22

Critical Hdwy Stg 1 - - - - 5.42 -

Critical Hdwy Stg 2 - - - - 5.42 -

Follow-up Hdwy 2.218 - - - 3.518 3.318

Pot Cap-1 Maneuver 1383 - - - 649 868

          Stage 1 - - - - 855 -

          Stage 2 - - - - 857 -

Platoon blocked, % - - -

Mov Cap-1 Maneuver 1376 - - - 635 864

Mov Cap-2 Maneuver - - - - 635 -

          Stage 1 - - - - 841 -

          Stage 2 - - - - 853 -

 

Approach EB WB SB

HCM Control Delay, s 0.7 0 10.3

HCM LOS B

 

Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1 SBLn2

Capacity (veh/h) 1376 - - - 635 864

HCM Lane V/C Ratio 0.01 - - - 0.069 0.048

HCM Control Delay (s) 7.6 0 - - 11.1 9.4

HCM Lane LOS A A - - B A

HCM 95th %tile Q(veh) 0 - - - 0.2 0.2



HCM 6th TWSC

10: Calmax Driveway/East Driveway & SW Leveton Drive 07/27/2022

2024 Pre-Development - PM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 2.9

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Vol, veh/h 3 142 0 2 125 4 6 0 3 50 0 34

Future Vol, veh/h 3 142 0 2 125 4 6 0 3 50 0 34

Conflicting Peds, #/hr 6 0 2 2 0 6 0 0 0 0 0 0

Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop

RT Channelized - - None - - None - - None - - None

Storage Length - - - - - - - - - - - -

Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -

Grade, % - 0 - - 0 - - 0 - - 0 -

Peak Hour Factor 82 82 82 82 82 82 82 82 82 82 82 82

Heavy Vehicles, % 2 3 2 50 1 2 2 2 33 2 2 2

Mvmt Flow 4 173 0 2 152 5 7 0 4 61 0 41

 

Major/Minor Major1 Major2 Minor1 Minor2

Conflicting Flow All 163 0 0 175 0 0 362 350 175 348 348 161

          Stage 1 - - - - - - 183 183 - 165 165 -

          Stage 2 - - - - - - 179 167 - 183 183 -

Critical Hdwy 4.12 - - 4.6 - - 7.12 6.52 6.53 7.12 6.52 6.22

Critical Hdwy Stg 1 - - - - - - 6.12 5.52 - 6.12 5.52 -

Critical Hdwy Stg 2 - - - - - - 6.12 5.52 - 6.12 5.52 -

Follow-up Hdwy 2.218 - - 2.65 - - 3.518 4.018 3.597 3.518 4.018 3.318

Pot Cap-1 Maneuver 1416 - - 1158 - - 594 574 794 607 576 884

          Stage 1 - - - - - - 819 748 - 837 762 -

          Stage 2 - - - - - - 823 760 - 819 748 -

Platoon blocked, % - - - -

Mov Cap-1 Maneuver 1408 - - 1156 - - 563 567 792 599 569 879

Mov Cap-2 Maneuver - - - - - - 563 567 - 599 569 -

          Stage 1 - - - - - - 815 744 - 829 756 -

          Stage 2 - - - - - - 783 754 - 813 744 -

 

Approach EB WB NB SB

HCM Control Delay, s 0.2 0.1 10.9 11.1

HCM LOS B B

 

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLn1

Capacity (veh/h) 623 1408 - - 1156 - - 688

HCM Lane V/C Ratio 0.018 0.003 - - 0.002 - - 0.149

HCM Control Delay (s) 10.9 7.6 0 - 8.1 0 - 11.1

HCM Lane LOS B A A - A A - B

HCM 95th %tile Q(veh) 0.1 0 - - 0 - - 0.5



HCM 6th TWSC

11: SW 108th Avenue & SW Leveton Drive 07/27/2022

2024 Pre-Development - PM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 8.1

Movement EBL EBR NBL NBT SBT SBR

Lane Configurations

Traffic Vol, veh/h 32 164 97 11 13 13

Future Vol, veh/h 32 164 97 11 13 13

Conflicting Peds, #/hr 0 0 0 0 0 0

Sign Control Stop Stop Free Free Free Free

RT Channelized - None - None - None

Storage Length 0 - - - - -

Veh in Median Storage, # 0 - - 0 0 -

Grade, % 0 - - 0 0 -

Peak Hour Factor 84 84 84 84 84 84

Heavy Vehicles, % 9 2 3 2 2 2

Mvmt Flow 38 195 115 13 15 15

 

Major/Minor Minor2 Major1 Major2

Conflicting Flow All 266 23 30 0 - 0

          Stage 1 23 - - - - -

          Stage 2 243 - - - - -

Critical Hdwy 6.49 6.22 4.13 - - -

Critical Hdwy Stg 1 5.49 - - - - -

Critical Hdwy Stg 2 5.49 - - - - -

Follow-up Hdwy 3.581 3.318 2.227 - - -

Pot Cap-1 Maneuver 708 1054 1576 - - -

          Stage 1 982 - - - - -

          Stage 2 781 - - - - -

Platoon blocked, % - - -

Mov Cap-1 Maneuver 656 1054 1576 - - -

Mov Cap-2 Maneuver 656 - - - - -

          Stage 1 909 - - - - -

          Stage 2 781 - - - - -

 

Approach EB NB SB

HCM Control Delay, s 10 6.7 0

HCM LOS B

 

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR

Capacity (veh/h) 1576 - 959 - -

HCM Lane V/C Ratio 0.073 - 0.243 - -

HCM Control Delay (s) 7.5 0 10 - -

HCM Lane LOS A A B - -

HCM 95th %tile Q(veh) 0.2 - 1 - -



HCM Signalized Intersection Capacity Analysis

12: SW Herman Road & SW 108th Avenue 07/27/2022

2024 Pre-Development - PM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Movement EBL EBT WBT WBR SBL SBR

Lane Configurations

Traffic Volume (vph) 6 250 450 100 215 18

Future Volume (vph) 6 250 450 100 215 18

Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900

Total Lost time (s) 4.0 4.0 4.0 4.0 4.0

Lane Util. Factor 1.00 1.00 1.00 1.00 1.00

Frpb, ped/bikes 1.00 1.00 1.00 1.00 1.00

Flpb, ped/bikes 1.00 1.00 1.00 1.00 1.00

Frt 1.00 1.00 0.98 1.00 0.85

Flt Protected 0.95 1.00 1.00 0.95 1.00

Satd. Flow (prot) 1543 1792 1731 1770 1524

Flt Permitted 0.24 1.00 1.00 0.95 1.00

Satd. Flow (perm) 387 1792 1731 1770 1524

Peak-hour factor, PHF 0.99 0.99 0.99 0.99 0.99 0.99

Adj. Flow (vph) 6 253 455 101 217 18

RTOR Reduction (vph) 0 0 10 0 0 13

Lane Group Flow (vph) 6 253 546 0 217 5

Confl. Bikes (#/hr) 2

Heavy Vehicles (%) 17% 6% 7% 5% 2% 6%

Turn Type pm+pt NA NA Prot Prot

Protected Phases 5 2 6 4 4

Permitted Phases 2

Actuated Green, G (s) 27.0 27.0 21.1 11.9 11.9

Effective Green, g (s) 28.4 28.4 22.5 14.4 14.4

Actuated g/C Ratio 0.56 0.56 0.44 0.28 0.28

Clearance Time (s) 5.4 5.4 5.4 6.5 6.5

Vehicle Extension (s) 2.0 3.1 3.1 2.6 2.6

Lane Grp Cap (vph) 259 1001 766 501 432

v/s Ratio Prot 0.00 c0.14 c0.32 c0.12 0.00

v/s Ratio Perm 0.01

v/c Ratio 0.02 0.25 0.71 0.43 0.01

Uniform Delay, d1 6.5 5.8 11.5 14.9 13.1

Progression Factor 1.00 1.00 1.00 1.00 1.00

Incremental Delay, d2 0.0 0.1 3.2 0.5 0.0

Delay (s) 6.6 5.9 14.7 15.3 13.1

Level of Service A A B B B

Approach Delay (s) 5.9 14.7 15.2

Approach LOS A B B

Intersection Summary

HCM 2000 Control Delay 12.6 HCM 2000 Level of Service B

HCM 2000 Volume to Capacity ratio 0.60

Actuated Cycle Length (s) 50.8 Sum of lost time (s) 12.0

Intersection Capacity Utilization 48.3% ICU Level of Service A

Analysis Period (min) 15

c    Critical Lane Group



HCM 6th TWSC

13: SW Teton Street & SW Tualatin Road 08/15/2022

2024 Pre-Development - PM Peak Hour Synchro 11 Report
Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 18.1

Movement EBT EBR WBL WBT NBL NBR

Lane Configurations
Traffic Vol, veh/h 324 73 30 605 180 65
Future Vol, veh/h 324 73 30 605 180 65
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - 50 - 0 0
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 87 87 87 87 87 87
Heavy Vehicles, % 2 10 2 2 7 3
Mvmt Flow 372 84 34 695 207 75
 

Major/Minor Major1 Major2 Minor1

Conflicting Flow All 0 0 456 0 1177 414
          Stage 1 - - - - 414 -
          Stage 2 - - - - 763 -
Critical Hdwy - - 4.12 - 6.47 6.23
Critical Hdwy Stg 1 - - - - 5.47 -
Critical Hdwy Stg 2 - - - - 5.47 -
Follow-up Hdwy - - 2.218 - 3.563 3.327
Pot Cap-1 Maneuver - - 1105 - ~ 206 636
          Stage 1 - - - - 657 -
          Stage 2 - - - - 452 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - - 1105 - ~ 200 636
Mov Cap-2 Maneuver - - - - ~ 200 -
          Stage 1 - - - - 657 -
          Stage 2 - - - - 438 -
 

Approach EB WB NB

HCM Control Delay, s 0 0.4 93.1
HCM LOS F
 

Minor Lane/Major Mvmt NBLn1 NBLn2 EBT EBR WBL WBT

Capacity (veh/h) 200 636 - - 1105 -
HCM Lane V/C Ratio 1.034 0.117 - - 0.031 -
HCM Control Delay (s) 122.6 11.4 - - 8.4 -
HCM Lane LOS F B - - A -
HCM 95th %tile Q(veh) 9.2 0.4 - - 0.1 -

Notes

~: Volume exceeds capacity       $: Delay exceeds 300s      +: Computation Not Defined      *: All major volume in platoon



SimTraffic Performance Report

2024 Pre-Development 08/11/2022

2024 Pre-Development - PM Peak Hour SimTraffic Report

Lam Research New Office Mackenzie

13: SW Teton Street & SW Tualatin Road Performance by movement 

Movement EBT EBR WBL WBT NBL NBR All

Denied Delay (hr) 0.0 0.0 0.0 0.1 0.0 0.0 0.1

Denied Del/Veh (s) 0.0 0.0 3.1 0.6 0.2 0.2 0.4

Total Delay (hr) 0.1 0.0 0.0 0.1 1.5 0.1 2.0

Total Del/Veh (s) 1.2 1.0 4.6 0.8 29.9 7.3 5.5

Stop Delay (hr) 0.0 0.0 0.0 0.0 1.3 0.1 1.4

Stop Del/Veh (s) 0.0 0.0 1.1 0.0 26.0 3.7 3.9



HCM Signalized Intersection Capacity Analysis

1: Highway 99W/Highway 99 W & SW 124th Avenue 07/27/2022

2024 Post-Development - AM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Movement WBL WBR NBT NBR SBL SBT

Lane Configurations

Traffic Volume (vph) 153 290 1051 510 974 752

Future Volume (vph) 153 290 1051 510 974 752

Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900

Total Lost time (s) 4.0 4.3 4.0 4.0 4.0 4.0

Lane Util. Factor 0.97 0.88 0.95 1.00 *1.00 0.95

Frpb, ped/bikes 1.00 1.00 1.00 0.99 1.00 1.00

Flpb, ped/bikes 1.00 1.00 1.00 1.00 1.00 1.00

Frt 1.00 0.85 1.00 0.85 1.00 1.00

Flt Protected 0.95 1.00 1.00 1.00 0.95 1.00

Satd. Flow (prot) 3155 2515 3406 1547 3438 3282

Flt Permitted 0.95 1.00 1.00 1.00 0.95 1.00

Satd. Flow (perm) 3155 2515 3406 1547 3438 3282

Peak-hour factor, PHF 0.88 0.88 0.88 0.88 0.88 0.88

Adj. Flow (vph) 174 330 1194 580 1107 855

RTOR Reduction (vph) 0 0 0 143 0 0

Lane Group Flow (vph) 174 330 1194 437 1107 855

Confl. Peds. (#/hr) 5 1 1

Heavy Vehicles (%) 11% 13% 6% 3% 5% 10%

Turn Type custom pt+ov NA Perm Prot NA

Protected Phases 8 1 4 2 1 6

Permitted Phases 4 2

Actuated Green, G (s) 18.0 59.0 54.9 54.9 46.9 107.4

Effective Green, g (s) 22.0 56.6 56.9 56.9 48.5 109.4

Actuated g/C Ratio 0.15 0.40 0.40 0.40 0.34 0.77

Clearance Time (s) 6.0 6.0 6.0 5.6 6.0

Vehicle Extension (s) 2.3 5.4 5.4 2.3 5.4

Lane Grp Cap (vph) 576 999 1360 618 1170 2521

v/s Ratio Prot c0.03 0.13 c0.35 c0.32 0.26

v/s Ratio Perm 0.03 0.28

v/c Ratio 0.30 0.33 0.88 0.71 0.95 0.34

Uniform Delay, d1 53.9 29.8 39.5 35.8 45.7 5.2

Progression Factor 1.00 1.00 1.00 1.00 1.00 1.00

Incremental Delay, d2 0.2 0.1 7.4 4.9 15.0 0.2

Delay (s) 54.0 29.9 46.9 40.7 60.7 5.4

Level of Service D C D D E A

Approach Delay (s) 38.2 44.9 36.6

Approach LOS D D D

Intersection Summary

HCM 2000 Control Delay 40.3 HCM 2000 Level of Service D

HCM 2000 Volume to Capacity ratio 0.82

Actuated Cycle Length (s) 142.4 Sum of lost time (s) 16.0

Intersection Capacity Utilization 75.5% ICU Level of Service D

Analysis Period (min) 15

c    Critical Lane Group



HCM Signalized Intersection Capacity Analysis

2: SW 124th Avenue & SW Tualatin Road 07/27/2022

2024 Post-Development - AM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Movement WBL WBR NBT NBR SBL SBT

Lane Configurations

Traffic Volume (vph) 63 179 262 38 591 877

Future Volume (vph) 63 179 262 38 591 877

Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900

Total Lost time (s) 4.0 4.0 4.0 4.0 4.0 4.0

Lane Util. Factor 1.00 1.00 0.95 1.00 1.00 0.95

Frpb, ped/bikes 1.00 1.00 1.00 0.98 1.00 1.00

Flpb, ped/bikes 1.00 1.00 1.00 1.00 1.00 1.00

Frt 1.00 0.85 1.00 0.85 1.00 1.00

Flt Protected 0.95 1.00 1.00 1.00 0.95 1.00

Satd. Flow (prot) 1641 1553 3059 1502 1769 3406

Flt Permitted 0.95 1.00 1.00 1.00 0.37 1.00

Satd. Flow (perm) 1641 1553 3059 1502 697 3406

Peak-hour factor, PHF 0.80 0.80 0.80 0.80 0.80 0.80

Adj. Flow (vph) 79 224 328 48 739 1096

RTOR Reduction (vph) 0 98 0 38 0 0

Lane Group Flow (vph) 79 126 328 10 739 1096

Confl. Peds. (#/hr) 2 2

Heavy Vehicles (%) 10% 4% 18% 5% 2% 6%

Turn Type Prot pm+ov NA Perm pm+pt NA

Protected Phases 4 5 6 5 2

Permitted Phases 4 6 2

Actuated Green, G (s) 7.1 43.3 15.8 15.8 57.0 57.0

Effective Green, g (s) 8.1 45.3 16.8 16.8 58.0 58.0

Actuated g/C Ratio 0.10 0.56 0.21 0.21 0.72 0.72

Clearance Time (s) 5.0 5.0 5.0 5.0 5.0 5.0

Vehicle Extension (s) 3.0 3.0 3.9 3.9 3.0 3.0

Lane Grp Cap (vph) 165 876 639 314 1000 2460

v/s Ratio Prot c0.05 0.07 0.11 c0.34 0.32

v/s Ratio Perm 0.01 0.01 c0.19

v/c Ratio 0.48 0.14 0.51 0.03 0.74 0.45

Uniform Delay, d1 34.1 8.3 28.1 25.3 6.9 4.6

Progression Factor 1.00 1.00 1.00 1.00 1.00 1.00

Incremental Delay, d2 2.2 0.1 0.9 0.1 2.9 0.1

Delay (s) 36.3 8.4 29.0 25.3 9.8 4.7

Level of Service D A C C A A

Approach Delay (s) 15.7 28.6 6.7

Approach LOS B C A

Intersection Summary

HCM 2000 Control Delay 11.1 HCM 2000 Level of Service B

HCM 2000 Volume to Capacity ratio 0.69

Actuated Cycle Length (s) 80.3 Sum of lost time (s) 14.0

Intersection Capacity Utilization 56.0% ICU Level of Service B

Analysis Period (min) 15

c    Critical Lane Group



HCM 6th TWSC

3: SW 108th Avenue/Residential Driveway & SW Tualatin Road 07/27/2022

2024 Post-Development - AM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 1.1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Vol, veh/h 0 574 48 60 292 0 12 0 9 0 0 0

Future Vol, veh/h 0 574 48 60 292 0 12 0 9 0 0 0

Conflicting Peds, #/hr 4 0 1 1 0 4 0 0 0 0 0 0

Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop

RT Channelized - - None - - None - - None - - None

Storage Length 20 - - 50 - - - - - - - -

Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -

Grade, % - 0 - - 0 - - 0 - - 0 -

Peak Hour Factor 84 84 84 84 84 84 84 84 84 84 84 84

Heavy Vehicles, % 0 3 7 8 6 0 9 0 38 0 0 0

Mvmt Flow 0 683 57 71 348 0 14 0 11 0 0 0

 

Major/Minor Major1 Major2 Minor1 Minor2

Conflicting Flow All 352 0 0 741 0 0 1203 1207 713 1211 1235 352

          Stage 1 - - - - - - 713 713 - 494 494 -

          Stage 2 - - - - - - 490 494 - 717 741 -

Critical Hdwy 4.1 - - 4.18 - - 7.19 6.5 6.58 7.1 6.5 6.2

Critical Hdwy Stg 1 - - - - - - 6.19 5.5 - 6.1 5.5 -

Critical Hdwy Stg 2 - - - - - - 6.19 5.5 - 6.1 5.5 -

Follow-up Hdwy 2.2 - - 2.272 - - 3.581 4 3.642 3.5 4 3.3

Pot Cap-1 Maneuver 1218 - - 839 - - 156 185 377 161 178 696

          Stage 1 - - - - - - 412 438 - 561 550 -

          Stage 2 - - - - - - 547 550 - 424 426 -

Platoon blocked, % - - - -

Mov Cap-1 Maneuver 1213 - - 838 - - 146 168 377 146 162 693

Mov Cap-2 Maneuver - - - - - - 146 168 - 146 162 -

          Stage 1 - - - - - - 412 438 - 559 501 -

          Stage 2 - - - - - - 501 501 - 412 426 -

 

Approach EB WB NB SB

HCM Control Delay, s 0 1.7 25.8 0

HCM LOS D A

 

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLn1

Capacity (veh/h) 198 1213 - - 838 - - -

HCM Lane V/C Ratio 0.126 - - - 0.085 - - -

HCM Control Delay (s) 25.8 0 - - 9.7 - - 0

HCM Lane LOS D A - - A - - A

HCM 95th %tile Q(veh) 0.4 0 - - 0.3 - - -



HCM 6th TWSC

4: SW 108th Avenue & North Access 07/27/2022

2024 Post-Development - AM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 5.4

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Vol, veh/h 2 0 20 7 0 1 183 7 15 2 64 19

Future Vol, veh/h 2 0 20 7 0 1 183 7 15 2 64 19

Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0

Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free

RT Channelized - - None - - None - - None - - None

Storage Length 0 - 0 0 - 0 - - - - - -

Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -

Grade, % - 0 - - 0 - - 0 - - 0 -

Peak Hour Factor 92 92 92 92 92 92 92 92 92 92 92 92

Heavy Vehicles, % 0 2 0 2 2 2 0 9 2 2 3 0

Mvmt Flow 2 0 22 8 0 1 199 8 16 2 70 21

 

Major/Minor Minor2 Minor1 Major1 Major2

Conflicting Flow All 500 - 81 510 - 16 91 0 0 24 0 0

          Stage 1 85 - - 414 - - - - - - - -

          Stage 2 415 - - 96 - - - - - - - -

Critical Hdwy 7.1 - 6.2 7.12 - 6.22 4.1 - - 4.12 - -

Critical Hdwy Stg 1 6.1 - - 6.12 - - - - - - - -

Critical Hdwy Stg 2 6.1 - - 6.12 - - - - - - - -

Follow-up Hdwy 3.5 - 3.3 3.518 - 3.318 2.2 - - 2.218 - -

Pot Cap-1 Maneuver 484 0 985 474 0 1063 1517 - - 1591 - -

          Stage 1 928 0 - 616 0 - - - - - - -

          Stage 2 619 0 - 911 0 - - - - - - -

Platoon blocked, % - - - -

Mov Cap-1 Maneuver 434 - 985 416 - 1063 1517 - - 1591 - -

Mov Cap-2 Maneuver 434 - - 416 - - - - - - - -

          Stage 1 805 - - 534 - - - - - - - -

          Stage 2 536 - - 890 - - - - - - - -

 

Approach EB WB NB SB

HCM Control Delay, s 9.1 13.1 6.9 0.2

HCM LOS A B

 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1 EBLn2WBLn1WBLn2 SBL SBT SBR

Capacity (veh/h) 1517 - - 434 985 416 1063 1591 - -

HCM Lane V/C Ratio 0.131 - - 0.005 0.022 0.018 0.001 0.001 - -

HCM Control Delay (s) 7.7 0 - 13.3 8.7 13.8 8.4 7.3 0 -

HCM Lane LOS A A - B A B A A A -

HCM 95th %tile Q(veh) 0.5 - - 0 0.1 0.1 0 0 - -



HCM 6th TWSC

5: SW 108th Avenue & South Access 07/27/2022

2024 Post-Development - AM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 1.4

Movement EBL EBR NBL NBT SBT SBR

Lane Configurations

Traffic Vol, veh/h 1 5 58 204 75 9

Future Vol, veh/h 1 5 58 204 75 9

Conflicting Peds, #/hr 0 0 0 0 0 0

Sign Control Stop Stop Free Free Free Free

RT Channelized - None - None - None

Storage Length 0 0 - - - -

Veh in Median Storage, # 0 - - 0 0 -

Grade, % 0 - - 0 0 -

Peak Hour Factor 92 92 92 92 92 92

Heavy Vehicles, % 2 2 2 2 2 2

Mvmt Flow 1 5 63 222 82 10

 

Major/Minor Minor2 Major1 Major2

Conflicting Flow All 435 87 92 0 - 0

          Stage 1 87 - - - - -

          Stage 2 348 - - - - -

Critical Hdwy 6.42 6.22 4.12 - - -

Critical Hdwy Stg 1 5.42 - - - - -

Critical Hdwy Stg 2 5.42 - - - - -

Follow-up Hdwy 3.518 3.318 2.218 - - -

Pot Cap-1 Maneuver 578 971 1503 - - -

          Stage 1 936 - - - - -

          Stage 2 715 - - - - -

Platoon blocked, % - - -

Mov Cap-1 Maneuver 550 971 1503 - - -

Mov Cap-2 Maneuver 550 - - - - -

          Stage 1 891 - - - - -

          Stage 2 715 - - - - -

 

Approach EB NB SB

HCM Control Delay, s 9.2 1.7 0

HCM LOS A

 

Minor Lane/Major Mvmt NBL NBT EBLn1 EBLn2 SBT SBR

Capacity (veh/h) 1503 - 550 971 - -

HCM Lane V/C Ratio 0.042 - 0.002 0.006 - -

HCM Control Delay (s) 7.5 0 11.6 8.7 - -

HCM Lane LOS A A B A - -

HCM 95th %tile Q(veh) 0.1 - 0 0 - -



HCM Signalized Intersection Capacity Analysis

6: SW 124th Avenue & SW Leveton Drive 07/27/2022

2024 Post-Development - AM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Volume (vph) 6 62 12 22 5 23 27 264 92 254 658 33

Future Volume (vph) 6 62 12 22 5 23 27 264 92 254 658 33

Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900

Total Lost time (s) 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0

Lane Util. Factor 1.00 1.00 1.00 1.00 1.00 0.95 1.00 0.95

Frpb, ped/bikes 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Flpb, ped/bikes 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Frt 1.00 0.98 1.00 0.88 1.00 0.96 1.00 0.99

Flt Protected 0.95 1.00 0.95 1.00 0.95 1.00 0.95 1.00

Satd. Flow (prot) 1081 1802 1480 1636 1467 3040 1752 3358

Flt Permitted 0.74 1.00 0.66 1.00 0.36 1.00 0.41 1.00

Satd. Flow (perm) 838 1802 1025 1636 557 3040 760 3358

Peak-hour factor, PHF 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90

Adj. Flow (vph) 7 69 13 24 6 26 30 293 102 282 731 37

RTOR Reduction (vph) 0 8 0 0 22 0 0 31 0 0 2 0

Lane Group Flow (vph) 7 74 0 24 10 0 30 364 0 282 766 0

Confl. Peds. (#/hr) 1 1

Heavy Vehicles (%) 67% 2% 8% 22% 2% 2% 23% 17% 6% 3% 6% 19%

Turn Type pm+pt NA pm+pt NA pm+pt NA pm+pt NA

Protected Phases 7 4 3 8 5 2 1 6

Permitted Phases 4 8 2 6

Actuated Green, G (s) 8.4 7.7 9.6 8.3 22.5 20.5 37.8 30.8

Effective Green, g (s) 10.4 8.7 11.6 9.3 24.5 21.5 38.8 31.8

Actuated g/C Ratio 0.17 0.14 0.19 0.15 0.40 0.35 0.63 0.51

Clearance Time (s) 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0

Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0

Lane Grp Cap (vph) 147 253 209 246 264 1057 690 1727

v/s Ratio Prot 0.00 c0.04 c0.00 0.01 0.01 0.12 c0.09 c0.23

v/s Ratio Perm 0.01 0.02 0.04 0.17

v/c Ratio 0.05 0.29 0.11 0.04 0.11 0.34 0.41 0.44

Uniform Delay, d1 21.5 23.8 20.7 22.4 11.5 14.9 5.4 9.4

Progression Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Incremental Delay, d2 0.1 0.6 0.2 0.1 0.2 0.2 0.4 0.2

Delay (s) 21.6 24.4 21.0 22.5 11.7 15.1 5.8 9.6

Level of Service C C C C B B A A

Approach Delay (s) 24.2 21.8 14.9 8.6

Approach LOS C C B A

Intersection Summary

HCM 2000 Control Delay 11.6 HCM 2000 Level of Service B

HCM 2000 Volume to Capacity ratio 0.42

Actuated Cycle Length (s) 61.8 Sum of lost time (s) 16.0

Intersection Capacity Utilization 42.2% ICU Level of Service A

Analysis Period (min) 15

c    Critical Lane Group



HCM 6th AWSC

7: SW 118th Drive/JAE Access & SW Leveton Drive 07/27/2022

2024 Post-Development - AM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Intersection Delay, s/veh11.2

Intersection LOS B

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Vol, veh/h 12 372 18 8 43 0 7 3 25 0 0 1

Future Vol, veh/h 12 372 18 8 43 0 7 3 25 0 0 1

Peak Hour Factor 0.84 0.84 0.84 0.84 0.84 0.84 0.84 0.84 0.84 0.84 0.84 0.84

Heavy Vehicles, % 2 2 11 57 7 2 14 2 33 2 2 2

Mvmt Flow 14 443 21 10 51 0 8 4 30 0 0 1

Number of Lanes 0 1 0 0 1 0 0 1 0 0 1 0

Approach EB WB NB SB

Opposing Approach WB EB SB NB

Opposing Lanes 1 1 1 1

Conflicting Approach Left SB NB EB WB

Conflicting Lanes Left 1 1 1 1

Conflicting Approach RightNB SB WB EB

Conflicting Lanes Right 1 1 1 1

HCM Control Delay 11.8 9 8.2 7.6

HCM LOS B A A A

        

Lane NBLn1 EBLn1WBLn1 SBLn1

Vol Left, % 20% 3% 16% 0%

Vol Thru, % 9% 93% 84% 0%

Vol Right, % 71% 4% 0% 100%

Sign Control Stop Stop Stop Stop

Traffic Vol by Lane 35 402 51 1

LT Vol 7 12 8 0

Through Vol 3 372 43 0

RT Vol 25 18 0 1

Lane Flow Rate 42 479 61 1

Geometry Grp 1 1 1 1

Degree of Util (X) 0.057 0.536 0.092 0.002

Departure Headway (Hd) 4.943 4.033 5.473 4.583

Convergence, Y/N Yes Yes Yes Yes

Cap 728 885 658 784

Service Time 2.947 2.108 3.482 2.59

HCM Lane V/C Ratio 0.058 0.541 0.093 0.001

HCM Control Delay 8.2 11.8 9 7.6

HCM Lane LOS A B A A

HCM 95th-tile Q 0.2 3.3 0.3 0



HCM 6th TWSC

8: SW Leveton Drive & West Driveway 07/27/2022

2024 Post-Development - AM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 2.8

Movement EBL EBT WBT WBR SBL SBR

Lane Configurations

Traffic Vol, veh/h 144 245 34 94 12 20

Future Vol, veh/h 144 245 34 94 12 20

Conflicting Peds, #/hr 2 0 0 2 0 0

Sign Control Free Free Free Free Stop Stop

RT Channelized - None - None - None

Storage Length - - - - 0 0

Veh in Median Storage, # - 0 0 - 0 -

Grade, % - 0 0 - 0 -

Peak Hour Factor 84 84 84 84 84 84

Heavy Vehicles, % 4 2 5 6 42 25

Mvmt Flow 171 292 40 112 14 24

 

Major/Minor Major1 Major2 Minor2

Conflicting Flow All 154 0 - 0 732 98

          Stage 1 - - - - 98 -

          Stage 2 - - - - 634 -

Critical Hdwy 4.14 - - - 6.82 6.45

Critical Hdwy Stg 1 - - - - 5.82 -

Critical Hdwy Stg 2 - - - - 5.82 -

Follow-up Hdwy 2.236 - - - 3.878 3.525

Pot Cap-1 Maneuver 1414 - - - 335 899

          Stage 1 - - - - 835 -

          Stage 2 - - - - 460 -

Platoon blocked, % - - -

Mov Cap-1 Maneuver 1411 - - - 285 897

Mov Cap-2 Maneuver - - - - 285 -

          Stage 1 - - - - 712 -

          Stage 2 - - - - 459 -

 

Approach EB WB SB

HCM Control Delay, s 2.9 0 12.5

HCM LOS B

 

Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1 SBLn2

Capacity (veh/h) 1411 - - - 285 897

HCM Lane V/C Ratio 0.121 - - - 0.05 0.027

HCM Control Delay (s) 7.9 0 - - 18.3 9.1

HCM Lane LOS A A - - C A

HCM 95th %tile Q(veh) 0.4 - - - 0.2 0.1



HCM 6th TWSC

9: SW Leveton Drive & Center Driveway 07/27/2022

2024 Post-Development - AM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 1.5

Movement EBL EBT WBT WBR SBL SBR

Lane Configurations

Traffic Vol, veh/h 59 193 120 31 8 6

Future Vol, veh/h 59 193 120 31 8 6

Conflicting Peds, #/hr 2 0 0 2 1 0

Sign Control Free Free Free Free Stop Stop

RT Channelized - None - None - None

Storage Length - - - - 0 0

Veh in Median Storage, # - 0 0 - 0 -

Grade, % - 0 0 - 0 -

Peak Hour Factor 82 82 82 82 82 82

Heavy Vehicles, % 2 6 13 2 2 2

Mvmt Flow 72 235 146 38 10 7

 

Major/Minor Major1 Major2 Minor2

Conflicting Flow All 186 0 - 0 547 167

          Stage 1 - - - - 167 -

          Stage 2 - - - - 380 -

Critical Hdwy 4.12 - - - 6.42 6.22

Critical Hdwy Stg 1 - - - - 5.42 -

Critical Hdwy Stg 2 - - - - 5.42 -

Follow-up Hdwy 2.218 - - - 3.518 3.318

Pot Cap-1 Maneuver 1388 - - - 498 877

          Stage 1 - - - - 863 -

          Stage 2 - - - - 691 -

Platoon blocked, % - - -

Mov Cap-1 Maneuver 1385 - - - 466 875

Mov Cap-2 Maneuver - - - - 466 -

          Stage 1 - - - - 809 -

          Stage 2 - - - - 690 -

 

Approach EB WB SB

HCM Control Delay, s 1.8 0 11.3

HCM LOS B

 

Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1 SBLn2

Capacity (veh/h) 1385 - - - 466 875

HCM Lane V/C Ratio 0.052 - - - 0.021 0.008

HCM Control Delay (s) 7.7 0 - - 12.9 9.1

HCM Lane LOS A A - - B A

HCM 95th %tile Q(veh) 0.2 - - - 0.1 0



HCM 6th TWSC

10: Calmax Driveway/East Driveway & SW Leveton Drive 07/27/2022

2024 Post-Development - AM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 0

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Vol, veh/h 0 189 4 0 164 0 0 0 1 0 0 0

Future Vol, veh/h 0 189 4 0 164 0 0 0 1 0 0 0

Conflicting Peds, #/hr 1 0 0 0 0 1 0 0 0 0 0 0

Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop

RT Channelized - - None - - None - - None - - None

Storage Length - - - - - - - - - - - -

Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -

Grade, % - 0 - - 0 - - 0 - - 0 -

Peak Hour Factor 81 81 81 81 81 81 81 81 81 81 81 81

Heavy Vehicles, % 2 11 2 2 7 2 2 2 2 2 2 2

Mvmt Flow 0 233 5 0 202 0 0 0 1 0 0 0

 

Major/Minor Major1 Major2 Minor1 Minor2

Conflicting Flow All 203 0 0 238 0 0 438 439 236 439 441 203

          Stage 1 - - - - - - 236 236 - 203 203 -

          Stage 2 - - - - - - 202 203 - 236 238 -

Critical Hdwy 4.12 - - 4.12 - - 7.12 6.52 6.22 7.12 6.52 6.22

Critical Hdwy Stg 1 - - - - - - 6.12 5.52 - 6.12 5.52 -

Critical Hdwy Stg 2 - - - - - - 6.12 5.52 - 6.12 5.52 -

Follow-up Hdwy 2.218 - - 2.218 - - 3.518 4.018 3.318 3.518 4.018 3.318

Pot Cap-1 Maneuver 1369 - - 1329 - - 529 512 803 528 510 838

          Stage 1 - - - - - - 767 710 - 799 733 -

          Stage 2 - - - - - - 800 733 - 767 708 -

Platoon blocked, % - - - -

Mov Cap-1 Maneuver 1368 - - 1329 - - 529 511 803 527 509 837

Mov Cap-2 Maneuver - - - - - - 529 511 - 527 509 -

          Stage 1 - - - - - - 767 710 - 798 732 -

          Stage 2 - - - - - - 800 732 - 766 708 -

 

Approach EB WB NB SB

HCM Control Delay, s 0 0 9.5 0

HCM LOS A A

 

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLn1

Capacity (veh/h) 803 1368 - - 1329 - - -

HCM Lane V/C Ratio 0.002 - - - - - - -

HCM Control Delay (s) 9.5 0 - - 0 - - 0

HCM Lane LOS A A - - A - - A

HCM 95th %tile Q(veh) 0 0 - - 0 - - -



HCM 6th TWSC

11: SW 108th Avenue & SW Leveton Drive 07/27/2022

2024 Post-Development - AM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 7.8

Movement EBL EBR NBL NBT SBT SBR

Lane Configurations

Traffic Vol, veh/h 130 41 105 132 29 50

Future Vol, veh/h 130 41 105 132 29 50

Conflicting Peds, #/hr 0 0 0 0 0 0

Sign Control Stop Stop Free Free Free Free

RT Channelized - None - None - None

Storage Length 0 - - - - -

Veh in Median Storage, # 0 - - 0 0 -

Grade, % 0 - - 0 0 -

Peak Hour Factor 76 76 76 76 76 76

Heavy Vehicles, % 14 10 6 20 16 12

Mvmt Flow 171 54 138 174 38 66

 

Major/Minor Minor2 Major1 Major2

Conflicting Flow All 521 71 104 0 - 0

          Stage 1 71 - - - - -

          Stage 2 450 - - - - -

Critical Hdwy 6.54 6.3 4.16 - - -

Critical Hdwy Stg 1 5.54 - - - - -

Critical Hdwy Stg 2 5.54 - - - - -

Follow-up Hdwy 3.626 3.39 2.254 - - -

Pot Cap-1 Maneuver 495 970 1463 - - -

          Stage 1 922 - - - - -

          Stage 2 618 - - - - -

Platoon blocked, % - - -

Mov Cap-1 Maneuver 444 970 1463 - - -

Mov Cap-2 Maneuver 444 - - - - -

          Stage 1 826 - - - - -

          Stage 2 618 - - - - -

 

Approach EB NB SB

HCM Control Delay, s 17.5 3.4 0

HCM LOS C

 

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR

Capacity (veh/h) 1463 - 510 - -

HCM Lane V/C Ratio 0.094 - 0.441 - -

HCM Control Delay (s) 7.7 0 17.5 - -

HCM Lane LOS A A C - -

HCM 95th %tile Q(veh) 0.3 - 2.2 - -



HCM Signalized Intersection Capacity Analysis

12: SW Herman Road & SW 108th Avenue 07/27/2022

2024 Post-Development - AM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Movement EBL EBT WBT WBR SBL SBR

Lane Configurations

Traffic Volume (vph) 14 290 218 275 61 9

Future Volume (vph) 14 290 218 275 61 9

Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900

Total Lost time (s) 4.0 4.0 4.0 4.0 4.0

Lane Util. Factor 1.00 1.00 1.00 1.00 1.00

Frpb, ped/bikes 1.00 1.00 0.99 1.00 1.00

Flpb, ped/bikes 1.00 1.00 1.00 1.00 1.00

Frt 1.00 1.00 0.92 1.00 0.85

Flt Protected 0.95 1.00 1.00 0.95 1.00

Satd. Flow (prot) 1492 1583 1579 1543 1455

Flt Permitted 0.30 1.00 1.00 0.95 1.00

Satd. Flow (perm) 474 1583 1579 1543 1455

Peak-hour factor, PHF 0.82 0.82 0.82 0.82 0.82 0.82

Adj. Flow (vph) 17 354 266 335 74 11

RTOR Reduction (vph) 0 0 42 0 0 9

Lane Group Flow (vph) 17 354 559 0 74 2

Confl. Peds. (#/hr) 1 1

Confl. Bikes (#/hr) 2

Heavy Vehicles (%) 21% 20% 16% 5% 17% 11%

Turn Type pm+pt NA NA Prot Prot

Protected Phases 5 2 6 4 4

Permitted Phases 2

Actuated Green, G (s) 35.2 35.2 29.2 4.9 4.9

Effective Green, g (s) 36.6 36.6 30.6 7.4 7.4

Actuated g/C Ratio 0.70 0.70 0.59 0.14 0.14

Clearance Time (s) 5.4 5.4 5.4 6.5 6.5

Vehicle Extension (s) 2.0 3.1 3.1 2.6 2.6

Lane Grp Cap (vph) 372 1114 929 219 207

v/s Ratio Prot 0.00 c0.22 c0.35 c0.05 0.00

v/s Ratio Perm 0.03

v/c Ratio 0.05 0.32 0.60 0.34 0.01

Uniform Delay, d1 3.4 2.9 6.8 20.1 19.1

Progression Factor 1.00 1.00 1.00 1.00 1.00

Incremental Delay, d2 0.0 0.2 1.1 0.7 0.0

Delay (s) 3.5 3.1 7.9 20.8 19.2

Level of Service A A A C B

Approach Delay (s) 3.1 7.9 20.6

Approach LOS A A C

Intersection Summary

HCM 2000 Control Delay 7.3 HCM 2000 Level of Service A

HCM 2000 Volume to Capacity ratio 0.55

Actuated Cycle Length (s) 52.0 Sum of lost time (s) 12.0

Intersection Capacity Utilization 39.2% ICU Level of Service A

Analysis Period (min) 15

c    Critical Lane Group



HCM 6th TWSC

13: SW Teton Street & SW Tualatin Road 08/15/2022

2024 Post-Development - AM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 3.1

Movement EBT EBR WBL WBT NBL NBR

Lane Configurations

Traffic Vol, veh/h 431 151 53 298 74 54

Future Vol, veh/h 431 151 53 298 74 54

Conflicting Peds, #/hr 0 0 0 0 1 0

Sign Control Free Free Free Free Stop Stop

RT Channelized - None - None - None

Storage Length - - 0 - 0 0

Veh in Median Storage, # 0 - - 0 0 -

Grade, % 0 - - 0 0 -

Peak Hour Factor 89 89 89 89 89 89

Heavy Vehicles, % 5 3 10 3 9 27

Mvmt Flow 484 170 60 335 83 61

 

Major/Minor Major1 Major2 Minor1

Conflicting Flow All 0 0 654 0 1025 569

          Stage 1 - - - - 569 -

          Stage 2 - - - - 456 -

Critical Hdwy - - 4.2 - 6.49 6.47

Critical Hdwy Stg 1 - - - - 5.49 -

Critical Hdwy Stg 2 - - - - 5.49 -

Follow-up Hdwy - - 2.29 - 3.581 3.543

Pot Cap-1 Maneuver - - 896 - 253 477

          Stage 1 - - - - 553 -

          Stage 2 - - - - 624 -

Platoon blocked, % - - -

Mov Cap-1 Maneuver - - 896 - 236 477

Mov Cap-2 Maneuver - - - - 236 -

          Stage 1 - - - - 553 -

          Stage 2 - - - - 582 -

 

Approach EB WB NB

HCM Control Delay, s 0 1.4 22.1

HCM LOS C

 

Minor Lane/Major Mvmt NBLn1 NBLn2 EBT EBR WBL WBT

Capacity (veh/h) 236 477 - - 896 -

HCM Lane V/C Ratio 0.352 0.127 - - 0.066 -

HCM Control Delay (s) 28.3 13.6 - - 9.3 -

HCM Lane LOS D B - - A -

HCM 95th %tile Q(veh) 1.5 0.4 - - 0.2 -



HCM Signalized Intersection Capacity Analysis

1: Highway 99W/Highway 99 W & SW 124th Avenue 07/27/2022

2024 Post-Development - PM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Movement WBL WBR NBT NBR SBL SBT

Lane Configurations

Traffic Volume (vph) 650 779 894 197 741 1207

Future Volume (vph) 650 779 894 197 741 1207

Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900

Total Lost time (s) 4.0 4.3 4.0 4.0 4.0 4.0

Lane Util. Factor 0.97 0.88 0.95 1.00 *1.00 0.95

Frpb, ped/bikes 1.00 1.00 1.00 0.99 1.00 1.00

Flpb, ped/bikes 1.00 1.00 1.00 1.00 1.00 1.00

Frt 1.00 0.85 1.00 0.85 1.00 1.00

Flt Protected 0.95 1.00 1.00 1.00 0.95 1.00

Satd. Flow (prot) 3433 2787 3539 1533 3471 3471

Flt Permitted 0.95 1.00 1.00 1.00 0.95 1.00

Satd. Flow (perm) 3433 2787 3539 1533 3471 3471

Peak-hour factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95

Adj. Flow (vph) 684 820 941 207 780 1271

RTOR Reduction (vph) 0 0 0 107 0 0

Lane Group Flow (vph) 684 820 941 100 780 1271

Confl. Peds. (#/hr) 11

Confl. Bikes (#/hr) 1

Heavy Vehicles (%) 2% 2% 2% 4% 4% 4%

Turn Type Prot pt+ov NA Perm Prot NA

Protected Phases 8 1 4 2 1 6

Permitted Phases 2

Actuated Green, G (s) 28.5 47.1 40.7 40.7 36.0 82.3

Effective Green, g (s) 30.5 44.7 42.7 42.7 37.6 84.3

Actuated g/C Ratio 0.23 0.33 0.32 0.32 0.28 0.63

Clearance Time (s) 6.0 6.0 6.0 5.6 6.0

Vehicle Extension (s) 2.3 5.4 5.4 2.3 5.4

Lane Grp Cap (vph) 781 930 1128 488 974 2185

v/s Ratio Prot c0.20 c0.29 c0.27 0.22 0.37

v/s Ratio Perm 0.07

v/c Ratio 0.88 0.88 0.83 0.21 0.80 0.58

Uniform Delay, d1 49.9 42.1 42.3 33.2 44.7 14.5

Progression Factor 1.00 1.00 1.00 1.00 1.00 1.00

Incremental Delay, d2 10.6 9.7 6.2 0.5 4.6 0.7

Delay (s) 60.5 51.8 48.5 33.7 49.3 15.2

Level of Service E D D C D B

Approach Delay (s) 55.8 45.8 28.1

Approach LOS E D C

Intersection Summary

HCM 2000 Control Delay 41.3 HCM 2000 Level of Service D

HCM 2000 Volume to Capacity ratio 0.86

Actuated Cycle Length (s) 133.9 Sum of lost time (s) 16.0

Intersection Capacity Utilization 77.7% ICU Level of Service D

Analysis Period (min) 15

c    Critical Lane Group



HCM Signalized Intersection Capacity Analysis

2: SW 124th Avenue & SW Tualatin Road 07/27/2022

2024 Post-Development - PM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Movement WBL WBR NBT NBR SBL SBT

Lane Configurations

Traffic Volume (vph) 28 533 916 45 378 564

Future Volume (vph) 28 533 916 45 378 564

Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900

Total Lost time (s) 4.0 4.0 4.0 4.0 4.0 4.0

Lane Util. Factor 1.00 1.00 0.95 1.00 1.00 0.95

Frpb, ped/bikes 1.00 1.00 1.00 0.97 1.00 1.00

Flpb, ped/bikes 1.00 1.00 1.00 1.00 1.00 1.00

Frt 1.00 0.85 1.00 0.85 1.00 1.00

Flt Protected 0.95 1.00 1.00 1.00 0.95 1.00

Satd. Flow (prot) 1626 1583 3539 1541 1769 3406

Flt Permitted 0.95 1.00 1.00 1.00 0.14 1.00

Satd. Flow (perm) 1626 1583 3539 1541 269 3406

Peak-hour factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95

Adj. Flow (vph) 29 561 964 47 398 594

RTOR Reduction (vph) 0 266 0 15 0 0

Lane Group Flow (vph) 29 295 964 32 398 594

Confl. Peds. (#/hr) 4 4

Heavy Vehicles (%) 11% 2% 2% 2% 2% 6%

Turn Type Prot pm+ov NA Perm pm+pt NA

Protected Phases 4 5 6 5 2

Permitted Phases 4 6 2

Actuated Green, G (s) 4.0 30.5 33.4 33.4 64.9 64.9

Effective Green, g (s) 5.0 32.5 34.4 34.4 65.9 65.9

Actuated g/C Ratio 0.06 0.38 0.41 0.41 0.78 0.78

Clearance Time (s) 5.0 5.0 5.0 5.0 5.0 5.0

Vehicle Extension (s) 3.0 3.0 3.9 3.9 3.0 3.0

Lane Grp Cap (vph) 96 608 1439 626 697 2653

v/s Ratio Prot 0.02 c0.16 c0.27 c0.19 0.17

v/s Ratio Perm 0.03 0.02 0.26

v/c Ratio 0.30 0.49 0.67 0.05 0.57 0.22

Uniform Delay, d1 38.1 19.7 20.5 15.2 12.3 2.5

Progression Factor 1.00 1.00 1.00 1.00 1.00 1.00

Incremental Delay, d2 1.8 0.6 1.3 0.0 1.1 0.0

Delay (s) 39.9 20.3 21.8 15.3 13.4 2.5

Level of Service D C C B B A

Approach Delay (s) 21.3 21.5 6.9

Approach LOS C C A

Intersection Summary

HCM 2000 Control Delay 15.9 HCM 2000 Level of Service B

HCM 2000 Volume to Capacity ratio 0.58

Actuated Cycle Length (s) 84.6 Sum of lost time (s) 14.0

Intersection Capacity Utilization 65.0% ICU Level of Service C

Analysis Period (min) 15

c    Critical Lane Group



HCM 6th TWSC

3: SW 108th Avenue/Residential Driveway & SW Tualatin Road 07/27/2022

2024 Post-Development - PM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 2.1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Vol, veh/h 0 367 11 10 706 0 47 0 34 0 0 0

Future Vol, veh/h 0 367 11 10 706 0 47 0 34 0 0 0

Conflicting Peds, #/hr 6 0 2 2 0 6 0 0 0 0 0 0

Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop

RT Channelized - - None - - None - - None - - None

Storage Length 20 - - 50 - - - - - - - -

Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -

Grade, % - 0 - - 0 - - 0 - - 0 -

Peak Hour Factor 92 92 92 92 92 92 92 92 92 92 92 92

Heavy Vehicles, % 0 5 14 2 2 0 2 0 5 0 0 0

Mvmt Flow 0 399 12 11 767 0 51 0 37 0 0 0

 

Major/Minor Major1 Major2 Minor1 Minor2

Conflicting Flow All 773 0 0 413 0 0 1196 1202 407 1219 1208 773

          Stage 1 - - - - - - 407 407 - 795 795 -

          Stage 2 - - - - - - 789 795 - 424 413 -

Critical Hdwy 4.1 - - 4.12 - - 7.12 6.5 6.25 7.1 6.5 6.2

Critical Hdwy Stg 1 - - - - - - 6.12 5.5 - 6.1 5.5 -

Critical Hdwy Stg 2 - - - - - - 6.12 5.5 - 6.1 5.5 -

Follow-up Hdwy 2.2 - - 2.218 - - 3.518 4 3.345 3.5 4 3.3

Pot Cap-1 Maneuver 851 - - 1146 - - 163 186 638 159 185 402

          Stage 1 - - - - - - 621 601 - 384 402 -

          Stage 2 - - - - - - 384 402 - 612 597 -

Platoon blocked, % - - - -

Mov Cap-1 Maneuver 846 - - 1144 - - 162 183 637 148 182 400

Mov Cap-2 Maneuver - - - - - - 162 183 - 148 182 -

          Stage 1 - - - - - - 620 600 - 382 396 -

          Stage 2 - - - - - - 380 396 - 576 596 -

 

Approach EB WB NB SB

HCM Control Delay, s 0 0.1 29.1 0

HCM LOS D A

 

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLn1

Capacity (veh/h) 236 846 - - 1144 - - -

HCM Lane V/C Ratio 0.373 - - - 0.01 - - -

HCM Control Delay (s) 29.1 0 - - 8.2 - - 0

HCM Lane LOS D A - - A - - A

HCM 95th %tile Q(veh) 1.6 0 - - 0 - - -



HCM 6th TWSC

4: SW 108th Avenue & North Access 07/27/2022

2024 Post-Development - PM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 6.6

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Vol, veh/h 14 0 159 13 0 2 25 36 10 1 26 4

Future Vol, veh/h 14 0 159 13 0 2 25 36 10 1 26 4

Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0

Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free

RT Channelized - - None - - None - - None - - None

Storage Length 0 - 0 0 - 0 - - - - - -

Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -

Grade, % - 0 - - 0 - - 0 - - 0 -

Peak Hour Factor 90 92 90 92 92 92 90 90 92 92 90 90

Heavy Vehicles, % 0 2 0 2 2 2 0 9 2 2 3 0

Mvmt Flow 16 0 177 14 0 2 28 40 11 1 29 4

 

Major/Minor Minor2 Minor1 Major1 Major2

Conflicting Flow All 136 - 31 224 - 46 33 0 0 51 0 0

          Stage 1 33 - - 102 - - - - - - - -

          Stage 2 103 - - 122 - - - - - - - -

Critical Hdwy 7.1 - 6.2 7.12 - 6.22 4.1 - - 4.12 - -

Critical Hdwy Stg 1 6.1 - - 6.12 - - - - - - - -

Critical Hdwy Stg 2 6.1 - - 6.12 - - - - - - - -

Follow-up Hdwy 3.5 - 3.3 3.518 - 3.318 2.2 - - 2.218 - -

Pot Cap-1 Maneuver 840 0 1049 732 0 1023 1592 - - 1555 - -

          Stage 1 988 0 - 904 0 - - - - - - -

          Stage 2 908 0 - 882 0 - - - - - - -

Platoon blocked, % - - - -

Mov Cap-1 Maneuver 826 - 1049 600 - 1023 1592 - - 1555 - -

Mov Cap-2 Maneuver 826 - - 600 - - - - - - - -

          Stage 1 970 - - 888 - - - - - - - -

          Stage 2 890 - - 733 - - - - - - - -

 

Approach EB WB NB SB

HCM Control Delay, s 9.1 10.8 2.6 0.2

HCM LOS A B

 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1 EBLn2WBLn1WBLn2 SBL SBT SBR

Capacity (veh/h) 1592 - - 826 1049 600 1023 1555 - -

HCM Lane V/C Ratio 0.017 - - 0.019 0.168 0.024 0.002 0.001 - -

HCM Control Delay (s) 7.3 0 - 9.4 9.1 11.1 8.5 7.3 0 -

HCM Lane LOS A A - A A B A A A -

HCM 95th %tile Q(veh) 0.1 - - 0.1 0.6 0.1 0 0 - -



HCM 6th TWSC

5: SW 108th Avenue & South Access 07/27/2022

2024 Post-Development - PM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 2.1

Movement EBL EBR NBL NBT SBT SBR

Lane Configurations

Traffic Vol, veh/h 14 49 8 58 183 2

Future Vol, veh/h 14 49 8 58 183 2

Conflicting Peds, #/hr 0 0 0 0 0 0

Sign Control Stop Stop Free Free Free Free

RT Channelized - None - None - None

Storage Length 0 0 - - - -

Veh in Median Storage, # 0 - - 0 0 -

Grade, % 0 - - 0 0 -

Peak Hour Factor 92 92 92 92 92 92

Heavy Vehicles, % 2 2 2 2 2 2

Mvmt Flow 15 53 9 63 199 2

 

Major/Minor Minor2 Major1 Major2

Conflicting Flow All 281 200 201 0 - 0

          Stage 1 200 - - - - -

          Stage 2 81 - - - - -

Critical Hdwy 6.42 6.22 4.12 - - -

Critical Hdwy Stg 1 5.42 - - - - -

Critical Hdwy Stg 2 5.42 - - - - -

Follow-up Hdwy 3.518 3.318 2.218 - - -

Pot Cap-1 Maneuver 709 841 1371 - - -

          Stage 1 834 - - - - -

          Stage 2 942 - - - - -

Platoon blocked, % - - -

Mov Cap-1 Maneuver 704 841 1371 - - -

Mov Cap-2 Maneuver 704 - - - - -

          Stage 1 828 - - - - -

          Stage 2 942 - - - - -

 

Approach EB NB SB

HCM Control Delay, s 9.7 0.9 0

HCM LOS A

 

Minor Lane/Major Mvmt NBL NBT EBLn1 EBLn2 SBT SBR

Capacity (veh/h) 1371 - 704 841 - -

HCM Lane V/C Ratio 0.006 - 0.022 0.063 - -

HCM Control Delay (s) 7.6 0 10.2 9.6 - -

HCM Lane LOS A A B A - -

HCM 95th %tile Q(veh) 0 - 0.1 0.2 - -



HCM Signalized Intersection Capacity Analysis

6: SW 124th Avenue & SW Leveton Drive 07/27/2022

2024 Post-Development - PM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Volume (vph) 22 42 30 86 3 303 16 640 34 88 491 12

Future Volume (vph) 22 42 30 86 3 303 16 640 34 88 491 12

Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900

Total Lost time (s) 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0

Lane Util. Factor 1.00 1.00 1.00 1.00 1.00 0.95 1.00 0.95

Frpb, ped/bikes 1.00 0.99 1.00 0.99 1.00 1.00 1.00 1.00

Flpb, ped/bikes 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Frt 1.00 0.94 1.00 0.85 1.00 0.99 1.00 1.00

Flt Protected 0.95 1.00 0.95 1.00 0.95 1.00 0.95 1.00

Satd. Flow (prot) 1769 1738 1626 1557 1107 3436 1769 3381

Flt Permitted 0.37 1.00 0.64 1.00 0.46 1.00 0.23 1.00

Satd. Flow (perm) 686 1738 1093 1557 534 3436 429 3381

Peak-hour factor, PHF 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96

Adj. Flow (vph) 23 44 31 90 3 316 17 667 35 92 511 12

RTOR Reduction (vph) 0 24 0 0 238 0 0 3 0 0 2 0

Lane Group Flow (vph) 23 51 0 90 81 0 17 699 0 92 522 0

Confl. Peds. (#/hr) 1 1 1 1 2 2

Confl. Bikes (#/hr) 2 1

Heavy Vehicles (%) 2% 2% 2% 11% 67% 2% 63% 3% 26% 2% 5% 58%

Turn Type pm+pt NA pm+pt NA pm+pt NA pm+pt NA

Protected Phases 7 4 3 8 5 2 1 6

Permitted Phases 4 8 2 6

Actuated Green, G (s) 15.8 13.7 19.0 15.3 23.5 22.5 33.8 27.8

Effective Green, g (s) 17.8 14.7 21.0 16.3 25.5 23.5 34.8 28.8

Actuated g/C Ratio 0.27 0.22 0.32 0.25 0.39 0.35 0.53 0.44

Clearance Time (s) 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0

Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0

Lane Grp Cap (vph) 235 385 384 383 223 1219 373 1470

v/s Ratio Prot 0.00 0.03 c0.02 0.05 0.00 c0.20 c0.03 0.15

v/s Ratio Perm 0.02 c0.06 0.03 0.10

v/c Ratio 0.10 0.13 0.23 0.21 0.08 0.57 0.25 0.36

Uniform Delay, d1 18.1 20.6 16.4 19.8 12.7 17.3 8.9 12.5

Progression Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Incremental Delay, d2 0.2 0.2 0.3 0.3 0.1 0.7 0.3 0.1

Delay (s) 18.3 20.8 16.7 20.1 12.9 17.9 9.3 12.6

Level of Service B C B C B B A B

Approach Delay (s) 20.2 19.4 17.8 12.1

Approach LOS C B B B

Intersection Summary

HCM 2000 Control Delay 16.4 HCM 2000 Level of Service B

HCM 2000 Volume to Capacity ratio 0.40

Actuated Cycle Length (s) 66.2 Sum of lost time (s) 16.0

Intersection Capacity Utilization 54.7% ICU Level of Service A

Analysis Period (min) 15

c    Critical Lane Group



HCM 6th AWSC

7: SW 118th Drive/JAE Access & SW Leveton Drive 07/27/2022

2024 Post-Development - PM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Intersection Delay, s/veh10.7

Intersection LOS B

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Vol, veh/h 6 138 10 33 369 2 17 3 10 2 4 13

Future Vol, veh/h 6 138 10 33 369 2 17 3 10 2 4 13

Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92

Heavy Vehicles, % 2 5 20 2 3 2 6 2 17 2 25 2

Mvmt Flow 7 150 11 36 401 2 18 3 11 2 4 14

Number of Lanes 0 1 0 0 1 0 0 1 0 0 1 0

Approach EB WB NB SB

Opposing Approach WB EB SB NB

Opposing Lanes 1 1 1 1

Conflicting Approach Left SB NB EB WB

Conflicting Lanes Left 1 1 1 1

Conflicting Approach RightNB SB WB EB

Conflicting Lanes Right 1 1 1 1

HCM Control Delay 8.7 11.8 8.6 8.1

HCM LOS A B A A

        

Lane NBLn1 EBLn1WBLn1 SBLn1

Vol Left, % 57% 4% 8% 11%

Vol Thru, % 10% 90% 91% 21%

Vol Right, % 33% 6% 0% 68%

Sign Control Stop Stop Stop Stop

Traffic Vol by Lane 30 154 404 19

LT Vol 17 6 33 2

Through Vol 3 138 369 4

RT Vol 10 10 2 13

Lane Flow Rate 33 167 439 21

Geometry Grp 1 1 1 1

Degree of Util (X) 0.048 0.208 0.522 0.028

Departure Headway (Hd) 5.267 4.48 4.276 4.915

Convergence, Y/N Yes Yes Yes Yes

Cap 679 802 848 727

Service Time 3.307 2.503 2.276 2.956

HCM Lane V/C Ratio 0.049 0.208 0.518 0.029

HCM Control Delay 8.6 8.7 11.8 8.1

HCM Lane LOS A A B A

HCM 95th-tile Q 0.2 0.8 3.1 0.1



HCM 6th TWSC

8: SW Leveton Drive & West Driveway 07/27/2022

2024 Post-Development - PM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 6.5

Movement EBL EBT WBT WBR SBL SBR

Lane Configurations

Traffic Vol, veh/h 100 51 207 46 98 194

Future Vol, veh/h 100 51 207 46 98 194

Conflicting Peds, #/hr 2 0 0 2 0 0

Sign Control Free Free Free Free Stop Stop

RT Channelized - None - None - None

Storage Length - - - - 0 0

Veh in Median Storage, # - 0 0 - 0 -

Grade, % - 0 0 - 0 -

Peak Hour Factor 91 91 91 91 91 91

Heavy Vehicles, % 6 3 2 2 2 5

Mvmt Flow 110 56 227 51 108 213

 

Major/Minor Major1 Major2 Minor2

Conflicting Flow All 280 0 - 0 531 255

          Stage 1 - - - - 255 -

          Stage 2 - - - - 276 -

Critical Hdwy 4.16 - - - 6.42 6.25

Critical Hdwy Stg 1 - - - - 5.42 -

Critical Hdwy Stg 2 - - - - 5.42 -

Follow-up Hdwy 2.254 - - - 3.518 3.345

Pot Cap-1 Maneuver 1260 - - - 509 776

          Stage 1 - - - - 788 -

          Stage 2 - - - - 771 -

Platoon blocked, % - - -

Mov Cap-1 Maneuver 1258 - - - 461 775

Mov Cap-2 Maneuver - - - - 461 -

          Stage 1 - - - - 716 -

          Stage 2 - - - - 769 -

 

Approach EB WB SB

HCM Control Delay, s 5.4 0 12.7

HCM LOS B

 

Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1 SBLn2

Capacity (veh/h) 1258 - - - 461 775

HCM Lane V/C Ratio 0.087 - - - 0.234 0.275

HCM Control Delay (s) 8.1 0 - - 15.2 11.4

HCM Lane LOS A A - - C B

HCM 95th %tile Q(veh) 0.3 - - - 0.9 1.1



HCM 6th TWSC

9: SW Leveton Drive & Center Driveway 07/27/2022

2024 Post-Development - PM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 2.1

Movement EBL EBT WBT WBR SBL SBR

Lane Configurations

Traffic Vol, veh/h 14 138 209 27 37 43

Future Vol, veh/h 14 138 209 27 37 43

Conflicting Peds, #/hr 5 0 0 5 0 0

Sign Control Free Free Free Free Stop Stop

RT Channelized - None - None - None

Storage Length - - - - 0 0

Veh in Median Storage, # - 0 0 - 0 -

Grade, % - 0 0 - 0 -

Peak Hour Factor 84 84 84 84 84 84

Heavy Vehicles, % 2 2 2 2 2 2

Mvmt Flow 17 164 249 32 44 51

 

Major/Minor Major1 Major2 Minor2

Conflicting Flow All 286 0 - 0 468 270

          Stage 1 - - - - 270 -

          Stage 2 - - - - 198 -

Critical Hdwy 4.12 - - - 6.42 6.22

Critical Hdwy Stg 1 - - - - 5.42 -

Critical Hdwy Stg 2 - - - - 5.42 -

Follow-up Hdwy 2.218 - - - 3.518 3.318

Pot Cap-1 Maneuver 1276 - - - 553 769

          Stage 1 - - - - 775 -

          Stage 2 - - - - 835 -

Platoon blocked, % - - -

Mov Cap-1 Maneuver 1270 - - - 539 765

Mov Cap-2 Maneuver - - - - 539 -

          Stage 1 - - - - 760 -

          Stage 2 - - - - 831 -

 

Approach EB WB SB

HCM Control Delay, s 0.7 0 11.1

HCM LOS B

 

Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1 SBLn2

Capacity (veh/h) 1270 - - - 539 765

HCM Lane V/C Ratio 0.013 - - - 0.082 0.067

HCM Control Delay (s) 7.9 0 - - 12.3 10

HCM Lane LOS A A - - B B

HCM 95th %tile Q(veh) 0 - - - 0.3 0.2



HCM 6th TWSC

10: Calmax Driveway/East Driveway & SW Leveton Drive 07/27/2022

2024 Post-Development - PM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 0.3

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Vol, veh/h 0 161 0 2 239 0 6 0 3 0 0 0

Future Vol, veh/h 0 161 0 2 239 0 6 0 3 0 0 0

Conflicting Peds, #/hr 6 0 2 2 0 6 0 0 0 0 0 0

Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop

RT Channelized - - None - - None - - None - - None

Storage Length - - - - - - - - - - - -

Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -

Grade, % - 0 - - 0 - - 0 - - 0 -

Peak Hour Factor 82 82 82 82 82 82 82 82 82 82 82 82

Heavy Vehicles, % 2 3 2 50 1 2 2 2 33 2 2 2

Mvmt Flow 0 196 0 2 291 0 7 0 4 0 0 0

 

Major/Minor Major1 Major2 Minor1 Minor2

Conflicting Flow All 297 0 0 198 0 0 493 499 198 499 499 297

          Stage 1 - - - - - - 198 198 - 301 301 -

          Stage 2 - - - - - - 295 301 - 198 198 -

Critical Hdwy 4.12 - - 4.6 - - 7.12 6.52 6.53 7.12 6.52 6.22

Critical Hdwy Stg 1 - - - - - - 6.12 5.52 - 6.12 5.52 -

Critical Hdwy Stg 2 - - - - - - 6.12 5.52 - 6.12 5.52 -

Follow-up Hdwy 2.218 - - 2.65 - - 3.518 4.018 3.597 3.518 4.018 3.318

Pot Cap-1 Maneuver 1264 - - 1134 - - 486 473 770 482 473 742

          Stage 1 - - - - - - 804 737 - 708 665 -

          Stage 2 - - - - - - 713 665 - 804 737 -

Platoon blocked, % - - - -

Mov Cap-1 Maneuver 1257 - - 1132 - - 485 468 769 476 468 738

Mov Cap-2 Maneuver - - - - - - 485 468 - 476 468 -

          Stage 1 - - - - - - 802 736 - 704 660 -

          Stage 2 - - - - - - 712 660 - 800 736 -

 

Approach EB WB NB SB

HCM Control Delay, s 0 0.1 11.6 0

HCM LOS B A

 

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLn1

Capacity (veh/h) 553 1257 - - 1132 - - -

HCM Lane V/C Ratio 0.02 - - - 0.002 - - -

HCM Control Delay (s) 11.6 0 - - 8.2 0 - 0

HCM Lane LOS B A - - A A - A

HCM 95th %tile Q(veh) 0.1 0 - - 0 - - -



HCM 6th TWSC

11: SW 108th Avenue & SW Leveton Drive 07/27/2022

2024 Post-Development - PM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 5.3

Movement EBL EBR NBL NBT SBT SBR

Lane Configurations

Traffic Vol, veh/h 39 126 95 25 107 125

Future Vol, veh/h 39 126 95 25 107 125

Conflicting Peds, #/hr 0 0 0 0 0 0

Sign Control Stop Stop Free Free Free Free

RT Channelized - None - None - None

Storage Length 0 - - - - -

Veh in Median Storage, # 0 - - 0 0 -

Grade, % 0 - - 0 0 -

Peak Hour Factor 84 84 84 84 84 84

Heavy Vehicles, % 9 2 3 2 2 2

Mvmt Flow 46 150 113 30 127 149

 

Major/Minor Minor2 Major1 Major2

Conflicting Flow All 458 202 276 0 - 0

          Stage 1 202 - - - - -

          Stage 2 256 - - - - -

Critical Hdwy 6.49 6.22 4.13 - - -

Critical Hdwy Stg 1 5.49 - - - - -

Critical Hdwy Stg 2 5.49 - - - - -

Follow-up Hdwy 3.581 3.318 2.227 - - -

Pot Cap-1 Maneuver 548 839 1281 - - -

          Stage 1 815 - - - - -

          Stage 2 771 - - - - -

Platoon blocked, % - - -

Mov Cap-1 Maneuver 499 839 1281 - - -

Mov Cap-2 Maneuver 499 - - - - -

          Stage 1 742 - - - - -

          Stage 2 771 - - - - -

 

Approach EB NB SB

HCM Control Delay, s 11.8 6.4 0

HCM LOS B

 

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR

Capacity (veh/h) 1281 - 723 - -

HCM Lane V/C Ratio 0.088 - 0.272 - -

HCM Control Delay (s) 8.1 0 11.8 - -

HCM Lane LOS A A B - -

HCM 95th %tile Q(veh) 0.3 - 1.1 - -



HCM Signalized Intersection Capacity Analysis

12: SW Herman Road & SW 108th Avenue 07/27/2022

2024 Post-Development - PM Peak Hour Synchro 11 Report

Lam Research New Office Mackenzie

Movement EBL EBT WBT WBR SBL SBR

Lane Configurations

Traffic Volume (vph) 6 250 450 112 271 18

Future Volume (vph) 6 250 450 112 271 18

Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900

Total Lost time (s) 4.0 4.0 4.0 4.0 4.0

Lane Util. Factor 1.00 1.00 1.00 1.00 1.00

Frpb, ped/bikes 1.00 1.00 1.00 1.00 1.00

Flpb, ped/bikes 1.00 1.00 1.00 1.00 1.00

Frt 1.00 1.00 0.97 1.00 0.85

Flt Protected 0.95 1.00 1.00 0.95 1.00

Satd. Flow (prot) 1543 1792 1727 1770 1524

Flt Permitted 0.21 1.00 1.00 0.95 1.00

Satd. Flow (perm) 335 1792 1727 1770 1524

Peak-hour factor, PHF 0.99 0.99 0.99 0.99 0.99 0.99

Adj. Flow (vph) 6 253 455 113 274 18

RTOR Reduction (vph) 0 0 12 0 0 12

Lane Group Flow (vph) 6 253 556 0 274 6

Confl. Bikes (#/hr) 2

Heavy Vehicles (%) 17% 6% 7% 5% 2% 6%

Turn Type pm+pt NA NA Prot Prot

Protected Phases 5 2 6 4 4

Permitted Phases 2

Actuated Green, G (s) 26.1 26.1 20.2 13.7 13.7

Effective Green, g (s) 27.5 27.5 21.6 16.2 16.2

Actuated g/C Ratio 0.53 0.53 0.42 0.31 0.31

Clearance Time (s) 5.4 5.4 5.4 6.5 6.5

Vehicle Extension (s) 2.0 3.1 3.1 2.6 2.6

Lane Grp Cap (vph) 222 953 721 554 477

v/s Ratio Prot 0.00 c0.14 c0.32 c0.15 0.00

v/s Ratio Perm 0.01

v/c Ratio 0.03 0.27 0.77 0.49 0.01

Uniform Delay, d1 7.6 6.6 12.9 14.4 12.2

Progression Factor 1.00 1.00 1.00 1.00 1.00

Incremental Delay, d2 0.0 0.2 5.2 0.5 0.0

Delay (s) 7.6 6.8 18.1 15.0 12.2

Level of Service A A B B B

Approach Delay (s) 6.8 18.1 14.8

Approach LOS A B B

Intersection Summary

HCM 2000 Control Delay 14.6 HCM 2000 Level of Service B

HCM 2000 Volume to Capacity ratio 0.64

Actuated Cycle Length (s) 51.7 Sum of lost time (s) 12.0

Intersection Capacity Utilization 52.2% ICU Level of Service A

Analysis Period (min) 15

c    Critical Lane Group



HCM 6th TWSC

13: SW Teton Street & SW Tualatin Road 08/15/2022

2024 Post-Development - PM Peak Hour Synchro 11 Report
Lam Research New Office Mackenzie

Intersection

Int Delay, s/veh 18.7

Movement EBT EBR WBL WBT NBL NBR

Lane Configurations
Traffic Vol, veh/h 332 73 30 607 180 65
Future Vol, veh/h 332 73 30 607 180 65
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - 50 - 0 0
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 87 87 87 87 87 87
Heavy Vehicles, % 2 10 2 2 7 3
Mvmt Flow 382 84 34 698 207 75
 

Major/Minor Major1 Major2 Minor1

Conflicting Flow All 0 0 466 0 1190 424
          Stage 1 - - - - 424 -
          Stage 2 - - - - 766 -
Critical Hdwy - - 4.12 - 6.47 6.23
Critical Hdwy Stg 1 - - - - 5.47 -
Critical Hdwy Stg 2 - - - - 5.47 -
Follow-up Hdwy - - 2.218 - 3.563 3.327
Pot Cap-1 Maneuver - - 1095 - ~ 203 628
          Stage 1 - - - - 650 -
          Stage 2 - - - - 450 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - - 1095 - ~ 197 628
Mov Cap-2 Maneuver - - - - ~ 197 -
          Stage 1 - - - - 650 -
          Stage 2 - - - - 436 -
 

Approach EB WB NB

HCM Control Delay, s 0 0.4 97.2
HCM LOS F
 

Minor Lane/Major Mvmt NBLn1 NBLn2 EBT EBR WBL WBT

Capacity (veh/h) 197 628 - - 1095 -
HCM Lane V/C Ratio 1.05 0.119 - - 0.031 -
HCM Control Delay (s) 128.2 11.5 - - 8.4 -
HCM Lane LOS F B - - A -
HCM 95th %tile Q(veh) 9.4 0.4 - - 0.1 -

Notes

~: Volume exceeds capacity       $: Delay exceeds 300s      +: Computation Not Defined      *: All major volume in platoon



SimTraffic Performance Report

2024 Post-Development 08/11/2022

2024 Post-Development - PM Peak Hour SimTraffic Report

Lam Research New Office Mackenzie

13: SW Teton Street & SW Tualatin Road Performance by movement 

Movement EBT EBR WBL WBT NBL NBR All

Denied Delay (hr) 0.0 0.0 0.0 0.1 0.0 0.0 0.1

Denied Del/Veh (s) 0.0 0.0 3.0 0.6 0.2 0.2 0.4

Total Delay (hr) 0.2 0.0 0.0 0.1 1.9 0.1 2.4

Total Del/Veh (s) 1.7 1.0 4.2 0.8 38.5 4.8 6.5

Stop Delay (hr) 0.0 0.0 0.0 0.0 1.8 0.1 1.9

Stop Del/Veh (s) 0.0 0.1 2.0 0.0 36.2 4.3 5.2
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Queuing and Blocking Report

2022 Existing 07/26/2022

2022 Existing - AM Peak Hour SimTraffic Report

Lam Research New Office Mackenzie

Intersection: 1: Highway 99W/Highway 99 W & SW 124th Avenue

Movement WB WB WB WB NB NB NB SB SB SB SB

Directions Served L L R R T T R L L T T

Maximum Queue (ft) 127 136 168 159 497 520 425 582 478 180 198

Average Queue (ft) 53 59 70 71 299 281 174 340 266 68 77

95th Queue (ft) 110 113 139 135 451 443 344 538 421 147 155

Link Distance (ft) 499 499 1713 1713 1724 1724

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft) 300 300 225 700 700

Storage Blk Time (%) 15 5 0

Queuing Penalty (veh) 65 26 0

Intersection: 2: SW 124th Avenue & SW Tualatin Road

Movement WB WB NB NB NB SB SB SB

Directions Served L R T T R L T T

Maximum Queue (ft) 130 118 100 193 52 371 384 228

Average Queue (ft) 42 35 38 78 18 139 49 49

95th Queue (ft) 91 73 86 146 46 302 213 143

Link Distance (ft) 2433 1020 1020 499 499

Upstream Blk Time (%) 0

Queuing Penalty (veh) 1

Storage Bay Dist (ft) 300 140 200

Storage Blk Time (%) 2 4 0

Queuing Penalty (veh) 1 15 2

Intersection: 3: SW 108th Avenue/Residential Driveway & SW Tualatin Road

Movement EB WB NB

Directions Served TR L LTR

Maximum Queue (ft) 4 56 75

Average Queue (ft) 0 12 19

95th Queue (ft) 3 40 54

Link Distance (ft) 1483 615

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft) 50

Storage Blk Time (%) 0 0

Queuing Penalty (veh) 0 1



Queuing and Blocking Report

2022 Existing 07/26/2022

2022 Existing - AM Peak Hour SimTraffic Report

Lam Research New Office Mackenzie

Intersection: 4: SW 108th Avenue & North Access

Movement WB WB

Directions Served L R

Maximum Queue (ft) 6 31

Average Queue (ft) 0 7

95th Queue (ft) 6 28

Link Distance (ft) 308 308

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 5: SW 108th Avenue & South Access

Movement

Directions Served

Maximum Queue (ft)

Average Queue (ft)

95th Queue (ft)

Link Distance (ft)

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 6: SW 124th Avenue & SW Leveton Drive

Movement EB EB WB WB NB NB NB SB SB SB

Directions Served L TR L TR L T TR L T TR

Maximum Queue (ft) 64 87 63 39 79 92 182 96 182 192

Average Queue (ft) 7 39 15 12 19 27 57 37 51 69

95th Queue (ft) 36 74 47 36 53 66 125 74 128 149

Link Distance (ft) 1012 1222 626 626 1020 1020

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft) 100 145 155 165

Storage Blk Time (%) 0 0

Queuing Penalty (veh) 0 0



Queuing and Blocking Report

2022 Existing 07/26/2022

2022 Existing - AM Peak Hour SimTraffic Report

Lam Research New Office Mackenzie

Intersection: 7: SW 118th Drive/JAE Access & SW Leveton Drive

Movement EB WB NB SB

Directions Served LTR LTR LTR LTR

Maximum Queue (ft) 77 71 43 17

Average Queue (ft) 44 26 11 1

95th Queue (ft) 67 59 33 9

Link Distance (ft) 1222 997 1700 258

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 8: SW Leveton Drive & West Driveway

Movement EB WB SB SB

Directions Served LT TR L R

Maximum Queue (ft) 47 10 64 73

Average Queue (ft) 7 1 13 20

95th Queue (ft) 31 6 47 58

Link Distance (ft) 997 840 632 632

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 9: SW Leveton Drive & Center Driveway

Movement EB SB SB

Directions Served LT L R

Maximum Queue (ft) 30 31 31

Average Queue (ft) 3 6 6

95th Queue (ft) 16 25 27

Link Distance (ft) 840 642 642

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)



Queuing and Blocking Report

2022 Existing 07/26/2022

2022 Existing - AM Peak Hour SimTraffic Report

Lam Research New Office Mackenzie

Intersection: 10: Calmax Driveway/East Driveway & SW Leveton Drive

Movement EB NB SB

Directions Served LTR LTR LTR

Maximum Queue (ft) 38 24 31

Average Queue (ft) 3 1 5

95th Queue (ft) 19 10 23

Link Distance (ft) 377 195 312

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 11: SW 108th Avenue & SW Leveton Drive

Movement EB NB

Directions Served LR LT

Maximum Queue (ft) 67 31

Average Queue (ft) 27 3

95th Queue (ft) 56 17

Link Distance (ft) 535 766

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 12: SW Herman Road & SW 108th Avenue

Movement EB EB WB SB SB

Directions Served L T TR L R

Maximum Queue (ft) 52 143 120 62 33

Average Queue (ft) 7 41 49 23 6

95th Queue (ft) 32 104 101 51 23

Link Distance (ft) 1535 2089 766

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft) 100 130

Storage Blk Time (%) 1

Queuing Penalty (veh) 0

Zone Summary

Zone wide Queuing Penalty: 111



Queuing and Blocking Report

2022 Existing 08/08/2022

2022 Existing - AM Peak Hour SimTraffic Report

Lam Research New Office Mackenzie

Intersection: 13: SW Teton Street & SW Tualatin Road

Movement EB WB NB NB

Directions Served TR L L R

Maximum Queue (ft) 6 61 102 84

Average Queue (ft) 0 18 41 38

95th Queue (ft) 4 46 79 74

Link Distance (ft) 929 570 645 645

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Zone Summary

Zone wide Queuing Penalty: 112



Queuing and Blocking Report

2022 Existing 07/26/2022

2022 Existing - PM Peak Hour SimTraffic Report

Lam Research New Office Mackenzie

Intersection: 1: Highway 99W/Highway 99 W & SW 124th Avenue

Movement WB WB WB WB NB NB NB SB SB SB SB

Directions Served L L R R T T R L L T T

Maximum Queue (ft) 363 372 338 296 452 414 260 395 348 312 319

Average Queue (ft) 218 226 191 176 288 258 65 254 220 173 185

95th Queue (ft) 339 348 289 261 407 372 148 353 318 272 279

Link Distance (ft) 498 498 1283 1283 1425 1425

Upstream Blk Time (%) 0

Queuing Penalty (veh) 1

Storage Bay Dist (ft) 300 300 225 700 700

Storage Blk Time (%) 3 0 0 14

Queuing Penalty (veh) 22 1 1 24

Intersection: 2: SW 124th Avenue & SW Tualatin Road

Movement WB WB NB NB NB SB SB SB

Directions Served L R T T R L T T

Maximum Queue (ft) 68 298 236 327 220 355 143 152

Average Queue (ft) 23 142 112 160 20 132 16 25

95th Queue (ft) 58 241 198 267 86 291 77 92

Link Distance (ft) 2433 1020 1020 498 498

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft) 300 140 200

Storage Blk Time (%) 0 13 5

Queuing Penalty (veh) 0 6 14

Intersection: 3: SW 108th Avenue/Residential Driveway & SW Tualatin Road

Movement WB NB

Directions Served L LTR

Maximum Queue (ft) 29 76

Average Queue (ft) 1 31

95th Queue (ft) 11 55

Link Distance (ft) 610

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft) 50

Storage Blk Time (%)

Queuing Penalty (veh)



Queuing and Blocking Report

2022 Existing 07/26/2022

2022 Existing - PM Peak Hour SimTraffic Report

Lam Research New Office Mackenzie

Intersection: 4: SW 108th Avenue & North Access

Movement WB WB

Directions Served L R

Maximum Queue (ft) 19 31

Average Queue (ft) 1 12

95th Queue (ft) 8 36

Link Distance (ft) 299 299

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 5: SW 108th Avenue & South Access

Movement

Directions Served

Maximum Queue (ft)

Average Queue (ft)

95th Queue (ft)

Link Distance (ft)

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 6: SW 124th Avenue & SW Leveton Drive

Movement EB EB WB WB NB NB NB SB SB SB

Directions Served L TR L TR L T TR L T TR

Maximum Queue (ft) 47 72 70 116 72 161 234 68 148 207

Average Queue (ft) 14 34 27 55 16 57 86 26 47 67

95th Queue (ft) 39 63 60 99 53 117 170 55 117 146

Link Distance (ft) 1012 1222 626 626 1020 1020

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft) 100 145 155 165

Storage Blk Time (%) 0 0 0 0

Queuing Penalty (veh) 0 0 0 0



Queuing and Blocking Report

2022 Existing 07/26/2022

2022 Existing - PM Peak Hour SimTraffic Report

Lam Research New Office Mackenzie

Intersection: 7: SW 118th Drive/JAE Access & SW Leveton Drive

Movement EB WB NB SB

Directions Served LTR LTR LTR LTR

Maximum Queue (ft) 70 72 38 37

Average Queue (ft) 37 43 13 11

95th Queue (ft) 61 66 33 35

Link Distance (ft) 1222 997 1700 258

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 8: SW Leveton Drive & West Driveway

Movement EB SB SB

Directions Served LT L R

Maximum Queue (ft) 40 64 108

Average Queue (ft) 12 33 49

95th Queue (ft) 38 56 83

Link Distance (ft) 997 632 632

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 9: SW Leveton Drive & Center Driveway

Movement EB SB SB

Directions Served LT L R

Maximum Queue (ft) 24 44 51

Average Queue (ft) 1 20 19

95th Queue (ft) 11 46 47

Link Distance (ft) 840 642 642

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)



Queuing and Blocking Report

2022 Existing 07/26/2022

2022 Existing - PM Peak Hour SimTraffic Report

Lam Research New Office Mackenzie

Intersection: 10: Calmax Driveway/East Driveway & SW Leveton Drive

Movement EB WB NB SB

Directions Served LTR LTR LTR LTR

Maximum Queue (ft) 6 10 61 62

Average Queue (ft) 0 0 12 31

95th Queue (ft) 4 7 43 55

Link Distance (ft) 377 535 195 312

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 11: SW 108th Avenue & SW Leveton Drive

Movement EB NB

Directions Served LR LT

Maximum Queue (ft) 72 24

Average Queue (ft) 36 2

95th Queue (ft) 56 13

Link Distance (ft) 535 766

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 12: SW Herman Road & SW 108th Avenue

Movement EB EB WB SB SB

Directions Served L T TR L R

Maximum Queue (ft) 46 133 211 113 31

Average Queue (ft) 5 56 95 53 5

95th Queue (ft) 26 106 174 96 18

Link Distance (ft) 1535 2089 766

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft) 100 130

Storage Blk Time (%) 1 0

Queuing Penalty (veh) 0 0

Zone Summary

Zone wide Queuing Penalty: 67



Queuing and Blocking Report

2022 Existing 08/08/2022

2022 Existing - PM Peak Hour SimTraffic Report

Lam Research New Office Mackenzie

Intersection: 13: SW Teton Street & SW Tualatin Road

Movement EB WB NB NB

Directions Served TR L L R

Maximum Queue (ft) 10 40 193 62

Average Queue (ft) 0 8 82 32

95th Queue (ft) 5 32 167 58

Link Distance (ft) 924 481 481

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft) 50

Storage Blk Time (%) 0

Queuing Penalty (veh) 1



Queuing and Blocking Report

2024 Pre-Development 07/27/2022

2024 Pre-Development - AM Peak Hour SimTraffic Report

Lam Research New Office Mackenzie

Intersection: 1: Highway 99W/Highway 99 W & SW 124th Avenue

Movement WB WB WB WB NB NB NB SB SB SB SB

Directions Served L L R R T T R L L T T

Maximum Queue (ft) 143 130 218 186 616 651 422 742 698 391 255

Average Queue (ft) 60 61 71 71 352 346 231 425 348 77 84

95th Queue (ft) 117 117 161 147 571 601 433 698 629 259 201

Link Distance (ft) 499 499 1713 1713 1724 1724

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft) 300 300 225 700 700

Storage Blk Time (%) 22 9 3 1

Queuing Penalty (veh) 108 47 13 5

Intersection: 2: SW 124th Avenue & SW Tualatin Road

Movement WB WB NB NB NB SB SB SB

Directions Served L R T T R L T T

Maximum Queue (ft) 110 99 143 238 67 362 214 231

Average Queue (ft) 41 36 44 89 21 145 43 57

95th Queue (ft) 85 74 99 187 54 290 135 157

Link Distance (ft) 2433 1020 1020 499 499

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft) 300 140 200

Storage Blk Time (%) 3 4 0

Queuing Penalty (veh) 1 17 1

Intersection: 3: SW 108th Avenue/Residential Driveway & SW Tualatin Road

Movement EB WB WB NB

Directions Served TR L TR LTR

Maximum Queue (ft) 4 71 21 61

Average Queue (ft) 0 21 1 19

95th Queue (ft) 3 51 16 52

Link Distance (ft) 1483 952 615

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft) 50

Storage Blk Time (%) 0 1

Queuing Penalty (veh) 0 2



Queuing and Blocking Report

2024 Pre-Development 07/27/2022

2024 Pre-Development - AM Peak Hour SimTraffic Report

Lam Research New Office Mackenzie

Intersection: 4: SW 108th Avenue & North Access

Movement WB WB

Directions Served L R

Maximum Queue (ft) 31 31

Average Queue (ft) 5 2

95th Queue (ft) 24 13

Link Distance (ft) 308 308

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 5: SW 108th Avenue & South Access

Movement

Directions Served

Maximum Queue (ft)

Average Queue (ft)

95th Queue (ft)

Link Distance (ft)

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 6: SW 124th Avenue & SW Leveton Drive

Movement EB EB WB WB NB NB NB SB SB SB

Directions Served L TR L TR L T TR L T TR

Maximum Queue (ft) 72 96 62 43 63 97 186 134 188 243

Average Queue (ft) 7 43 15 15 19 30 73 57 59 78

95th Queue (ft) 37 77 48 40 53 74 146 107 147 173

Link Distance (ft) 1012 1222 626 626 1020 1020

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft) 100 145 155 165

Storage Blk Time (%) 0 1 0 0 0

Queuing Penalty (veh) 0 0 0 0 1



Queuing and Blocking Report

2024 Pre-Development 07/27/2022

2024 Pre-Development - AM Peak Hour SimTraffic Report

Lam Research New Office Mackenzie

Intersection: 7: SW 118th Drive/JAE Access & SW Leveton Drive

Movement EB WB NB SB

Directions Served LTR LTR LTR LTR

Maximum Queue (ft) 90 66 58 22

Average Queue (ft) 52 29 17 1

95th Queue (ft) 79 59 45 11

Link Distance (ft) 1222 997 1700 258

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 8: SW Leveton Drive & West Driveway

Movement EB WB SB SB

Directions Served LT TR L R

Maximum Queue (ft) 64 24 70 66

Average Queue (ft) 18 1 13 22

95th Queue (ft) 50 12 47 57

Link Distance (ft) 997 840 632 632

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 9: SW Leveton Drive & Center Driveway

Movement EB SB SB

Directions Served LT L R

Maximum Queue (ft) 44 31 31

Average Queue (ft) 6 6 5

95th Queue (ft) 27 26 24

Link Distance (ft) 840 642 642

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)



Queuing and Blocking Report

2024 Pre-Development 07/27/2022

2024 Pre-Development - AM Peak Hour SimTraffic Report

Lam Research New Office Mackenzie

Intersection: 10: Calmax Driveway/East Driveway & SW Leveton Drive

Movement EB NB SB

Directions Served LTR LTR LTR

Maximum Queue (ft) 43 6 31

Average Queue (ft) 7 0 5

95th Queue (ft) 31 7 22

Link Distance (ft) 377 195 312

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 11: SW 108th Avenue & SW Leveton Drive

Movement EB NB

Directions Served LR LT

Maximum Queue (ft) 74 48

Average Queue (ft) 31 13

95th Queue (ft) 64 43

Link Distance (ft) 535 766

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 12: SW Herman Road & SW 108th Avenue

Movement EB EB WB SB SB

Directions Served L T TR L R

Maximum Queue (ft) 59 161 221 81 59

Average Queue (ft) 8 42 61 27 7

95th Queue (ft) 35 110 147 62 30

Link Distance (ft) 1535 2089 766

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft) 100 130

Storage Blk Time (%) 1

Queuing Penalty (veh) 0

Zone Summary

Zone wide Queuing Penalty: 195



Queuing and Blocking Report

2024 Pre-Development 08/08/2022

2024 Pre-Development - AM Peak Hour SimTraffic Report

Lam Research New Office Mackenzie

Intersection: 13: SW Teton Street & SW Tualatin Road

Movement EB WB NB NB

Directions Served TR L L R

Maximum Queue (ft) 35 57 97 83

Average Queue (ft) 1 19 42 38

95th Queue (ft) 16 48 79 74

Link Distance (ft) 929 570 645 645

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Zone Summary

Zone wide Queuing Penalty: 168



Queuing and Blocking Report

2024 Pre-Development 07/27/2022

2024 Pre-Development - PM Peak Hour SimTraffic Report

Lam Research New Office Mackenzie

Intersection: 1: Highway 99W/Highway 99 W & SW 124th Avenue

Movement WB WB WB WB NB NB NB SB SB SB SB

Directions Served L L R R T T R L L T T

Maximum Queue (ft) 472 502 398 328 500 464 366 424 414 298 320

Average Queue (ft) 300 312 256 208 320 292 74 280 246 183 201

95th Queue (ft) 456 477 410 315 448 414 183 393 374 271 293

Link Distance (ft) 498 498 1283 1283 1425 1425

Upstream Blk Time (%) 1 2

Queuing Penalty (veh) 8 12

Storage Bay Dist (ft) 300 300 225 700 700

Storage Blk Time (%) 15 1 1 19

Queuing Penalty (veh) 112 4 3 37

Intersection: 2: SW 124th Avenue & SW Tualatin Road

Movement WB WB NB NB NB SB SB SB

Directions Served L R T T R L T T

Maximum Queue (ft) 197 442 314 477 266 330 120 128

Average Queue (ft) 33 201 140 212 34 159 15 23

95th Queue (ft) 141 408 259 380 145 315 70 82

Link Distance (ft) 2433 1020 1020 498 498

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft) 300 140 200

Storage Blk Time (%) 6 22 8 0

Queuing Penalty (veh) 2 10 21 0

Intersection: 3: SW 108th Avenue/Residential Driveway & SW Tualatin Road

Movement WB NB

Directions Served L LTR

Maximum Queue (ft) 34 88

Average Queue (ft) 3 34

95th Queue (ft) 19 65

Link Distance (ft) 610

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft) 50

Storage Blk Time (%) 0

Queuing Penalty (veh) 0



Queuing and Blocking Report

2024 Pre-Development 07/27/2022

2024 Pre-Development - PM Peak Hour SimTraffic Report

Lam Research New Office Mackenzie

Intersection: 4: SW 108th Avenue & North Access

Movement WB WB

Directions Served L R

Maximum Queue (ft) 36 31

Average Queue (ft) 10 4

95th Queue (ft) 35 21

Link Distance (ft) 298 298

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 5: SW 108th Avenue & South Access

Movement

Directions Served

Maximum Queue (ft)

Average Queue (ft)

95th Queue (ft)

Link Distance (ft)

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 6: SW 124th Avenue & SW Leveton Drive

Movement EB EB WB WB NB NB NB SB SB SB

Directions Served L TR L TR L T TR L T TR

Maximum Queue (ft) 55 96 84 140 70 149 244 89 196 201

Average Queue (ft) 16 37 35 68 17 67 112 33 57 79

95th Queue (ft) 43 72 71 119 57 126 208 71 149 164

Link Distance (ft) 1012 1222 626 626 1020 1020

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft) 100 145 155 165

Storage Blk Time (%) 0 0 0 1

Queuing Penalty (veh) 0 0 0 0



Queuing and Blocking Report

2024 Pre-Development 07/27/2022

2024 Pre-Development - PM Peak Hour SimTraffic Report

Lam Research New Office Mackenzie

Intersection: 7: SW 118th Drive/JAE Access & SW Leveton Drive

Movement EB WB NB SB

Directions Served LTR LTR LTR LTR

Maximum Queue (ft) 74 80 57 49

Average Queue (ft) 40 47 16 13

95th Queue (ft) 62 70 39 38

Link Distance (ft) 1222 997 1700 258

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 8: SW Leveton Drive & West Driveway

Movement EB WB SB SB

Directions Served LT TR L R

Maximum Queue (ft) 57 13 71 96

Average Queue (ft) 19 1 35 53

95th Queue (ft) 51 7 60 84

Link Distance (ft) 997 840 632 632

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 9: SW Leveton Drive & Center Driveway

Movement EB WB SB SB

Directions Served LT TR L R

Maximum Queue (ft) 24 11 57 49

Average Queue (ft) 2 0 23 21

95th Queue (ft) 16 6 50 48

Link Distance (ft) 840 377 642 642

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)



Queuing and Blocking Report

2024 Pre-Development 07/27/2022

2024 Pre-Development - PM Peak Hour SimTraffic Report

Lam Research New Office Mackenzie

Intersection: 10: Calmax Driveway/East Driveway & SW Leveton Drive

Movement EB WB NB SB

Directions Served LTR LTR LTR LTR

Maximum Queue (ft) 17 15 57 82

Average Queue (ft) 1 1 10 37

95th Queue (ft) 8 8 38 64

Link Distance (ft) 377 535 195 312

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 11: SW 108th Avenue & SW Leveton Drive

Movement EB NB

Directions Served LR LT

Maximum Queue (ft) 78 24

Average Queue (ft) 39 2

95th Queue (ft) 62 16

Link Distance (ft) 535 766

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 12: SW Herman Road & SW 108th Avenue

Movement EB EB WB SB SB

Directions Served L T TR L R

Maximum Queue (ft) 39 139 227 126 44

Average Queue (ft) 5 56 114 57 6

95th Queue (ft) 25 105 197 102 25

Link Distance (ft) 1535 2089 766

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft) 100 130

Storage Blk Time (%) 1 0

Queuing Penalty (veh) 0 0

Zone Summary

Zone wide Queuing Penalty: 209



Queuing and Blocking Report

2024 Pre-Development 08/08/2022

2024 Pre-Development - PM Peak Hour SimTraffic Report

Lam Research New Office Mackenzie

Intersection: 13: SW Teton Street & SW Tualatin Road

Movement WB NB NB

Directions Served L L R

Maximum Queue (ft) 38 210 72

Average Queue (ft) 9 88 32

95th Queue (ft) 32 178 57

Link Distance (ft) 481 481

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft) 50

Storage Blk Time (%) 0

Queuing Penalty (veh) 1



Queuing and Blocking Report

2024 Post-Development 07/27/2022

2024 Post-Development - AM Peak Hour SimTraffic Report

Lam Research New Office Mackenzie

Intersection: 1: Highway 99W/Highway 99 W & SW 124th Avenue

Movement WB WB WB WB NB NB NB SB SB SB SB

Directions Served L L R R T T R L L T T

Maximum Queue (ft) 128 140 188 192 629 648 425 792 802 699 706

Average Queue (ft) 56 63 74 73 351 347 254 523 426 137 124

95th Queue (ft) 109 118 145 144 549 570 439 830 801 602 493

Link Distance (ft) 499 499 1713 1713 1724 1724

Upstream Blk Time (%) 0 0

Queuing Penalty (veh) 0 0

Storage Bay Dist (ft) 300 300 225 700 700

Storage Blk Time (%) 22 12 9 2 0

Queuing Penalty (veh) 112 66 35 8 0

Intersection: 2: SW 124th Avenue & SW Tualatin Road

Movement WB WB NB NB NB SB SB SB

Directions Served L R T T R L T T

Maximum Queue (ft) 121 110 138 242 70 360 251 219

Average Queue (ft) 44 37 39 89 20 147 46 57

95th Queue (ft) 90 76 95 179 52 294 150 143

Link Distance (ft) 2433 1020 1020 499 499

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft) 300 140 200

Storage Blk Time (%) 3 4 0

Queuing Penalty (veh) 1 16 2

Intersection: 3: SW 108th Avenue/Residential Driveway & SW Tualatin Road

Movement WB NB

Directions Served L LTR

Maximum Queue (ft) 56 71

Average Queue (ft) 23 16

95th Queue (ft) 50 46

Link Distance (ft) 615

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft) 50

Storage Blk Time (%) 1

Queuing Penalty (veh) 3



Queuing and Blocking Report

2024 Post-Development 07/27/2022

2024 Post-Development - AM Peak Hour SimTraffic Report

Lam Research New Office Mackenzie

Intersection: 4: SW 108th Avenue & North Access

Movement EB EB WB WB NB

Directions Served L R L R LTR

Maximum Queue (ft) 12 31 31 24 62

Average Queue (ft) 1 15 5 2 13

95th Queue (ft) 8 40 24 13 44

Link Distance (ft) 450 450 308 308

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 5: SW 108th Avenue & South Access

Movement EB EB NB SB

Directions Served L R LT TR

Maximum Queue (ft) 12 31 34 22

Average Queue (ft) 0 5 3 1

95th Queue (ft) 4 23 19 12

Link Distance (ft) 464 464 170

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 6: SW 124th Avenue & SW Leveton Drive

Movement EB EB WB WB NB NB NB SB SB SB

Directions Served L TR L TR L T TR L T TR

Maximum Queue (ft) 61 96 67 46 58 98 204 183 171 190

Average Queue (ft) 6 42 18 15 17 33 85 69 52 74

95th Queue (ft) 32 79 50 41 47 74 162 129 124 152

Link Distance (ft) 1012 1222 626 626 1020 1020

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft) 100 145 155 165

Storage Blk Time (%) 0 0 0 0

Queuing Penalty (veh) 0 0 1 1



Queuing and Blocking Report

2024 Post-Development 07/27/2022

2024 Post-Development - AM Peak Hour SimTraffic Report

Lam Research New Office Mackenzie

Intersection: 7: SW 118th Drive/JAE Access & SW Leveton Drive

Movement EB WB NB SB

Directions Served LTR LTR LTR LTR

Maximum Queue (ft) 145 83 59 11

Average Queue (ft) 63 30 20 0

95th Queue (ft) 104 62 51 6

Link Distance (ft) 1222 997 1700 258

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 8: SW Leveton Drive & West Driveway

Movement EB WB SB SB

Directions Served LT TR L R

Maximum Queue (ft) 83 13 59 76

Average Queue (ft) 22 1 10 20

95th Queue (ft) 65 7 42 57

Link Distance (ft) 997 840 632 632

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 9: SW Leveton Drive & Center Driveway

Movement EB SB SB

Directions Served LT L R

Maximum Queue (ft) 62 36 31

Average Queue (ft) 10 6 6

95th Queue (ft) 39 28 27

Link Distance (ft) 840 642 642

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)



Queuing and Blocking Report

2024 Post-Development 07/27/2022

2024 Post-Development - AM Peak Hour SimTraffic Report

Lam Research New Office Mackenzie

Intersection: 10: Calmax Driveway/East Driveway & SW Leveton Drive

Movement NB

Directions Served LTR

Maximum Queue (ft) 24

Average Queue (ft) 1

95th Queue (ft) 10

Link Distance (ft) 195

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 11: SW 108th Avenue & SW Leveton Drive

Movement EB NB

Directions Served LR LT

Maximum Queue (ft) 121 64

Average Queue (ft) 56 9

95th Queue (ft) 96 40

Link Distance (ft) 535 766

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 12: SW Herman Road & SW 108th Avenue

Movement EB EB WB SB SB

Directions Served L T TR L R

Maximum Queue (ft) 42 161 230 80 33

Average Queue (ft) 7 42 72 26 4

95th Queue (ft) 29 112 161 56 19

Link Distance (ft) 1535 2089 766

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft) 100 130

Storage Blk Time (%) 1

Queuing Penalty (veh) 0

Zone Summary

Zone wide Queuing Penalty: 244



Queuing and Blocking Report

2024 Post-Development 08/08/2022

2024 Post-Development - AM Peak Hour SimTraffic Report

Lam Research New Office Mackenzie

Intersection: 13: SW Teton Street & SW Tualatin Road

Movement EB WB NB NB

Directions Served TR L L R

Maximum Queue (ft) 50 64 107 74

Average Queue (ft) 3 20 45 38

95th Queue (ft) 17 52 80 75

Link Distance (ft) 929 570 645 645

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Zone Summary

Zone wide Queuing Penalty: 311



Queuing and Blocking Report

2024 Post-Development 07/27/2022

2024 Post-Development - PM Peak Hour SimTraffic Report

Lam Research New Office Mackenzie

Intersection: 1: Highway 99W/Highway 99 W & SW 124th Avenue

Movement WB WB WB WB NB NB NB SB SB SB SB

Directions Served L L R R T T R L L T T

Maximum Queue (ft) 457 499 399 339 452 430 279 437 402 303 338

Average Queue (ft) 289 309 276 222 298 271 75 273 238 185 196

95th Queue (ft) 459 487 423 339 413 390 167 393 361 282 295

Link Distance (ft) 498 498 1283 1283 1425 1425

Upstream Blk Time (%) 1 1

Queuing Penalty (veh) 4 11

Storage Bay Dist (ft) 300 300 225 700 700

Storage Blk Time (%) 14 2 1 15

Queuing Penalty (veh) 110 8 4 29

Intersection: 2: SW 124th Avenue & SW Tualatin Road

Movement WB WB NB NB NB SB SB SB

Directions Served L R T T R L T T

Maximum Queue (ft) 130 383 316 542 225 360 160 178

Average Queue (ft) 24 189 137 237 36 160 17 25

95th Queue (ft) 84 317 242 454 155 313 88 101

Link Distance (ft) 2433 1020 1020 498 498

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft) 300 140 200

Storage Blk Time (%) 2 24 8 0

Queuing Penalty (veh) 0 11 22 1

Intersection: 3: SW 108th Avenue/Residential Driveway & SW Tualatin Road

Movement WB NB

Directions Served L LTR

Maximum Queue (ft) 30 102

Average Queue (ft) 3 44

95th Queue (ft) 16 85

Link Distance (ft) 610

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft) 50

Storage Blk Time (%) 0

Queuing Penalty (veh) 0



Queuing and Blocking Report

2024 Post-Development 07/27/2022

2024 Post-Development - PM Peak Hour SimTraffic Report

Lam Research New Office Mackenzie

Intersection: 4: SW 108th Avenue & North Access

Movement EB EB WB WB NB

Directions Served L R L R LTR

Maximum Queue (ft) 40 77 31 24 29

Average Queue (ft) 12 42 13 1 1

95th Queue (ft) 38 66 37 11 11

Link Distance (ft) 450 450 298 298 184

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 5: SW 108th Avenue & South Access

Movement EB EB NB SB

Directions Served L R LT TR

Maximum Queue (ft) 31 58 18 6

Average Queue (ft) 10 27 0 0

95th Queue (ft) 33 51 6 4

Link Distance (ft) 464 464 166 139

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 6: SW 124th Avenue & SW Leveton Drive

Movement EB EB WB WB NB NB NB SB SB SB

Directions Served L TR L TR L T TR L T TR

Maximum Queue (ft) 64 87 101 165 66 175 248 112 164 204

Average Queue (ft) 16 38 47 82 19 75 125 42 56 82

95th Queue (ft) 45 74 88 135 59 137 214 83 137 168

Link Distance (ft) 1012 1222 626 626 1020 1020

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft) 100 145 155 165

Storage Blk Time (%) 0 1 0 0 0

Queuing Penalty (veh) 0 1 0 0 0



Queuing and Blocking Report

2024 Post-Development 07/27/2022

2024 Post-Development - PM Peak Hour SimTraffic Report

Lam Research New Office Mackenzie

Intersection: 7: SW 118th Drive/JAE Access & SW Leveton Drive

Movement EB WB NB SB

Directions Served LTR LTR LTR LTR

Maximum Queue (ft) 85 95 50 39

Average Queue (ft) 43 56 17 14

95th Queue (ft) 68 81 39 38

Link Distance (ft) 1222 997 1700 258

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 8: SW Leveton Drive & West Driveway

Movement EB WB SB SB

Directions Served LT TR L R

Maximum Queue (ft) 81 8 80 98

Average Queue (ft) 21 0 39 53

95th Queue (ft) 57 4 66 88

Link Distance (ft) 997 840 632 632

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 9: SW Leveton Drive & Center Driveway

Movement EB WB SB SB

Directions Served LT TR L R

Maximum Queue (ft) 47 11 60 63

Average Queue (ft) 5 0 25 28

95th Queue (ft) 28 4 54 56

Link Distance (ft) 840 377 642 642

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)



Queuing and Blocking Report

2024 Post-Development 07/27/2022

2024 Post-Development - PM Peak Hour SimTraffic Report

Lam Research New Office Mackenzie

Intersection: 10: Calmax Driveway/East Driveway & SW Leveton Drive

Movement NB

Directions Served LTR

Maximum Queue (ft) 60

Average Queue (ft) 11

95th Queue (ft) 39

Link Distance (ft) 195

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 11: SW 108th Avenue & SW Leveton Drive

Movement EB NB SB

Directions Served LR LT TR

Maximum Queue (ft) 81 52 18

Average Queue (ft) 40 21 1

95th Queue (ft) 63 49 7

Link Distance (ft) 535 766 166

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 12: SW Herman Road & SW 108th Avenue

Movement EB EB WB SB SB

Directions Served L T TR L R

Maximum Queue (ft) 39 150 269 141 32

Average Queue (ft) 5 64 134 74 5

95th Queue (ft) 24 117 234 124 21

Link Distance (ft) 1535 2089 766

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft) 100 130

Storage Blk Time (%) 1 0

Queuing Penalty (veh) 0 0

Zone Summary

Zone wide Queuing Penalty: 201



Queuing and Blocking Report

2024 Post-Development 08/08/2022

2024 Post-Development - PM Peak Hour SimTraffic Report

Lam Research New Office Mackenzie

Intersection: 13: SW Teton Street & SW Tualatin Road

Movement EB WB NB NB

Directions Served TR L L R

Maximum Queue (ft) 24 56 279 57

Average Queue (ft) 1 11 100 31

95th Queue (ft) 11 39 217 51

Link Distance (ft) 924 481 481

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft) 50

Storage Blk Time (%) 0

Queuing Penalty (veh) 1

Zone Summary

Zone wide Queuing Penalty: 261



 

APPENDIX K. 

WARRANTS 



Project: Lam Research New Building

Job #: 2220087.00

Date: 8/15/2022

Subject: Left-Turn Lane Evaluation - 108th at North Site Access

Vol Lanes Vol Lanes Vol Lanes Vol Lanes

Existing 40 22 1 44 1 0 None 34 1 22 1 0 None

Pre-Dev 40 22 1 65 1 0 None 44 1 26 1 0 None

Post-Dev 40 205 1 83 1 183 Possible Lane 71 1 26 1 25 None

Source: Texas Transportation Institute

* ((Advancing volume/number of advancing through lanes) + (opposing volume/number of opposing through lanes))
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Project: Lam Research New Building

Job #: 2220087.00

Date: 8/15/2022

Subject: Right-Turn Lane Evaluation - 108th at North Site Access

Approaching Right Approaching Right

Existing 40 44 0 None 22 0 None

2024 Pre 40 65 0 None 26 0 None

2024 Post 40 83 19 None 30 4 None

Source: Texas Transportation Institute

Note: If there is no right-turn lane, a shoulder needs to be provided.
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Project: Lam Research New Building

Job #: 2220087.00

Date: 8/15/2022

Subject: Left-Turn Lane Evaluation - 108th at South Site Access

Vol Lanes Vol Lanes Vol Lanes Vol Lanes

Existing 40 22 1 44 1 0 None 34 1 22 1 0 None

Pre-Dev 40 22 1 65 1 0 None 45 1 26 1 0 None

Post-Dev 40 262 1 84 1 58 Possible Lane 66 1 185 1 8 None

Source: Texas Transportation Institute

* ((Advancing volume/number of advancing through lanes) + (opposing volume/number of opposing through lanes))
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Project: Lam Research New Building

Job #: 2220087.00

Date: 8/15/2022

Subject: Right-Turn Lane Evaluation - 108th at South Site Access

Approaching Right Approaching Right

Existing 40 44 0 None 22 0 None

2024 Pre 40 65 0 None 26 0 None

2024 Post 40 84 9 None 185 2 None

Source: Texas Transportation Institute

Note: If there is no right-turn lane, a shoulder needs to be provided.
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8/12/2022TRAFFIC SIGNAL WARRANTS - BASED ON 2009 MUTCD

City: Condition:

Population:

Major Street Name: Minor Street Name:

Speed: Speed:

Street 

Width:

Street 

Width:

Direction: NB SB Direction: EB WB Total

Hour Beginning: Hour Beginning:

12:00 AM 12:00 AM 0

1:00 AM 1:00 AM 0

2:00 AM 2:00 AM 0

3:00 AM 3:00 AM 0

4:00 AM 4:00 AM 0

5:00 AM 5:00 AM 0

6:00 AM 6:00 AM 0

7:00 AM 237 79 7:00 AM 171 487

8:00 AM 8:00 AM 0

9:00 AM 9:00 AM 0

10:00 AM 10:00 AM 0

11:00 AM 11:00 AM 0

12:00 PM 12:00 PM 0

1:00 PM 1:00 PM 0

2:00 PM 2:00 PM 0

3:00 PM 3:00 PM 0

4:00 PM 120 232 4:00 PM 165 517

5:00 PM 5:00 PM 0

6:00 PM 6:00 PM 0

7:00 PM 7:00 PM 0

8:00 PM 8:00 PM 0

9:00 PM 9:00 PM 0

10:00 PM 10:00 PM 0

11:00 PM 11:00 PM 0

24-hour Total 357 311 24-hour Total 336 0 1,004

Warrants Evaluted:

Warrant 1, 8-Hour Vehicular Volume - Evaluated for Conditions A & B

Warrant 2 , 4-Hour Vehicular Volume - Evaluated

Warrant 3, Peak Hour - Evaluated for Conditions A-2, A-3 (A-1 needs to be evaluated separately), and Condition B

Warrant 4, Pedestrian Volume - Not Analyzed

Warrant 5, School Crossing - Not Analyzed

Warrant 6, Coordinated Signal System - Not Analyzed

Warrant 7, Accident Experience - Not Analyzed

Warrant 8, Roadway Network - Not Analyzed

Warrant 9, Intersection Near a Grade Crossing - Not Analyzed

40 mph 40 mph

36 ft 36 ft

SW 108th Avenue SW Leveton Drive

Number of Moving 

Lanes for Each Approach: 1

Number of Moving 

Lanes for Each Approach: 1

Intersection Location:

(Rural/Urban) Urban

INTERSECTION INFORMATION

Tualatin Future 2024 with New Lam Office

27,000



8/12/2022TRAFFIC SIGNAL WARRANTS - BASED ON 2009 MUTCD

WARRANT 3, PEAK HOUR VEHICULAR VOLUME  

Calculated

NB SB Total EB WB Max Threshold (B) A-2&3 B

4:00 PM 120 232 352 165 0 165 522 N N

7:00 AM 237 79 316 171 0 171 551 N N

12:00 AM 0 0 0 0 0 0 885 N N

1:00 PM 0 0 0 0 0 0 885 N N

Warrant Requirements:

Major Street Lanes: 1

Minor Street Lanes: 1

CONDITION A-1 - Stopped Delay

CONDITION A-2 - Minor Street Volume

Minimum Volume on Higher Minor Street Approach: 100

CONDITION A-3 - Total Approach Volume

Minimum Volume of Total Approaches: 650

CONDITION B - Plot of Minor Street Volume (high vol approach) vs. Major Street Volume (Both approaches)

ARE CONDITIONS A-2 AND A-3 OF SIGNAL WARRANT 3 MET? NO

Note:  All 3 subsections of Condition A must be met to warrant signal.

IS CONDITION B OF SIGNAL WARRANT 3 MET? NO

Note: Signal Warrant 3 is met if either Condition A or Condition B is met.

Cannot be evaluated based on volumes alone.  Condition met if traffic on one minor-street approach (one direction only) controlled by STOP sign equals or 

exceeds: 4 vehicle-hours for a one-lane approach or 5 vehicle-hours for a two-lane approach.
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8/12/2022TRAFFIC SIGNAL WARRANTS - BASED ON 2009 MUTCD

City: Condition:

Population:

Major Street Name: Minor Street Name:

Speed: Speed:

Street 

Width:

Street 

Width:

Direction: EB WB Direction: NB SB Total

Hour Beginning: Hour Beginning:

12:00 AM 12:00 AM 0

1:00 AM 1:00 AM 0

2:00 AM 2:00 AM 0

3:00 AM 3:00 AM 0

4:00 AM 4:00 AM 0

5:00 AM 5:00 AM 0

6:00 AM 353 205 6:00 AM 41 599

7:00 AM 576 282 7:00 AM 69 927

8:00 AM 538 328 8:00 AM 128 994

9:00 AM 334 268 9:00 AM 105 707

10:00 AM 311 305 10:00 AM 90 706

11:00 AM 396 333 11:00 AM 115 844

12:00 PM 413 414 12:00 PM 119 946

1:00 PM 400 396 1:00 PM 84 880

2:00 PM 333 419 2:00 PM 148 900

3:00 PM 420 494 3:00 PM 176 1,090

4:00 PM 406 608 4:00 PM 239 1,253

5:00 PM 361 576 5:00 PM 169 1,106

6:00 PM 223 302 6:00 PM 107 632

7:00 PM 154 234 7:00 PM 79 467

8:00 PM 85 172 8:00 PM 33 290

9:00 PM 83 98 9:00 PM 38 219

10:00 PM 10:00 PM 0

11:00 PM 11:00 PM 0

24-hour Total 5,386 5,434 24-hour Total 1,740 0 12,560

Warrants Evaluted:

Warrant 1, 8-Hour Vehicular Volume - Evaluated for Conditions A & B

Warrant 2 , 4-Hour Vehicular Volume - Evaluated

Warrant 3, Peak Hour - Evaluated for Conditions A-2, A-3 (A-1 needs to be evaluated separately), and Condition B

Warrant 4, Pedestrian Volume - Not Analyzed

Warrant 5, School Crossing - Not Analyzed

Warrant 6, Coordinated Signal System - Not Analyzed

Warrant 7, Accident Experience - Not Analyzed

Warrant 8, Roadway Network - Not Analyzed

Warrant 9, Intersection Near a Grade Crossing - Not Analyzed

Intersection Location:

(Rural/Urban) Urban

INTERSECTION INFORMATION

Tualatin 2024 Post-Development

27,000

SW Tualatin Road SW Teton Avenue

Number of Moving 

Lanes for Each Approach: 1

Number of Moving 

Lanes for Each Approach: 2

35 mph 35 mph

36 ft 36 ft



8/12/2022TRAFFIC SIGNAL WARRANTS - BASED ON 2009 MUTCD

WARRANT 1, 8-HOUR VEHICULAR VOLUME

EB WB Total NB SB Max A B

4:00 PM 406 608 1014 239 0 239 Y Y

5:00 PM 361 576 937 169 0 169 N Y

3:00 PM 420 494 914 176 0 176 N Y

8:00 AM 538 328 866 128 0 128 N Y

12:00 PM 413 414 827 119 0 119 N Y

7:00 AM 576 282 858 69 0 69 N N

2:00 PM 333 419 752 148 0 148 N Y

1:00 PM 400 396 796 84 0 84 N N

11:00 AM 396 333 729 115 0 115 N N

9:00 AM 334 268 602 105 0 105 N N

10:00 AM 311 305 616 90 0 90 N N

6:00 PM 223 302 525 107 0 107 N N

Warrant Requirements:

Major Street Lanes: 1

Minor Street Lanes: 2

CONDITION A - Minimum Vehicular Volume

Minimum Volume on Combined Major Street Approaches: 500

Minimum Volume on Higher Minor Street Approach: 200

CONDITION B - Interruption of Continuous Traffic

Minimum Volume on Combined Major Street Approaches: 750

Minimum Volume on Higher Minor Street Approach: 100

IS CONDITION A OF SIGNAL WARRANT 1 MET? NO

IS CONDITION B OF SIGNAL WARRANT 1 MET? NO

IS COMBINED CONDITIONS A & B MET AT 80% LEVEL? NO

Note: Signal Warrant 1 is met if either Condition A or Condition B is met.

MAJOR MINOR



8/12/2022TRAFFIC SIGNAL WARRANTS - BASED ON 2009 MUTCD

WARRANT 2, FOUR HOUR VEHICULAR VOLUME  

Calculated

EB WB Total NB SB Max Threshold

4:00 PM 406 608 1,014 239 0 239 144 Y

5:00 PM 361 576 937 169 0 169 164 Y

3:00 PM 420 494 914 176 0 176 170 Y

8:00 AM 538 328 866 128 0 128 185 N

12:00 PM 413 414 827 119 0 119 197 N

7:00 AM 576 282 858 69 0 69 187 N

2:00 PM 333 419 752 148 0 148 224 N

1:00 PM 400 396 796 84 0 84 208 N

Warrant Requirements:

Major Street Lanes: 1

Minor Street Lanes: 2

IS SIGNAL WARRANT 2 MET? NO

MAJOR MINOR
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8/12/2022TRAFFIC SIGNAL WARRANTS - BASED ON 2009 MUTCD

WARRANT 3, PEAK HOUR VEHICULAR VOLUME  

Calculated

EB WB Total NB SB Max Threshold (B) A-2&3 B

4:00 PM 406 608 1,014 239 0 239 280 Y N

5:00 PM 361 576 937 169 0 169 309 Y N

3:00 PM 420 494 914 176 0 176 318 Y N

8:00 AM 538 328 866 128 0 128 339 N N

Warrant Requirements:

Major Street Lanes: 1

Minor Street Lanes: 2

CONDITION A-1 - Stopped Delay

CONDITION A-2 - Minor Street Volume

Minimum Volume on Higher Minor Street Approach: 150

CONDITION A-3 - Total Approach Volume

Minimum Volume of Total Approaches: 650

CONDITION B - Plot of Minor Street Volume (high vol approach) vs. Major Street Volume (Both approaches)

ARE CONDITIONS A-2 AND A-3 OF SIGNAL WARRANT 3 MET? YES Stopped Delay Needs to be Checked

Note:  All 3 subsections of Condition A must be met to warrant signal.

IS CONDITION B OF SIGNAL WARRANT 3 MET? NO

Note: Signal Warrant 3 is met if either Condition A or Condition B is met.

MAJOR MINOR

Cannot be evaluated based on volumes alone.  Condition met if traffic on one minor-street approach (one direction only) controlled by STOP sign equals or 

exceeds: 4 vehicle-hours for a one-lane approach or 5 vehicle-hours for a two-lane approach.
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I . PROJECT INTRODUCTION 

Lam Research is proposing to construct a new office building at their existing campus on SW Leveton Drive 
in Tualatin, Oregon. The new building will be located east of the existing Building C and south of Building 
B. In support of the expected additional employees on site, Lam also proposes new parking in the east 
and northwest portions of campus. The vicinity map and site plan below show the location and layout of 
the site relative to nearby geographic features. 

Figure 1: Vicinity Map 

 

Figure 2: Overall Site Plan 
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Stormwater drainage and treatment will be provided in accordance with current Clean Water Services and 
City of Tualatin standards through a series of facilities across campus: 

▪ NW Parking, west side: one (1) new vegetated swale  
▪ NW Parking, east side: one (1) new vegetated rain garden 
▪ NE Parking: one (1) new vegetated rain garden 
▪ SE Parking: two (2) new vegetated swales 
▪ Pedestrian plaza: two (2) new vegetated rain gardens and one (1) modified existing rain garden 
▪ Three (3) existing extended dry basins to remain and one (1) extended dry basin to be expanded 

with additional detention storage 

The following summarizes the design for the proposed stormwater management approach. 
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I I .  STORMWATER QUALITY TREATMENT 

Water quality treatment at the new development on the Lam Campus will be provided through a 
collection of existing, modified, and new facilities. The following summarizes the facilities within each 
drainage basin on site: 

Drainage Basin A  

Proposed improvements within Basin A include new parking along the existing north drive aisle, located 
in areas that are currently surfaced with vegetation, gravel, and paving. Runoff from new paved areas will 
be captured in catch basins and routed to a swale at the west end of the new parking. 

▪ New impervious area: 31,704 sf 
▪ WQV: 951 cf 
▪ WQF: 0.07 cfs 
▪ Swale residence time: 19.1 minutes 

Swale calculations are provided in Appendix B of this report. 

Drainage Basin B  

Proposed improvements within Basin B include new parking along the existing north drive aisle, located 
in areas that are currently surfaced with vegetation, gravel, and paving. Runoff from new paved areas will 
be captured in catch basins and routed to a rain garden at the east end of the new parking. Rain Garden 
B-1 is sized using the Simplified Method: 

▪ New impervious area: 9,770 sf 
▪ 6% minimum facility size: 586 sf 
▪ Provided facility size: 816 sf 

Rain Garden calculations are provided in Appendix B of this report. 

Drainage Basin C  

Proposed improvements within Basin C include new parking, re-paved parking, a pedestrian plaza, and 
the proposed Building G footprint. Runoff from the new impervious surfaces will be routed to existing and 
new storm treatment facilities. 

Basin C Rain Gardens 

Existing Rain Garden C-1 was designed circa 2016 to treat runoff from approximately 9,967 sf modified 
parking south of Building A, which resulted in a facility footprint of approximately 698 sf. The rain garden 
is proposed to be modified to accommodate a new pedestrian path, and will be reduced to approximately 
385 sf, which would result in a treatment capacity of approximately 6,417 sf. This leaves approximately 
3,550 sf of existing impervious area capacity to be restored in Basin C. 

Proposed Rain Garden C-2 and C-3 will be added to treat runoff from the adjacent parking and plaza 
improvements, as well as handle treatment lost from the Rain Garden C-1 modification. 



 
 

 

 4 

Proposed Rain Garden C-4 will be added to treat runoff from new parking northeast of Building A. 

Each of the new Basin C rain gardens is sized per the Simplified Method guidelines, using a 6-percent sizing 
factor on the design impervious area. 

TABLE 1: RAIN GARDEN SIZING SUMMARY 

 
Design Impervious Area 

(sf) 
Minimum Rain Garden Size 

per 6% Factor (sf) 
Provided Rain Garden Size 

(sf) 

Existing Rain Garden C-1 9,967 598 385 

Rain Garden C-2 6,319 379 615 

Rain Garden C-3 9,108 546 559 

Rain Garden C-4 14,116 847 978 

Total 39,510 2,370 2,537 

As demonstrated above, the proposed rain garden sizing within Basin C provides treatment capacity 
within the basin to accommodate approximately 39,510 sf of impervious area and make up for the 
reduced capacity of Rain Garden C-1. 

Existing Pond C 

The existing Pond C extended dry basin was designed circa 2001 and was sized at the time to 
accommodate the planned build-out of the campus, which included up to approximately 12.55 acres of 
total impervious area within Basin C. The water quality design storm has not been changed from the 0.36 
inches rainfall that was used in the 2001 calculations. 

Current site review indicates the existing Basin C comprises approximately 7.45 acres of impervious area, 
resulting in approximately 5.10 acres of impervious area runoff capacity available in the existing Pond C. 

The proposed improvements result in a total impervious area coverage of approximately 8.43 acres. Per 
Table 1 above, approximately 0.91 acres of impervious area runoff is handled in the new rain garden 
facilities in Basin C. Therefore, the added design impervious surface to Pond C is calculated as: 

∆𝐴 = (8.43 − 0.91) − 7.45 = 0.07 𝑎𝑐 

Therefore, Pond C water quality treatment capacity has approximately 5.03 acres of available impervious 
area coverage on site after the proposed development is completed.  

Drainage Basin D 

Proposed improvements within Basin D include new parking to expand the existing southeast parking lot. 
Runoff from the new impervious surfaces will be routed to existing and new storm treatment facilities. 

Basin D Swales  

Proposed Swales D-1 and D-2 will be added to treat runoff from the adjacent parking lots along the east 
side of the Lam campus. 
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TABLE 2: SWALE TABLE SIZING SUMMARY 

Development Site Swale D-1 Swale D-2 

Design Impervious Area (sf) 36,094 49,985 

Water Quality Volume (cf) 1,083 1,500 

Water Quality Flow (cfs) 0.08 0.10 

Residence Time (min) 9.27 9.16 

 

Existing Pond D 

The existing Pond D extended dry basin was designed circa 2016 and was constructed to handle runoff 
from the new southeast parking lot and adjacent paving area comprising approximately 66,647 sf of 
impervious area. 

The proposed improvements will add approximately 39,695 sf resulting in a total impervious area flowing 
to Pond D of approximately 106,342 sf. The water quality volume for Pond D is calculated as: 

𝑊𝑄𝑉 = 𝐴 ∙
0.36 𝑖𝑛

12
𝑓𝑡
𝑖𝑛

= 106342 ∙
0.36 𝑖𝑛

12
𝑓𝑡
𝑖𝑛

= 3,190 𝑐𝑓 

The existing Pond D provides approximately 2,003 cf of storage, so the pond will be expanded to the west 
approximately 80 feet to provide additional water quality storage volume in the pond. The existing outlet 
structure location at the east end of the pond will remain. 
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I I I .  STORMWATER QUANTITY MANAGEMENT  

The proposed development at the Lam Research campus will add impervious surface to each of the four 
(4) drainage basins on site. Mitigation of increased peak flows will be provided through increased 
detention capacity in Pond D, which will be expanded toward the west. 

Ponds A, B, and C, and D were designed in 2001 and 2017 under prior Clean Water Services regulations 
which required that runoff from the developed Lam Research site be mitigated through detention to 
match the pre-development peak rates for the 2-year through 25-year storm events. 

Current standards require assessment of hydromodification risk based on the project site and 
development footprint. Per Clean Water Services standards, the proposed development falls into 
Category 2. 
 

Figure 3: Project Site Hydromodification Map 
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Figure 4: Hydromodification Risk Assessment 

 

Under current Clean Water Services Category 2 hydromodification standards, new development shall 
provide detention to reduce the 2-year storm developed peak flow to match one-half of the pre-
developed 2-year storm peak runoff, and to match pre-development peak flows for larger storm events.  

In order to calculate the required detention and mitigated release rate from the campus development 
under blended standards, we calculated the allowable peak flows from existing (pre-2019) development 
on campus and new (2022 proposed) development. Pre-development peak flows are calculated using on 
a curve number of 73. The following table summarizes the allowed peak flow from the site. 

TABLE 3: PRE-DEVELOPMENT PEAK FLOWS 

Site Coverage Basin Area (ac) 
2-year Storm Pre-

Developed Maximum 
Allowed Flow (cfs) 

25-year Storm Pre-
Developed Maximum 

Allowed Flow (cfs) 

Pre-2019 Existing Campus 51.54 3.184 1.681 

Proposed 2022 
Development Area 

6.47 0.200 13.39 

Total Campus 58.01 3.384 15.07 

Post-development runoff is calculated using curve numbers of 98 for impervious areas (building roofs, 
paving, gravel), 76 for existing landscape areas, and 74 for new landscape areas. The runoff from each 
drainage basin on site is calculated based on the proposed site coverage, and calculated for flow through 
the existing detention ponds.  
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TABLE 4: POST-DEVELOPMENT SITE COVERAGE SUMMARY 

 Basin A (ac) Basin B (ac) Basin C (ac) Basin D (ac) Total Site (ac) 

Impervious 10.13 10.59 8.43 4.42 33.57 

Existing Landscape 5.89 4.19 10.09 1.04 21.21 

New Landscape 0 0 1.43 1.80 3.23 

Total Area 16.02 14.78 19.95 7.26 58.01 

The overall site flow is calculated as the combined flow from the four ponds, and the Pond D storage will 
be adjusted to reduce the post-development total flow to match the pre-development limits listed above. 
The following table summarizes the flow from each pond and the total site outflow. 

TABLE 5: DETAINED RELEASE FLOW SUMMARY 

 Pond A (ac) Pond B (ac) Pond C (ac) Pond D Total Site (ac) 

Post-Development 
Flow (cfs) 

2-yr: 5.92 
10-yr: 9.58 

25-yr: 11.34 

2-yr: 6.20 
10-yr: 9.63 

25-yr: 11.26 

2-yr: 5.15 
10-yr: 9.30 

25-yr: 11.38 

2-yr: 2.51 
10-yr: 4.14 
25-yr: 4.94 

2-yr: 19.76 
10-yr: 32.64 
25-yr: 38.91 

Detained Release Flow 
(cfs) 

2-yr: 0.93 
10-yr: 2.76 
25-yr: 4.15 

2-yr: 1.02 
10-yr: 1.35 
25-yr: 1.48 

2-yr: 1.11 
10-yr: 1.58 
25-yr: 1.91 

2-yr: 0.32 
10-yr: 1.25 
25-yr: 2.10 

2-yr: 3.32 
10-yr: 6.74 
25-yr: 9.04 

The existing Ponds A, B, and C will remain as-is, and Pond D will be expanded to provide additional 
detention storage. Approximately 20,600 cf of additional storage is required within Pond D, which is 
provided by extending the west edge of the pond approximately 80 feet. No modifications to the existing 
outlet structure or orifice are required. Detailed detention calculations are provided in Appendix C of this 
report. 
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IV.  CONCLUSION 

The proposed building and parking expansion at Lam Research will increase the impervious area coverage 
on campus by approximately 4.27 ac. Stormwater runoff from the new impervious area will be treated for 
water quality through existing extended dry basins, new swales, and new rain gardens.  

Detention will be provided to new Clean Water Services standards to meet hydromodification 
requirements for new impervious area. The existing detention ponds will be supplemented with 
expansion at Pond D to provide storage to meet new detention requirements. 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

APPENDIX A 

BASIN MAPS 
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Project Name: SJS

Project Number: 8/15/2022

From WQF and WQV Calculator

Required Treatment Area (A): A = 31,704 ft
2

Water Quality Volume (WQV): WQV = 951 ft
3

Water Quality Flow (WQF): WQF = 0.07 ft
3
/s

User Entry Variables Vegetated Swale Design Criteria

Slope S = 0.016  ft/ft Minimum Slope = 0.005 D&CS 4.09.4.c.4

H = 4 D&CS 4.09.4.c.8A

V = 1

Swale Length Ls = 220 ft Minimum Swale Length = 100 feet D&CS 4.09.4.c.3

Swale Bottom Width w = 2.5 ft Minimum Flat Bottom Width = 2 feet D&CS 4.09.4.c.5

Manning's N-Value n = 0.24 Manning's n-value = 0.24 D&CS 4.09.4.b.5

Calculations Minimum Freeboard = 1 foot D&CS 4.09.4.b.4

Swale Cross-Sectional Area A = 0.34 ft
2

θ = 76 °

L = 0.16  ft 

Water Quality Depth d = 0.133  ft Maximum Depth = 6 inches D&CS 4.09.4.c.6

Velocity v = 0.19 ft/s Maximum Velocity = 2 ft/s D&CS 4.09.4.b.6

Residence time t = 19.12 min. Minimum Residence Time = 9 minutes D&CS 4.09.4.b.2

Manning's Equation AR
2/3

 = 0.084

Manning's Equation AR
2/3

 = 0.085

Equations

Clean Water Services
Vegetated Swale Calculator

Per 2019 Clean Water Services Design & Construction Standards (D&CS)

Lam Research - Swale A-1 By: Checked: BDN

2220087.00 Date: Date: 8/16/2022

Side Slopes Maximum Side Slopes = 4 :1
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Project Name: SJS

Project Number: 8/15/2022

User Entry Variables Notes/Design Criteria

Impervious Area 9,770              ft
2

Maximum Contributing Impervious Area 15,000 ft
2

Infiltration Rate 0.5                  in/hr Sizing factors assume a maximum infiltration rate of 2 in/hr

If infiltration rate exceeds 2 in/hr, the simplified method may be oversizing your facility

From WQF and WQV Calculator

Required Treatment Area (A): 9,770              ft
2

Calculations

LIDA Facility Size (WQ ONLY) 586                 ft
2

Sizing factor = 6% CWS Design & Construction Standards - Section 4.08.4b

LIDA Facility Size (WQ + Hydromodification) 1,172              ft
2

Sizing factor = 12% CWS Design & Construction Standards - Section 4.08.4c

LIDA Facilities to be used with Simplified Sizing

Flow-Through Planter LIDA Swale Vegetated Filter Strip

CWS LIDA Handbook Dwg No 794 (2016) CWS LIDA Handbook Dwg No 795 (2016) CWS LIDA Handbook Dwg No 796 (2016)

Lam Research - Rain Garden B-1

2220087.00

By:

Clean Water Services

Simplified LIDA Sizing

Per 2019 Clean Water Services Design & Construction Standards

Checked: BDN

Date: Date: 8/16/2022



Project Name: SJS

Project Number: 8/15/2022

User Entry Variables Notes/Design Criteria

Impervious Area 6,319              ft
2

Maximum Contributing Impervious Area 15,000 ft
2

Infiltration Rate 0.5                  in/hr Sizing factors assume a maximum infiltration rate of 2 in/hr

If infiltration rate exceeds 2 in/hr, the simplified method may be oversizing your facility

From WQF and WQV Calculator

Required Treatment Area (A): 6,319              ft
2

Calculations

LIDA Facility Size (WQ ONLY) 379                 ft
2

Sizing factor = 6% CWS Design & Construction Standards - Section 4.08.4b

LIDA Facility Size (WQ + Hydromodification) 758                 ft
2

Sizing factor = 12% CWS Design & Construction Standards - Section 4.08.4c

LIDA Facilities to be used with Simplified Sizing

Flow-Through Planter LIDA Swale Vegetated Filter Strip

CWS LIDA Handbook Dwg No 794 (2016) CWS LIDA Handbook Dwg No 795 (2016) CWS LIDA Handbook Dwg No 796 (2016)

Lam Research - Rain Garden C-2

2220087.00

By:

Clean Water Services

Simplified LIDA Sizing

Per 2019 Clean Water Services Design & Construction Standards

Checked: BDN

Date: Date: 8/16/2022



Project Name: SJS

Project Number: 8/15/2022

User Entry Variables Notes/Design Criteria

Impervious Area 9,108              ft
2

Maximum Contributing Impervious Area 15,000 ft
2

Infiltration Rate 0.5                  in/hr Sizing factors assume a maximum infiltration rate of 2 in/hr

If infiltration rate exceeds 2 in/hr, the simplified method may be oversizing your facility

From WQF and WQV Calculator

Required Treatment Area (A): 9,108              ft
2

Calculations

LIDA Facility Size (WQ ONLY) 546                 ft
2

Sizing factor = 6% CWS Design & Construction Standards - Section 4.08.4b

LIDA Facility Size (WQ + Hydromodification) 1,093              ft
2

Sizing factor = 12% CWS Design & Construction Standards - Section 4.08.4c

LIDA Facilities to be used with Simplified Sizing

Flow-Through Planter LIDA Swale Vegetated Filter Strip

CWS LIDA Handbook Dwg No 794 (2016) CWS LIDA Handbook Dwg No 795 (2016) CWS LIDA Handbook Dwg No 796 (2016)

Lam Research - Rain Garden C-3

2220087.00

By:

Clean Water Services

Simplified LIDA Sizing

Per 2019 Clean Water Services Design & Construction Standards

Checked: BDN

Date: Date: 8/16/2022



Project Name: SJS

Project Number: 8/15/2022

User Entry Variables Notes/Design Criteria

Impervious Area 14,116            ft
2

Maximum Contributing Impervious Area 15,000 ft
2

Infiltration Rate 0.5                  in/hr Sizing factors assume a maximum infiltration rate of 2 in/hr

If infiltration rate exceeds 2 in/hr, the simplified method may be oversizing your facility

From WQF and WQV Calculator

Required Treatment Area (A): 14,116            ft
2

Calculations

LIDA Facility Size (WQ ONLY) 847                 ft
2

Sizing factor = 6% CWS Design & Construction Standards - Section 4.08.4b

LIDA Facility Size (WQ + Hydromodification) 1,694              ft
2

Sizing factor = 12% CWS Design & Construction Standards - Section 4.08.4c

LIDA Facilities to be used with Simplified Sizing

Flow-Through Planter LIDA Swale Vegetated Filter Strip

CWS LIDA Handbook Dwg No 794 (2016) CWS LIDA Handbook Dwg No 795 (2016) CWS LIDA Handbook Dwg No 796 (2016)

Lam Research - Rain Garden C-4

2220087.00

By:

Clean Water Services

Simplified LIDA Sizing

Per 2019 Clean Water Services Design & Construction Standards

Checked: BDN

Date: Date: 8/16/2022



Project Name: SJS

Project Number: 8/15/2022

From WQF and WQV Calculator

Required Treatment Area (A): A = 36,094 ft
2

Water Quality Volume (WQV): WQV = 1,083 ft
3

Water Quality Flow (WQF): WQF = 0.08 ft
3
/s

User Entry Variables Vegetated Swale Design Criteria

Slope S = 0.045  ft/ft Minimum Slope = 0.005 D&CS 4.09.4.c.4

H = 4 D&CS 4.09.4.c.8A

V = 1

Swale Length Ls = 100 ft Minimum Swale Length = 100 feet D&CS 4.09.4.c.3

Swale Bottom Width w = 8 ft Minimum Flat Bottom Width = 2 feet D&CS 4.09.4.c.5

Manning's N-Value n = 0.24 Manning's n-value = 0.24 D&CS 4.09.4.b.5

Calculations Minimum Freeboard = 1 foot D&CS 4.09.4.b.4

Swale Cross-Sectional Area A = 0.42 ft
2

θ = 76 °

L = 0.06  ft 

Water Quality Depth d = 0.052  ft Maximum Depth = 6 inches D&CS 4.09.4.c.6

Velocity v = 0.18 ft/s Maximum Velocity = 2 ft/s D&CS 4.09.4.b.6

Residence time t = 9.27 min. Minimum Residence Time = 9 minutes D&CS 4.09.4.b.2

Manning's Equation AR
2/3

 = 0.057

Manning's Equation AR
2/3

 = 0.058

Equations

Clean Water Services
Vegetated Swale Calculator

Per 2019 Clean Water Services Design & Construction Standards (D&CS)

Lam Research - Swale D-1 By: Checked: BDN

2220087.00 Date: Date: 8/16/2022

Side Slopes Maximum Side Slopes = 4 :1
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Project Name: SJS

Project Number: 8/15/2022

From WQF and WQV Calculator

Required Treatment Area (A): A = 49,985 ft
2

Water Quality Volume (WQV): WQV = 1,500 ft
3

Water Quality Flow (WQF): WQF = 0.10 ft
3
/s

User Entry Variables Vegetated Swale Design Criteria

Slope S = 0.04  ft/ft Minimum Slope = 0.005 D&CS 4.09.4.c.4

H = 4 D&CS 4.09.4.c.8A

V = 1

Swale Length Ls = 100 ft Minimum Swale Length = 100 feet D&CS 4.09.4.c.3

Swale Bottom Width w = 10 ft Minimum Flat Bottom Width = 2 feet D&CS 4.09.4.c.5

Manning's N-Value n = 0.24 Manning's n-value = 0.24 D&CS 4.09.4.b.5

Calculations Minimum Freeboard = 1 foot D&CS 4.09.4.b.4

Swale Cross-Sectional Area A = 0.57 ft
2

θ = 76 °

L = 0.07  ft 

Water Quality Depth d = 0.057  ft Maximum Depth = 6 inches D&CS 4.09.4.c.6

Velocity v = 0.18 ft/s Maximum Velocity = 2 ft/s D&CS 4.09.4.b.6

Residence time t = 9.16 min. Minimum Residence Time = 9 minutes D&CS 4.09.4.b.2

Manning's Equation AR
2/3

 = 0.084

Manning's Equation AR
2/3

 = 0.084

Equations

Clean Water Services
Vegetated Swale Calculator

Per 2019 Clean Water Services Design & Construction Standards (D&CS)

Lam Research - Swale D-2 By: Checked: BDN

2220087.00 Date: Date: 8/16/2022

Side Slopes Maximum Side Slopes = 4 :1
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APPENDIX C 

DETENTION 

CALCULATIONS 



Hydrograph Return Period Recap

Hyd. Hydrograph Inflow Peak Outflow (cfs) Hydrograph

No. type hyd(s) Description

(origin) 1-yr 2-yr 3-yr 5-yr 10-yr 25-yr 50-yr 100-yr

1 SCS Runoff ------ ------- 3.584 ------- 7.964 10.91 15.07 ------- ------- Pre-Dev Overall Site

2 SCS Runoff ------ ------- 0.400 ------- 0.888 1.217 1.681 ------- ------- Pre-Dev New/Modified Site

3 SCS Runoff ------ ------- 3.184 ------- 7.075 9.694 13.39 ------- ------- Pre-Dev Undisturbed Site

5 SCS Runoff ------ ------- 5.919 ------- 8.215 9.576 11.34 ------- ------- Basin A - Dev

6 SCS Runoff ------ ------- 6.196 ------- 8.359 9.629 11.26 ------- ------- Basin B - Dev

7 SCS Runoff ------ ------- 5.151 ------- 7.719 9.296 11.38 ------- ------- Basin C - Dev

8 SCS Runoff ------ ------- 2.509 ------- 3.533 4.144 4.937 ------- ------- Basin D - Dev

10 Combine 5, 6, 7,
8,

------- 19.76 ------- 27.83 32.64 38.91 ------- ------- Full Site - Developed

12 Reservoir 5 ------- 0.933 ------- 1.803 2.756 4.153 ------- ------- Pond A Outflow

13 Reservoir 6 ------- 1.019 ------- 1.236 1.350 1.482 ------- ------- Pond B Outflow

14 Reservoir 7 ------- 1.107 ------- 1.418 1.579 1.909 ------- ------- Pond C Outflow

15 Reservoir 8 ------- 0.315 ------- 0.755 1.253 2.099 ------- ------- Pond D Outflow

17 Combine 12, 13, 14,
15,

------- 3.320 ------- 5.148 6.736 9.040 ------- ------- Total site outflow

Proj. file: Hydraflow storm calcs.gpw Tuesday, 08 / 16 / 2022

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021



Hydrograph Summary Report

Hyd. Hydrograph Peak Time Time to Hyd. Inflow Maximum Total Hydrograph

No. type flow interval Peak volume hyd(s) elevation strge used Description

(origin) (cfs) (min) (min) (cuft) (ft) (cuft)

1 SCS Runoff 3.584 2 498 119,526 ------ ------ ------ Pre-Dev Overall Site

2 SCS Runoff 0.400 2 498 13,331 ------ ------ ------ Pre-Dev New/Modified Site

3 SCS Runoff 3.184 2 498 106,195 ------ ------ ------ Pre-Dev Undisturbed Site

5 SCS Runoff 5.919 2 480 86,804 ------ ------ ------ Basin A - Dev

6 SCS Runoff 6.196 2 480 88,568 ------ ------ ------ Basin B - Dev

7 SCS Runoff 5.151 2 482 83,209 ------ ------ ------ Basin C - Dev

8 SCS Runoff 2.509 2 480 37,379 ------ ------ ------ Basin D - Dev

10 Combine 19.76 2 480 295,959 5, 6, 7,
8,

------ ------ Full Site - Developed

12 Reservoir 0.933 2 700 59,839 5 141.62 23,045 Pond A Outflow

13 Reservoir 1.019 2 674 62,077 6 138.65 23,468 Pond B Outflow

14 Reservoir 1.107 2 686 66,295 7 137.50 17,368 Pond C Outflow

15 Reservoir 0.315 2 816 14,110 8 137.04 15,366 Pond D Outflow

17 Combine 3.320 2 806 202,321 12, 13, 14,
15,

------ ------ Total site outflow

Hydraflow storm calcs.gpw Return Period: 2 Year Tuesday, 08 / 16 / 2022

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021



Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Tuesday, 08 / 16 / 2022

Hyd. No. 1

Pre-Dev Overall Site

Hydrograph type =  SCS Runoff Peak discharge =  3.584 cfs
Storm frequency =  2 yrs Time to peak =  8.30 hrs
Time interval =  2 min Hyd. volume =  119,526 cuft
Drainage area =  58.010 ac Curve number =  73
Basin Slope =  0.0 % Hydraulic length =  0 ft
Tc method =  User Time of conc. (Tc) =  30.00 min
Total precip. =  2.50 in Distribution =  Type IA
Storm duration =  24 hrs Shape factor =  484

0 2 4 6 8 10 12 14 16 18 20 22 24 26

Q (cfs)

0.00 0.00

1.00 1.00

2.00 2.00

3.00 3.00

4.00 4.00

Q (cfs)

Time (hrs)

Pre-Dev Overall Site

Hyd. No. 1 -- 2 Year

Hyd No. 1



Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Tuesday, 08 / 16 / 2022

Hyd. No. 2

Pre-Dev New/Modified Site

Hydrograph type =  SCS Runoff Peak discharge =  0.400 cfs
Storm frequency =  2 yrs Time to peak =  8.30 hrs
Time interval =  2 min Hyd. volume =  13,331 cuft
Drainage area =  6.470 ac Curve number =  73
Basin Slope =  0.0 % Hydraulic length =  0 ft
Tc method =  User Time of conc. (Tc) =  30.00 min
Total precip. =  2.50 in Distribution =  Type IA
Storm duration =  24 hrs Shape factor =  484

0 2 4 6 8 10 12 14 16 18 20 22 24 26

Q (cfs)

0.00 0.00

0.05 0.05

0.10 0.10

0.15 0.15

0.20 0.20

0.25 0.25

0.30 0.30

0.35 0.35

0.40 0.40

0.45 0.45

0.50 0.50

Q (cfs)

Time (hrs)

Pre-Dev New/Modified Site

Hyd. No. 2 -- 2 Year

Hyd No. 2



Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Tuesday, 08 / 16 / 2022

Hyd. No. 3

Pre-Dev Undisturbed Site

Hydrograph type =  SCS Runoff Peak discharge =  3.184 cfs
Storm frequency =  2 yrs Time to peak =  8.30 hrs
Time interval =  2 min Hyd. volume =  106,195 cuft
Drainage area =  51.540 ac Curve number =  73
Basin Slope =  0.0 % Hydraulic length =  0 ft
Tc method =  User Time of conc. (Tc) =  30.00 min
Total precip. =  2.50 in Distribution =  Type IA
Storm duration =  24 hrs Shape factor =  484

0 2 4 6 8 10 12 14 16 18 20 22 24 26

Q (cfs)

0.00 0.00

1.00 1.00

2.00 2.00

3.00 3.00

4.00 4.00

Q (cfs)

Time (hrs)

Pre-Dev Undisturbed Site

Hyd. No. 3 -- 2 Year

Hyd No. 3



Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Tuesday, 08 / 16 / 2022

Hyd. No. 5

Basin A - Dev

Hydrograph type =  SCS Runoff Peak discharge =  5.919 cfs
Storm frequency =  2 yrs Time to peak =  8.00 hrs
Time interval =  2 min Hyd. volume =  86,804 cuft
Drainage area =  16.020 ac Curve number =  90*
Basin Slope =  0.0 % Hydraulic length =  0 ft
Tc method =  User Time of conc. (Tc) =  15.00 min
Total precip. =  2.50 in Distribution =  Type IA
Storm duration =  24 hrs Shape factor =  484

* Composite (Area/CN) = [(1.250 x 98) + (8.150 x 98) + (5.890 x 76) + (0.730 x 98)] / 16.020
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Hyd. No. 5 -- 2 Year

Hyd No. 5



Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Tuesday, 08 / 16 / 2022

Hyd. No. 6

Basin B - Dev

Hydrograph type =  SCS Runoff Peak discharge =  6.196 cfs
Storm frequency =  2 yrs Time to peak =  8.00 hrs
Time interval =  2 min Hyd. volume =  88,568 cuft
Drainage area =  14.780 ac Curve number =  92*
Basin Slope =  0.0 % Hydraulic length =  0 ft
Tc method =  User Time of conc. (Tc) =  15.00 min
Total precip. =  2.50 in Distribution =  Type IA
Storm duration =  24 hrs Shape factor =  484

* Composite (Area/CN) = [(3.350 x 98) + (7.020 x 98) + (4.190 x 76) + (0.220 x 98)] / 14.780

0 2 4 6 8 10 12 14 16 18 20 22 24 26

Q (cfs)

0.00 0.00

1.00 1.00
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Q (cfs)

Time (hrs)

Basin B - Dev

Hyd. No. 6 -- 2 Year

Hyd No. 6



Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Tuesday, 08 / 16 / 2022

Hyd. No. 7

Basin C - Dev

Hydrograph type =  SCS Runoff Peak discharge =  5.151 cfs
Storm frequency =  2 yrs Time to peak =  8.03 hrs
Time interval =  2 min Hyd. volume =  83,209 cuft
Drainage area =  19.950 ac Curve number =  85*
Basin Slope =  0.0 % Hydraulic length =  0 ft
Tc method =  User Time of conc. (Tc) =  15.00 min
Total precip. =  2.50 in Distribution =  Type IA
Storm duration =  24 hrs Shape factor =  484

* Composite (Area/CN) = [(2.040 x 98) + (4.050 x 98) + (10.090 x 76) + (0.750 x 98) + (1.590 x 98) + (1.430 x 74)] / 19.950
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Hyd. No. 7 -- 2 Year

Hyd No. 7



Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Tuesday, 08 / 16 / 2022

Hyd. No. 8

Basin D - Dev

Hydrograph type =  SCS Runoff Peak discharge =  2.509 cfs
Storm frequency =  2 yrs Time to peak =  8.00 hrs
Time interval =  2 min Hyd. volume =  37,379 cuft
Drainage area =  7.260 ac Curve number =  89*
Basin Slope =  0.0 % Hydraulic length =  0 ft
Tc method =  User Time of conc. (Tc) =  15.00 min
Total precip. =  2.50 in Distribution =  Type IA
Storm duration =  24 hrs Shape factor =  484

* Composite (Area/CN) = [(1.240 x 98) + (1.040 x 76) + (3.180 x 98) + (1.800 x 74)] / 7.260

0 2 4 6 8 10 12 14 16 18 20 22 24 26
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Hyd. No. 8 -- 2 Year

Hyd No. 8



Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Tuesday, 08 / 16 / 2022

Hyd. No. 10

Full Site - Developed

Hydrograph type =  Combine Peak discharge =  19.76 cfs
Storm frequency =  2 yrs Time to peak =  8.00 hrs
Time interval =  2 min Hyd. volume =  295,959 cuft
Inflow hyds. =  5, 6, 7, 8 Contrib. drain. area =  58.010 ac
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Hyd. No. 10 -- 2 Year

Hyd No. 10 Hyd No. 5 Hyd No. 6 Hyd No. 7

Hyd No. 8



Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Tuesday, 08 / 16 / 2022

Hyd. No. 12

Pond A Outflow

Hydrograph type =  Reservoir Peak discharge =  0.933 cfs
Storm frequency =  2 yrs Time to peak =  11.67 hrs
Time interval =  2 min Hyd. volume =  59,839 cuft
Inflow hyd. No. =  5 - Basin A - Dev Max. Elevation =  141.62 ft
Reservoir name =  Existing Pond A Max. Storage =  23,045 cuft

Storage Indication method used.  Exfiltration extracted from Outflow.

0 4 8 12 16 20 24 28 32
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Hyd. No. 12 -- 2 Year

Hyd No. 12 Hyd No. 5 Total storage used = 23,045 cuft



Pond Report
Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Tuesday, 08 / 16 / 2022

Pond No. 1 -  Existing Pond A

Pond Data

Contours -User-defined contour areas. Conic method used for volume calculation. Begining Elevation = 139.75 ft

Stage / Storage Table

Stage (ft) Elevation (ft) Contour area (sqft) Incr. Storage (cuft) Total storage (cuft)

0.00 139.75 10,363 0 0
0.25 140.00 10,849 2,651 2,651
1.25 141.00 12,851 11,835 14,486
2.25 142.00 14,909 13,866 28,352
3.25 143.00 17,024 15,953 44,305

Culvert / Orifice Structures Weir Structures

[A] [B] [C] [PrfRsr] [A] [B] [C] [D]

Rise (in) =  5.26 0.00 0.00 0.00

Span (in) =  5.26 0.00 0.00 0.00

No. Barrels =  1 0 0 0

Invert El. (ft) =  139.75 0.00 0.00 0.00

Length (ft) =  0.00 0.00 0.00 0.00

Slope (%) =  0.00 0.00 0.00 n/a

N-Value =  .013 .013 .013 n/a

Orifice Coeff. =  0.60 0.60 0.60 0.60

Multi-Stage =  n/a No No No

Crest Len (ft) =  0.00 2.00 0.00 0.00

Crest El. (ft) =  0.00 141.92 0.00 0.00

Weir Coeff. =  3.33 3.33 3.33 3.33

Weir Type =  --- Rect --- ---

Multi-Stage =  No No No No

Exfil.(in/hr) =  1.000 (by Contour)

TW Elev. (ft) =  0.00

Note: Culvert/Orifice outflows are analyzed under inlet (ic) and outlet (oc) control.  Weir risers checked for orifice conditions (ic) and submergence (s).
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Total Q



Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Tuesday, 08 / 16 / 2022

Hyd. No. 13

Pond B Outflow

Hydrograph type =  Reservoir Peak discharge =  1.019 cfs
Storm frequency =  2 yrs Time to peak =  11.23 hrs
Time interval =  2 min Hyd. volume =  62,077 cuft
Inflow hyd. No. =  6 - Basin B - Dev Max. Elevation =  138.65 ft
Reservoir name =  Existing Pond B Max. Storage =  23,468 cuft

Storage Indication method used.  Exfiltration extracted from Outflow.

0 4 8 12 16 20 24 28 32

Q (cfs)
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Pond B Outflow

Hyd. No. 13 -- 2 Year

Hyd No. 13 Hyd No. 6 Total storage used = 23,468 cuft



Pond Report
Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Tuesday, 08 / 16 / 2022

Pond No. 2 -  Existing Pond B

Pond Data

Contours -User-defined contour areas. Conic method used for volume calculation. Begining Elevation = 136.75 ft

Stage / Storage Table

Stage (ft) Elevation (ft) Contour area (sqft) Incr. Storage (cuft) Total storage (cuft)

0.00 136.75 10,363 0 0
0.25 137.00 10,849 2,651 2,651
1.25 138.00 12,851 11,835 14,486
2.25 139.00 14,909 13,866 28,352
3.25 140.00 17,023 15,953 44,304
4.25 141.00 18,697 17,852 62,156

Culvert / Orifice Structures Weir Structures

[A] [B] [C] [PrfRsr] [A] [B] [C] [D]

Rise (in) =  5.48 0.00 0.00 0.00

Span (in) =  5.48 0.00 0.00 0.00

No. Barrels =  1 0 0 0

Invert El. (ft) =  136.75 0.00 0.00 0.00

Length (ft) =  0.00 0.00 0.00 0.00

Slope (%) =  0.00 0.00 0.00 n/a

N-Value =  .013 .013 .013 n/a

Orifice Coeff. =  0.60 0.60 0.60 0.60

Multi-Stage =  n/a No No No

Crest Len (ft) =  0.00 2.00 0.00 0.00

Crest El. (ft) =  0.00 140.97 0.00 0.00

Weir Coeff. =  3.33 3.33 3.33 3.33

Weir Type =  --- Rect --- ---

Multi-Stage =  No No No No

Exfil.(in/hr) =  1.000 (by Contour)

TW Elev. (ft) =  0.00

Note: Culvert/Orifice outflows are analyzed under inlet (ic) and outlet (oc) control.  Weir risers checked for orifice conditions (ic) and submergence (s).
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Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Tuesday, 08 / 16 / 2022

Hyd. No. 14

Pond C Outflow

Hydrograph type =  Reservoir Peak discharge =  1.107 cfs
Storm frequency =  2 yrs Time to peak =  11.43 hrs
Time interval =  2 min Hyd. volume =  66,295 cuft
Inflow hyd. No. =  7 - Basin C - Dev Max. Elevation =  137.50 ft
Reservoir name =  Existing Pond C Max. Storage =  17,368 cuft

Storage Indication method used.  Exfiltration extracted from Outflow.
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Pond C Outflow

Hyd. No. 14 -- 2 Year

Hyd No. 14 Hyd No. 7 Total storage used = 17,368 cuft



Pond Report
Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Tuesday, 08 / 16 / 2022

Pond No. 3 -  Existing Pond C

Pond Data

Contours -User-defined contour areas. Conic method used for volume calculation. Begining Elevation = 135.52 ft

Stage / Storage Table

Stage (ft) Elevation (ft) Contour area (sqft) Incr. Storage (cuft) Total storage (cuft)

0.00 135.52 7,150 0 0
0.48 136.00 7,894 3,609 3,609
1.48 137.00 9,427 8,648 12,257
2.48 138.00 11,038 10,221 22,478
3.48 139.00 12,729 11,872 34,350
4.48 140.00 14,519 13,613 47,963
4.98 140.50 15,405 7,479 55,442

Culvert / Orifice Structures Weir Structures

[A] [B] [C] [PrfRsr] [A] [B] [C] [D]

Rise (in) =  5.65 0.00 0.00 0.00

Span (in) =  5.65 0.00 0.00 0.00

No. Barrels =  1 0 0 0

Invert El. (ft) =  135.52 0.00 0.00 0.00

Length (ft) =  0.00 0.00 0.00 0.00

Slope (%) =  0.00 0.00 0.00 n/a

N-Value =  .013 .013 .013 n/a

Orifice Coeff. =  0.60 0.60 0.60 0.60

Multi-Stage =  n/a No No No

Crest Len (ft) =  0.00 2.00 3.00 0.00

Crest El. (ft) =  0.00 140.06 140.45 0.00

Weir Coeff. =  3.33 3.33 3.33 3.33

Weir Type =  --- Rect Rect ---

Multi-Stage =  No No No No

Exfil.(in/hr) =  1.000 (by Contour)

TW Elev. (ft) =  0.00

Note: Culvert/Orifice outflows are analyzed under inlet (ic) and outlet (oc) control.  Weir risers checked for orifice conditions (ic) and submergence (s).
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Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Tuesday, 08 / 16 / 2022

Hyd. No. 15

Pond D Outflow

Hydrograph type =  Reservoir Peak discharge =  0.315 cfs
Storm frequency =  2 yrs Time to peak =  13.60 hrs
Time interval =  2 min Hyd. volume =  14,110 cuft
Inflow hyd. No. =  8 - Basin D - Dev Max. Elevation =  137.04 ft
Reservoir name =  Modified Pond D Max. Storage =  15,366 cuft

Storage Indication method used.  Exfiltration extracted from Outflow.
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Hyd. No. 15 -- 2 Year

Hyd No. 15 Hyd No. 8 Total storage used = 15,366 cuft



Pond Report
Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Tuesday, 08 / 16 / 2022

Pond No. 5 -  Modified Pond D

Pond Data

Trapezoid -Bottom L x W = 190.0 x 25.0 ft,  Side slope = 3.00:1,  Bottom elev. = 134.63 ft,  Depth = 5.00 ft

Stage / Storage Table

Stage (ft) Elevation (ft) Contour area (sqft) Incr. Storage (cuft) Total storage (cuft)

0.00 134.63 4,750 0 0
0.50 135.13 5,404 2,538 2,538
1.00 135.63 6,076 2,869 5,407
1.50 136.13 6,766 3,210 8,617
2.00 136.63 7,474 3,559 12,176
2.50 137.13 8,200 3,918 16,094
3.00 137.63 8,944 4,285 20,379
3.50 138.13 9,706 4,662 25,041
4.00 138.63 10,486 5,047 30,088
4.50 139.13 11,284 5,442 35,530
5.00 139.63 12,100 5,845 41,375

Culvert / Orifice Structures Weir Structures

[A] [B] [C] [PrfRsr] [A] [B] [C] [D]

Rise (in) =  1.16 0.00 0.00 0.00

Span (in) =  1.16 0.00 0.00 0.00

No. Barrels =  1 0 0 0

Invert El. (ft) =  134.63 0.00 0.00 0.00

Length (ft) =  0.00 0.00 0.00 0.00

Slope (%) =  0.00 0.00 0.00 n/a

N-Value =  .013 .013 .013 n/a

Orifice Coeff. =  0.60 0.60 0.60 0.60

Multi-Stage =  n/a No No No

Crest Len (ft) =  0.00 3.00 0.00 0.00

Crest El. (ft) =  0.00 136.95 0.00 0.00

Weir Coeff. =  3.33 3.33 3.33 3.33

Weir Type =  --- Rect --- ---

Multi-Stage =  No No No No

Exfil.(in/hr) =  1.000 (by Contour)

TW Elev. (ft) =  0.00

Note: Culvert/Orifice outflows are analyzed under inlet (ic) and outlet (oc) control.  Weir risers checked for orifice conditions (ic) and submergence (s).
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Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Tuesday, 08 / 16 / 2022

Hyd. No. 17

Total site outflow

Hydrograph type =  Combine Peak discharge =  3.320 cfs
Storm frequency =  2 yrs Time to peak =  13.43 hrs
Time interval =  2 min Hyd. volume =  202,321 cuft
Inflow hyds. =  12, 13, 14, 15 Contrib. drain. area =  0.000 ac
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Hyd. No. 17 -- 2 Year

Hyd No. 17 Hyd No. 12 Hyd No. 13 Hyd No. 14

Hyd No. 15



Hydrograph Summary Report

Hyd. Hydrograph Peak Time Time to Hyd. Inflow Maximum Total Hydrograph

No. type flow interval Peak volume hyd(s) elevation strge used Description

(origin) (cfs) (min) (min) (cuft) (ft) (cuft)

1 SCS Runoff 10.91 2 492 241,352 ------ ------ ------ Pre-Dev Overall Site

2 SCS Runoff 1.217 2 492 26,919 ------ ------ ------ Pre-Dev New/Modified Site

3 SCS Runoff 9.694 2 492 214,434 ------ ------ ------ Pre-Dev Undisturbed Site

5 SCS Runoff 9.576 2 480 136,145 ------ ------ ------ Basin A - Dev

6 SCS Runoff 9.629 2 480 135,426 ------ ------ ------ Basin B - Dev

7 SCS Runoff 9.296 2 480 139,303 ------ ------ ------ Basin C - Dev

8 SCS Runoff 4.144 2 480 59,381 ------ ------ ------ Basin D - Dev

10 Combine 32.64 2 480 470,255 5, 6, 7,
8,

------ ------ Full Site - Developed

12 Reservoir 2.756 2 548 103,407 5 142.31 33,341 Pond A Outflow

13 Reservoir 1.350 2 714 99,737 6 139.91 42,836 Pond B Outflow

14 Reservoir 1.579 2 814 114,183 7 139.31 38,509 Pond C Outflow

15 Reservoir 1.253 2 544 35,019 8 137.19 16,630 Pond D Outflow

17 Combine 6.736 2 548 352,345 12, 13, 14,
15,

------ ------ Total site outflow

Hydraflow storm calcs.gpw Return Period: 10 Year Tuesday, 08 / 16 / 2022

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021



Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Tuesday, 08 / 16 / 2022

Hyd. No. 1

Pre-Dev Overall Site

Hydrograph type =  SCS Runoff Peak discharge =  10.91 cfs
Storm frequency =  10 yrs Time to peak =  8.20 hrs
Time interval =  2 min Hyd. volume =  241,352 cuft
Drainage area =  58.010 ac Curve number =  73
Basin Slope =  0.0 % Hydraulic length =  0 ft
Tc method =  User Time of conc. (Tc) =  30.00 min
Total precip. =  3.45 in Distribution =  Type IA
Storm duration =  24 hrs Shape factor =  484
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Hyd. No. 1 -- 10 Year

Hyd No. 1



Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Tuesday, 08 / 16 / 2022

Hyd. No. 2

Pre-Dev New/Modified Site

Hydrograph type =  SCS Runoff Peak discharge =  1.217 cfs
Storm frequency =  10 yrs Time to peak =  8.20 hrs
Time interval =  2 min Hyd. volume =  26,919 cuft
Drainage area =  6.470 ac Curve number =  73
Basin Slope =  0.0 % Hydraulic length =  0 ft
Tc method =  User Time of conc. (Tc) =  30.00 min
Total precip. =  3.45 in Distribution =  Type IA
Storm duration =  24 hrs Shape factor =  484
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Hyd. No. 2 -- 10 Year

Hyd No. 2



Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Tuesday, 08 / 16 / 2022

Hyd. No. 3

Pre-Dev Undisturbed Site

Hydrograph type =  SCS Runoff Peak discharge =  9.694 cfs
Storm frequency =  10 yrs Time to peak =  8.20 hrs
Time interval =  2 min Hyd. volume =  214,434 cuft
Drainage area =  51.540 ac Curve number =  73
Basin Slope =  0.0 % Hydraulic length =  0 ft
Tc method =  User Time of conc. (Tc) =  30.00 min
Total precip. =  3.45 in Distribution =  Type IA
Storm duration =  24 hrs Shape factor =  484
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Hyd. No. 3 -- 10 Year

Hyd No. 3



Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Tuesday, 08 / 16 / 2022

Hyd. No. 5

Basin A - Dev

Hydrograph type =  SCS Runoff Peak discharge =  9.576 cfs
Storm frequency =  10 yrs Time to peak =  8.00 hrs
Time interval =  2 min Hyd. volume =  136,145 cuft
Drainage area =  16.020 ac Curve number =  90*
Basin Slope =  0.0 % Hydraulic length =  0 ft
Tc method =  User Time of conc. (Tc) =  15.00 min
Total precip. =  3.45 in Distribution =  Type IA
Storm duration =  24 hrs Shape factor =  484

* Composite (Area/CN) = [(1.250 x 98) + (8.150 x 98) + (5.890 x 76) + (0.730 x 98)] / 16.020
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Hyd. No. 5 -- 10 Year

Hyd No. 5



Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Tuesday, 08 / 16 / 2022

Hyd. No. 6

Basin B - Dev

Hydrograph type =  SCS Runoff Peak discharge =  9.629 cfs
Storm frequency =  10 yrs Time to peak =  8.00 hrs
Time interval =  2 min Hyd. volume =  135,426 cuft
Drainage area =  14.780 ac Curve number =  92*
Basin Slope =  0.0 % Hydraulic length =  0 ft
Tc method =  User Time of conc. (Tc) =  15.00 min
Total precip. =  3.45 in Distribution =  Type IA
Storm duration =  24 hrs Shape factor =  484

* Composite (Area/CN) = [(3.350 x 98) + (7.020 x 98) + (4.190 x 76) + (0.220 x 98)] / 14.780
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Hyd. No. 6 -- 10 Year

Hyd No. 6



Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Tuesday, 08 / 16 / 2022

Hyd. No. 7

Basin C - Dev

Hydrograph type =  SCS Runoff Peak discharge =  9.296 cfs
Storm frequency =  10 yrs Time to peak =  8.00 hrs
Time interval =  2 min Hyd. volume =  139,303 cuft
Drainage area =  19.950 ac Curve number =  85*
Basin Slope =  0.0 % Hydraulic length =  0 ft
Tc method =  User Time of conc. (Tc) =  15.00 min
Total precip. =  3.45 in Distribution =  Type IA
Storm duration =  24 hrs Shape factor =  484

* Composite (Area/CN) = [(2.040 x 98) + (4.050 x 98) + (10.090 x 76) + (0.750 x 98) + (1.590 x 98) + (1.430 x 74)] / 19.950
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Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Tuesday, 08 / 16 / 2022

Hyd. No. 8

Basin D - Dev

Hydrograph type =  SCS Runoff Peak discharge =  4.144 cfs
Storm frequency =  10 yrs Time to peak =  8.00 hrs
Time interval =  2 min Hyd. volume =  59,381 cuft
Drainage area =  7.260 ac Curve number =  89*
Basin Slope =  0.0 % Hydraulic length =  0 ft
Tc method =  User Time of conc. (Tc) =  15.00 min
Total precip. =  3.45 in Distribution =  Type IA
Storm duration =  24 hrs Shape factor =  484

* Composite (Area/CN) = [(1.240 x 98) + (1.040 x 76) + (3.180 x 98) + (1.800 x 74)] / 7.260
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Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Tuesday, 08 / 16 / 2022

Hyd. No. 10

Full Site - Developed

Hydrograph type =  Combine Peak discharge =  32.64 cfs
Storm frequency =  10 yrs Time to peak =  8.00 hrs
Time interval =  2 min Hyd. volume =  470,255 cuft
Inflow hyds. =  5, 6, 7, 8 Contrib. drain. area =  58.010 ac
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Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Tuesday, 08 / 16 / 2022

Hyd. No. 12

Pond A Outflow

Hydrograph type =  Reservoir Peak discharge =  2.756 cfs
Storm frequency =  10 yrs Time to peak =  9.13 hrs
Time interval =  2 min Hyd. volume =  103,407 cuft
Inflow hyd. No. =  5 - Basin A - Dev Max. Elevation =  142.31 ft
Reservoir name =  Existing Pond A Max. Storage =  33,341 cuft

Storage Indication method used.  Exfiltration extracted from Outflow.
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Hyd. No. 12 -- 10 Year

Hyd No. 12 Hyd No. 5 Total storage used = 33,341 cuft



Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Tuesday, 08 / 16 / 2022

Hyd. No. 13

Pond B Outflow

Hydrograph type =  Reservoir Peak discharge =  1.350 cfs
Storm frequency =  10 yrs Time to peak =  11.90 hrs
Time interval =  2 min Hyd. volume =  99,737 cuft
Inflow hyd. No. =  6 - Basin B - Dev Max. Elevation =  139.91 ft
Reservoir name =  Existing Pond B Max. Storage =  42,836 cuft

Storage Indication method used.  Exfiltration extracted from Outflow.
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Hyd. No. 13 -- 10 Year

Hyd No. 13 Hyd No. 6 Total storage used = 42,836 cuft



Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Tuesday, 08 / 16 / 2022

Hyd. No. 14

Pond C Outflow

Hydrograph type =  Reservoir Peak discharge =  1.579 cfs
Storm frequency =  10 yrs Time to peak =  13.57 hrs
Time interval =  2 min Hyd. volume =  114,183 cuft
Inflow hyd. No. =  7 - Basin C - Dev Max. Elevation =  139.31 ft
Reservoir name =  Existing Pond C Max. Storage =  38,509 cuft

Storage Indication method used.  Exfiltration extracted from Outflow.
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Hyd No. 14 Hyd No. 7 Total storage used = 38,509 cuft



Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Tuesday, 08 / 16 / 2022

Hyd. No. 15

Pond D Outflow

Hydrograph type =  Reservoir Peak discharge =  1.253 cfs
Storm frequency =  10 yrs Time to peak =  9.07 hrs
Time interval =  2 min Hyd. volume =  35,019 cuft
Inflow hyd. No. =  8 - Basin D - Dev Max. Elevation =  137.19 ft
Reservoir name =  Modified Pond D Max. Storage =  16,630 cuft

Storage Indication method used.  Exfiltration extracted from Outflow.
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Hyd No. 15 Hyd No. 8 Total storage used = 16,630 cuft



Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Tuesday, 08 / 16 / 2022

Hyd. No. 17

Total site outflow

Hydrograph type =  Combine Peak discharge =  6.736 cfs
Storm frequency =  10 yrs Time to peak =  9.13 hrs
Time interval =  2 min Hyd. volume =  352,345 cuft
Inflow hyds. =  12, 13, 14, 15 Contrib. drain. area =  0.000 ac
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Hydrograph Summary Report

Hyd. Hydrograph Peak Time Time to Hyd. Inflow Maximum Total Hydrograph

No. type flow interval Peak volume hyd(s) elevation strge used Description

(origin) (cfs) (min) (min) (cuft) (ft) (cuft)

1 SCS Runoff 15.07 2 492 306,623 ------ ------ ------ Pre-Dev Overall Site

2 SCS Runoff 1.681 2 492 34,198 ------ ------ ------ Pre-Dev New/Modified Site

3 SCS Runoff 13.39 2 492 272,424 ------ ------ ------ Pre-Dev Undisturbed Site

5 SCS Runoff 11.34 2 480 160,144 ------ ------ ------ Basin A - Dev

6 SCS Runoff 11.26 2 480 158,032 ------ ------ ------ Basin B - Dev

7 SCS Runoff 11.38 2 480 167,245 ------ ------ ------ Basin C - Dev

8 SCS Runoff 4.937 2 480 70,130 ------ ------ ------ Basin D - Dev

10 Combine 38.91 2 480 555,550 5, 6, 7,
8,

------ ------ Full Site - Developed

12 Reservoir 4.153 2 524 126,143 5 142.51 36,436 Pond A Outflow

13 Reservoir 1.482 2 808 117,852 6 140.51 53,417 Pond B Outflow

14 Reservoir 1.909 2 808 137,895 7 140.14 50,056 Pond C Outflow

15 Reservoir 2.099 2 508 45,410 8 137.30 17,521 Pond D Outflow

17 Combine 9.040 2 514 427,299 12, 13, 14,
15,

------ ------ Total site outflow

Hydraflow storm calcs.gpw Return Period: 25 Year Tuesday, 08 / 16 / 2022

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021



Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Tuesday, 08 / 16 / 2022

Hyd. No. 1

Pre-Dev Overall Site

Hydrograph type =  SCS Runoff Peak discharge =  15.07 cfs
Storm frequency =  25 yrs Time to peak =  8.20 hrs
Time interval =  2 min Hyd. volume =  306,623 cuft
Drainage area =  58.010 ac Curve number =  73
Basin Slope =  0.0 % Hydraulic length =  0 ft
Tc method =  User Time of conc. (Tc) =  30.00 min
Total precip. =  3.90 in Distribution =  Type IA
Storm duration =  24 hrs Shape factor =  484
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Hyd No. 1



Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Tuesday, 08 / 16 / 2022

Hyd. No. 2

Pre-Dev New/Modified Site

Hydrograph type =  SCS Runoff Peak discharge =  1.681 cfs
Storm frequency =  25 yrs Time to peak =  8.20 hrs
Time interval =  2 min Hyd. volume =  34,198 cuft
Drainage area =  6.470 ac Curve number =  73
Basin Slope =  0.0 % Hydraulic length =  0 ft
Tc method =  User Time of conc. (Tc) =  30.00 min
Total precip. =  3.90 in Distribution =  Type IA
Storm duration =  24 hrs Shape factor =  484
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Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Tuesday, 08 / 16 / 2022

Hyd. No. 3

Pre-Dev Undisturbed Site

Hydrograph type =  SCS Runoff Peak discharge =  13.39 cfs
Storm frequency =  25 yrs Time to peak =  8.20 hrs
Time interval =  2 min Hyd. volume =  272,424 cuft
Drainage area =  51.540 ac Curve number =  73
Basin Slope =  0.0 % Hydraulic length =  0 ft
Tc method =  User Time of conc. (Tc) =  30.00 min
Total precip. =  3.90 in Distribution =  Type IA
Storm duration =  24 hrs Shape factor =  484
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Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Tuesday, 08 / 16 / 2022

Hyd. No. 5

Basin A - Dev

Hydrograph type =  SCS Runoff Peak discharge =  11.34 cfs
Storm frequency =  25 yrs Time to peak =  8.00 hrs
Time interval =  2 min Hyd. volume =  160,144 cuft
Drainage area =  16.020 ac Curve number =  90*
Basin Slope =  0.0 % Hydraulic length =  0 ft
Tc method =  User Time of conc. (Tc) =  15.00 min
Total precip. =  3.90 in Distribution =  Type IA
Storm duration =  24 hrs Shape factor =  484

* Composite (Area/CN) = [(1.250 x 98) + (8.150 x 98) + (5.890 x 76) + (0.730 x 98)] / 16.020
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Hyd No. 5



Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Tuesday, 08 / 16 / 2022

Hyd. No. 6

Basin B - Dev

Hydrograph type =  SCS Runoff Peak discharge =  11.26 cfs
Storm frequency =  25 yrs Time to peak =  8.00 hrs
Time interval =  2 min Hyd. volume =  158,032 cuft
Drainage area =  14.780 ac Curve number =  92*
Basin Slope =  0.0 % Hydraulic length =  0 ft
Tc method =  User Time of conc. (Tc) =  15.00 min
Total precip. =  3.90 in Distribution =  Type IA
Storm duration =  24 hrs Shape factor =  484

* Composite (Area/CN) = [(3.350 x 98) + (7.020 x 98) + (4.190 x 76) + (0.220 x 98)] / 14.780
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Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Tuesday, 08 / 16 / 2022

Hyd. No. 7

Basin C - Dev

Hydrograph type =  SCS Runoff Peak discharge =  11.38 cfs
Storm frequency =  25 yrs Time to peak =  8.00 hrs
Time interval =  2 min Hyd. volume =  167,245 cuft
Drainage area =  19.950 ac Curve number =  85*
Basin Slope =  0.0 % Hydraulic length =  0 ft
Tc method =  User Time of conc. (Tc) =  15.00 min
Total precip. =  3.90 in Distribution =  Type IA
Storm duration =  24 hrs Shape factor =  484

* Composite (Area/CN) = [(2.040 x 98) + (4.050 x 98) + (10.090 x 76) + (0.750 x 98) + (1.590 x 98) + (1.430 x 74)] / 19.950
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Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Tuesday, 08 / 16 / 2022

Hyd. No. 8

Basin D - Dev

Hydrograph type =  SCS Runoff Peak discharge =  4.937 cfs
Storm frequency =  25 yrs Time to peak =  8.00 hrs
Time interval =  2 min Hyd. volume =  70,130 cuft
Drainage area =  7.260 ac Curve number =  89*
Basin Slope =  0.0 % Hydraulic length =  0 ft
Tc method =  User Time of conc. (Tc) =  15.00 min
Total precip. =  3.90 in Distribution =  Type IA
Storm duration =  24 hrs Shape factor =  484

* Composite (Area/CN) = [(1.240 x 98) + (1.040 x 76) + (3.180 x 98) + (1.800 x 74)] / 7.260
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Hyd. No. 10

Full Site - Developed

Hydrograph type =  Combine Peak discharge =  38.91 cfs
Storm frequency =  25 yrs Time to peak =  8.00 hrs
Time interval =  2 min Hyd. volume =  555,550 cuft
Inflow hyds. =  5, 6, 7, 8 Contrib. drain. area =  58.010 ac
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Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Tuesday, 08 / 16 / 2022

Hyd. No. 12

Pond A Outflow

Hydrograph type =  Reservoir Peak discharge =  4.153 cfs
Storm frequency =  25 yrs Time to peak =  8.73 hrs
Time interval =  2 min Hyd. volume =  126,143 cuft
Inflow hyd. No. =  5 - Basin A - Dev Max. Elevation =  142.51 ft
Reservoir name =  Existing Pond A Max. Storage =  36,436 cuft

Storage Indication method used.  Exfiltration extracted from Outflow.
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Hyd. No. 13

Pond B Outflow

Hydrograph type =  Reservoir Peak discharge =  1.482 cfs
Storm frequency =  25 yrs Time to peak =  13.47 hrs
Time interval =  2 min Hyd. volume =  117,852 cuft
Inflow hyd. No. =  6 - Basin B - Dev Max. Elevation =  140.51 ft
Reservoir name =  Existing Pond B Max. Storage =  53,417 cuft

Storage Indication method used.  Exfiltration extracted from Outflow.
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Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Tuesday, 08 / 16 / 2022

Hyd. No. 14

Pond C Outflow

Hydrograph type =  Reservoir Peak discharge =  1.909 cfs
Storm frequency =  25 yrs Time to peak =  13.47 hrs
Time interval =  2 min Hyd. volume =  137,895 cuft
Inflow hyd. No. =  7 - Basin C - Dev Max. Elevation =  140.14 ft
Reservoir name =  Existing Pond C Max. Storage =  50,056 cuft

Storage Indication method used.  Exfiltration extracted from Outflow.
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Hyd. No. 15

Pond D Outflow

Hydrograph type =  Reservoir Peak discharge =  2.099 cfs
Storm frequency =  25 yrs Time to peak =  8.47 hrs
Time interval =  2 min Hyd. volume =  45,410 cuft
Inflow hyd. No. =  8 - Basin D - Dev Max. Elevation =  137.30 ft
Reservoir name =  Modified Pond D Max. Storage =  17,521 cuft

Storage Indication method used.  Exfiltration extracted from Outflow.
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Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Tuesday, 08 / 16 / 2022

Hyd. No. 17

Total site outflow

Hydrograph type =  Combine Peak discharge =  9.040 cfs
Storm frequency =  25 yrs Time to peak =  8.57 hrs
Time interval =  2 min Hyd. volume =  427,299 cuft
Inflow hyds. =  12, 13, 14, 15 Contrib. drain. area =  0.000 ac
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Hydraflow Rainfall Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Tuesday, 08 / 16 / 2022

Return Intensity-Duration-Frequency Equation Coefficients (FHA)
Period

(Yrs) B D E (N/A)

1 0.0000 0.0000 0.0000 --------

2 6.3201 2.1000 0.6144 --------

3 0.0000 0.0000 0.0000 --------

5 7.9532 1.6000 0.6153 --------

10 12.9652 3.7000 0.6766 --------

25 16.1446 4.6000 0.6900 --------

50 23.8777 6.0000 0.7457 --------

100 24.1258 5.6000 0.7114 --------

File name: CWS  IDF curve.IDF

Intensity = B / (Tc + D)^E

Return Intensity Values (in/hr)
Period

(Yrs) 5 min 10 15 20 25 30 35 40 45 50 55 60

1 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

2 1.90 1.37 1.10 0.94 0.83 0.75 0.69 0.63 0.59 0.56 0.53 0.50

3 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

5 2.49 1.76 1.41 1.20 1.06 0.95 0.87 0.80 0.75 0.70 0.66 0.63

10 3.00 2.21 1.79 1.52 1.34 1.20 1.09 1.01 0.94 0.88 0.82 0.78

25 3.39 2.54 2.07 1.77 1.56 1.40 1.28 1.18 1.09 1.02 0.96 0.91

50 3.99 3.02 2.47 2.10 1.84 1.65 1.50 1.37 1.27 1.19 1.11 1.05

100 4.50 3.42 2.80 2.40 2.12 1.90 1.73 1.59 1.48 1.38 1.30 1.23

Tc = time in minutes. Values may exceed 60.

Rainfall Precipitation Table (in)

Reports & Calc Templates\Calc Templates\Stormwater\Hydraflow Stormwater Precipitation Data\CWS precipitation.pcp

Storm
Distribution 1-yr 2-yr 3-yr 5-yr 10-yr 25-yr 50-yr 100-yr

SCS 24-hour 0.00 2.50 0.00 3.10 3.45 3.90 4.20 4.50

SCS 6-Hr 0.00 1.05 0.00 1.25 1.55 1.70 1.80 1.90

Huff-1st 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Huff-2nd 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Huff-3rd 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Huff-4th 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Huff-Indy 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Custom 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
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SITE DATA
EXISTING

COVERAGE (AC)
PROPOSED

COVERAGE (AC)

TOTAL PROPERTY AREA 58.01 58.01

BUILDING AREA 6.31 7.06

PAVED IMPERVIOUS AREA 22.91 24.55

TOTAL IMPERVIOUS AREA 29.22 31.61

LANDSCAPE AREA 28.79 26.40

PARKING DATA
TYPE EXISTING PARKING

REMOVED
ADDED

PARKING
TOTAL

SPACES

STANDARD PARKING 1336 33 578 1881

ACCESSIBLE PARKING 29 4 8 33

LOADING BERTHS 13 0 2 15

CARPOOL SPACES 12 2 2 12

COMPACT SPACES 0 0 0 0

TOTAL PARKING 1377 37 586 1926
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First American Title Insurance Company 
 

1 SW Columbia Street, Ste 1600  
Portland, OR 97204 
Phn - (503)222-3651    (800)929-3651 

Fax - (877)242-3513 

  

 

First American Title 

MULTNOMAH COUNTY TITLE UNIT 

FAX (877)242-3513  
  

Title Officer: Blake Spencer 
(503)222-3651  

BlSpencer@firstam.com 

LOT BOOK SERVICE 

  
Lam Research Order No.: 7019-3978352 
11155 SW Leveton Drive  July 28, 2022 
Tualatin, OR 97062   
  
Attn:  Hugh Kingery  
Phone No.:  - Fax No.:  
Email: Hugh.Kingery@lamresearch.com 
  
Re:    
  

Fee:  $500.00  
  
We have searched our Tract Indices as to the following described property: 

The land referred to in this report is described in Exhibit A attached hereto. 

and as of July 20, 2022 at 8:00 a.m.  
  
We find that the last deed of record runs to 

Lam Research Corporation, a Delaware Corporation 

We find the following apparent encumbrances prior to the effective date hereof: 
  

 
  

1. Statutory powers and assessments of Clean Water Services. 

2. Private Stormwater Facilities Agreement, including terms and provisions thereof. 
  
Recorded: August 19, 2021 as Fee No. 2021 088690 
  

3. Unrecorded leases or periodic tenancies, if any. 

(The following Exceptions Affects Lot 1) 



  
Lot Book Service  Guarantee No.: 7019-3978352 
  Page 2 of 7 
  

 

First American Title 

4. Easement, including terms and provisions contained therein: 
Recording Information: June 09, 1989 as Fee No. 89026084  
In Favor of: The City of Tualatin  
For: Slope and utility  
Affects: The Southwesterly corner  

  
  

Document re-recorded July 06, 1989 as Fee No. 89030633 

5. Easement, including terms and provisions contained therein: 
Recording Information: November 01, 1989 as Fee No. 89053170  
In Favor of: The City of Tualatin  
For: Slope  
Affects: The Southerly portion  

  
  

6. The terms and provisions contained in the document entitled "Declaration of Roadway, Utility, Cross- 
Access and Parking Easements and Restrictive Covenants" recorded March 22, 2002 as Fee No. 2002 
033655. 

7. Easement, including terms and provisions contained therein: 
Recording Information: April 15, 2002 as Fee No. 2002 044680  
In Favor of: The City of Tualatin  
For: Water line  
Affects: The Southerly portion  

  
  

8. Revocable Permit (Right-of-Way), including terms and provisions thereof. 
  
Recorded: October 26, 2017 as Fee No. 2017 084661 
  

9. Private Stormwater Facilities Agreement, including terms and provisions thereof. 
  
Recorded: November 02, 2020 as Fee No. 2020 110089 
  

(The following Exceptions Affects Lot 2) 

10. Easement, including terms and provisions contained therein: 
Recording Information: June 01, 1990 as Fee No. 90028257  
In Favor of: The City of Tualatin  
For: Pedestrian walkway and bikepath  
Affects: The Southerly portion  

  
  

11. Easement, including terms and provisions contained therein: 
Recording Information: November 23, 1999 as Fee No. 99130427  
In Favor of: The City of Tualatin  
For: Slope, public utility and pedestrian walkway  
Affects: The Northerly portion  
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12. Easement, including terms and provisions contained therein: 
Recording Information: June 22, 2001 as Fee No. 2001 060136  
In Favor of: Portland General Electric Company, an Oregon corporation  
For: Underground electrical power lines and signal or communication 

lines  
Affects: The Easterly portion  

  
  

13. The terms and provisions contained in the document entitled "Declaration of Roadway, Utility, Cross- 
Access and Parking Easements and Restrictive Covenants" recorded March 22, 2002 as Fee No. 2002 
033655. 

14. Easement, including terms and provisions contained therein:  
Recording Information: April 15, 2002 as Fee No. 2002 044680  
In Favor of: The City of Tualatin  
For: Water line 

  

15. Revocable Permit (Right-of-Way), including terms and provisions thereof. 
  
Recorded: October 26, 2017 as Fee No. 2017 084661 
  

16. Private Stormwater Facilities Agreement, including terms and provisions thereof. 
  
Recorded: November 02, 2020 as Fee No. 2020 110089 
  

(The following Exceptions Affects Lot 3) 

17. Easement, including terms and provisions contained therein: 
Recording Information: May 05, 1989 as Fee No. 89020417  
For: common access 

 

 

18. Easement, including terms and provisions contained therein: 
Recording Information: November 23, 1999 as Fee No. 99130427  
In Favor of: The City of Tualatin  
For: Slope, public utility and sidewalk and pedestrian  
Affects: The Northerly portion  

  
  

19. The terms and provisions contained in the document entitled "Declaration of Roadway, Utility, Cross- 
Access and Parking Easements and Restrictive Covenants" recorded March 22, 2002 as Fee No. 2002 
033655. 

We have also searched our General Index for Judgments and State and Federal Liens against the 
Grantee(s) named above and find: 
  

NONE  

We find the following unpaid taxes and city liens:   

1. Taxes for the fiscal year 2022-2023  a lien due, but not yet payable 
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NOTE:  Taxes for the year 2021-2022 PAID IN FULL  
  
Tax Amount: $533,346.88 
Map No.: 2S122AB00100 
Property ID: R2107971 
Tax Code No.: 023.76 

  

NOTE:  Taxes for the year 2021-2022 PAID IN FULL  
  
Tax Amount: $105,937.14 
Map No.: 2S122AA00500 
Property ID: R2107973 
Tax Code No.: 023.76 
  

NOTE:  Taxes for the year 2021-2022 PAID IN FULL  
  
Tax Amount: $67,392.15 
Map No.: 2S122AA00800 
Property ID: R2107974 
Tax Code No.: 023.76 
  

NOTE:  Taxes for the year 2021-2022 PAID IN FULL  
  
Tax Amount: $2,343,152.44 
Map No.: 2S122AB00100 
Property ID: R2180033 
Tax Code No.: 023.76 
  

2. City liens, if any, of the City of Tualatin. 

NOTE:  We find no outstanding voluntary liens of record affecting subject property. An inquiry should be 
made concerning the existence of any unrecorded lien or other indebtedness which could give rise to any 
security interest in the subject property. 

THIS IS NOT a title report since no examination has been made of the title to the above described 
property.  Our search for apparent encumbrances was limited to our Tract Indices, and therefore above 
listings do not include additional matters which might have been disclosed by an examination of the 
record title.  We assume no liability in connection with this Lot Book Service and will not be responsible 
for errors or omissions therein.  The charge for this service will not include supplemental reports, 
rechecks or other services. 
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Illegal Restrictive Covenants  
 
 

 
 

Please be advised that any provision contained in this document, or in a document that is attached, 
linked, or referenced in this document, that under applicable law illegally discriminates against a class of 
individuals based upon personal characteristics such as race, color, religion, sex, sexual orientation, 
gender identity, familial status, disability, national origin, or any other legally protected class, is illegal 
and unenforceable by law. 
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Exhibit "A" 

  
Real property in the  County of Washington, State of Oregon, described as follows:  

  
PARCEL 1:  
A TRACT OF LAND BEING A PORTION OF PARCELS 1 AND 3, PARTITION PLAT NO. 2001-058, LOCATED 
IN THE NORTHEAST ONE-QUARTER OF SECTION 22, TOWNSHIP 2 SOUTH, RANGE 1 WEST, 
WILLAMETTE MERIDIAN, CITY OF TUALATIN, WASHINGTON COUNTY, OREGON, BEING MORE 
PARTICULARLY DESCRIBED AS FOLLOWS:  
 

BEGINNING AT A BRASS SCREW AND WASHER LOCATED AT THE NORTHWEST CORNER OF SAID 
PARCEL 3, SAID POINT BEING ALSO ON THE SOUTHERLY RIGHT-OF-WAY LINE OF SW TUALATIN 
ROAD, 32.00 FEET SOUTHERLY OF THE CENTERLINE THEREOF, WHEN MEASURED AT RIGHT ANGLES; 
THENCE ALONG SAID SOUTHERLY RIGHT-OF-WAY LINE, NORTH 89°42'41" EAST A DISTANCE OF 0.06 
FEET TO AN ANGLE POINT THEREON; THENCE CONTINUING ALONG SAID SOUTHERLY RIGHT-OF-WAY 
LINE, SOUTH 89°42'08" EAST A DISTANCE OF 839.18 FEET TO A 5/8 INCH IRON ROD; THENCE 
DEPARTING SAID SOUTHERLY RIGHT-OF-WAY LINE, SOUTH 00°17'49" WEST A DISTANCE OF 450.67 
FEET TO A 5/8 INCH IRON ROD; THENCE SOUTH 89°35'19" EAST A DISTANCE OF 87.37 FEET TO A 5/8 
INCH IRON ROD; THENCE SOUTH 00°24'38" WEST A DISTANCE OF 66.15 FEET TO A 5/8 INCH IRON 
ROD; THENCE SOUTH 89°35'22" EAST A DISTANCE OF 36.44 FEET TO A 5/8 INCH IRON ROD; THENCE 
SOUTH 00°24'41" WEST A DISTANCE OF 779.79 FEET TO A COPPER DISK LOCATED ON THE 
NORTHERLY RIGHT-OF-WAY LINE OF SW LEVETON DRIVE, 30.00 FEET NORTHERLY OF THE 
CENTERLINE THEREOF, WHEN MEASURED AT RIGHT ANGLES; THENCE ALONG SAID NORTHERLY 
RIGHT- OF-WAY LINE, NORTH 89°34'51" WEST A DISTANCE OF 957.07 FEET TO A BRASS DISK 
LOCATED AT THE SOUTHWEST CORNER OF SAID PARCEL 1; THENCE ALONG THE WEST LINE OF SAID 
PARCEL 1 AND THE WEST LINE OF SAID PARCEL 3, NORTH 00°06'26" EAST A DISTANCE OF 1294.82 
FEET TO THE POINT OF BEGINNING.  
 
PARCEL 2:  
A TRACT OF LAND BEING A PORTION OF PARCELS 2 AND 3, PARTITION PLAT NO. 2001-058, LOCATED 
IN THE NORTHEAST ONE-QUARTER OF SECTION 22, TOWNSHIP 2 SOUTH, RANGE 1 WEST, 
WILLAMETTE MERIDIAN, CITY OF TUALATIN, WASHINGTON COUNTY, OREGON, BEING MORE 
PARTICULARLY DESCRIBED AS FOLLOWS:  
 
COMMENCING AT A BRASS SCREW AND WASHER LOCATED AT THE NORTHWEST CORNER OF SAID 
PARCEL 3, SAID POINT BEING ALSO ON THE SOUTHERLY RIGHT-OF-WAY LINE OF SW TUALATIN 
ROAD, 32.00 FEET SOUTHERLY OF THE CENTERLINE THEREOF, WHEN MEASURED AT RIGHT ANGLES; 
THENCE ALONG SAID SOUTHERLY RIGHT-OF-WAY LINE, NORTH 89°42'41" EAST A DISTANCE OF 0.06 
FEET TO AN ANGLE POINT THEREON; THENCE CONTINUING ALONG SAID SOUTHERLY RIGHT-OF-WAY 
LINE, SOUTH 89°42'08" EAST A DISTANCE OF 839.18 FEET TO A 5/8 INCH IRON ROD AND THE POINT 
OF BEGINNING; THENCE CONTINUING ALONG SAID SOUTHERLY RIGHT-OF-WAY LINE, SOUTH 
89°42'08" EAST A DISTANCE OF 1052.10 FEET TO A POINT OF CURVATURE THEREON; THENCE 
CONTINUING ALONG SAID SOUTHERLY RIGHT-OF-WAY LINE, 85.91 FEET THROUGH THE ARC OF A 
55.00 FOOT RADIUS CIRCULAR CURVE TO THE RIGHT, SAID CURVE HAVING A CENTRAL ANGLE OF 
89°29'34", A CHORD BEARING OF SOUTH 44°57'21" EAST AND A CHORD LENGTH OF 77.44 FEET TO A 
5/8 INCH IRON ROD LOCATED AT A POINT OF TANGENCY ON THE WESTERLY RIGHT-OF-WAY LINE OF 
SW 108TH AVENUE, 32.00 FEET WESTERLY OF THE CENTERLINE THEREOF, WHEN MEASURED AT 
RIGHT ANGLES; THENCE ALONG SAID WESTERLY RIGHT-OF-WAY LINE, SOUTH 00°12'34" EAST A 
DISTANCE OF 843.64 FEET TO A 5/8 INCH IRON ROD; THENCE DEPARTING SAID WESTERLY RIGHT-OF-
WAY LINE, NORTH 89°35'22" WEST A DISTANCE OF 212.34 FEET TO A 5/8 INCH IRON ROD; THENCE 
NORTH 00°24'38" EAST A DISTANCE OF 306.24 FEET TO A 5/8 INCH IRON ROD; THENCE NORTH 
89°35'22" WEST A DISTANCE OF 438.80 FEET TO A 5/8 INCH IRON ROD; THENCE NORTH 00°24'38" 
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EAST A DISTANCE OF 139.01 FEET TO A 5/8 INCH IRON ROD; THENCE NORTH 89°35'19" WEST A 
DISTANCE OF 464.30 FEET TO A 5/8 INCH IRON ROD; THENCE NORTH 00°17'49" EAST A DISTANCE OF 
450.67 FEET TO THE POINT OF BEGINNING.  
 
PARCEL 3:  
A TRACT OF LAND BEING A PORTION OF PARCELS 1 AND 2, PARTITION PLAT NO. 2001-058, LOCATED 
IN THE NORTHEAST ONE-QUARTER OF SECTION 22, TOWNSHIP 2 SOUTH, RANGE 1 WEST, 
WILLAMETTE MERIDIAN, CITY OF TUALATIN, WASHINGTON COUNTY, OREGON, BEING MORE 
PARTICULARLY DESCRIBED AS FOLLOWS:  
 
COMMENCING AT A BRASS SCREW AND WASHER LOCATED AT THE NORTHWEST CORNER OF PARCEL 3 
OF PARTITION PLAT NO. 2001-058, SAID POINT BEING ALSO ON THE SOUTHERLY RIGHT-OF-WAY LINE 
OF SW TUALATIN ROAD, 32.00 FEET SOUTHERLY OF THE CENTERLINE THEREOF, WHEN MEASURED AT 

RIGHT ANGLES; THENCE ALONG SAID SOUTHERLY RIGHT-OF-WAY LINE, NORTH 89°42'41" EAST A 
DISTANCE OF 0.06 FEET TO AN ANGLE POINT THEREON; THENCE CONTINUING ALONG SAID 
SOUTHERLY RIGHT-OF-WAY LINE, SOUTH 89°42'08" EAST A DISTANCE OF 839.18 FEET TO A 5/8 INCH 
IRON ROD; THENCE DEPARTING SAID SOUTHERLY RIGHT-OF-WAY LINE, SOUTH 00°17'49" WEST A 
DISTANCE OF 450.67 FEET TO A 5/8 INCH IRON ROD; THENCE SOUTH 89°35'19" EAST A DISTANCE OF 
87.37 FEET TO A 5/8 INCH IRON ROD AND THE POINT OF BEGINNING; THENCE SOUTH 00°24'38" 
WEST A DISTANCE OF 66.15 FEET TO A 5/8 INCH IRON ROD; THENCE SOUTH 89°35'22" EAST A 
DISTANCE OF 36.44 FEET TO A 5/8 INCH IRON ROD; THENCE SOUTH 00°24'41" WEST A DISTANCE OF 
779.79 FEET TO A COPPER DISK LOCATED ON THE NORTHERLY RIGHT-OF-WAY LINE OF SW LEVETON 
DRIVE, 30.00 FEET NORTHERLY OF THE CENTERLINE THEREOF, WHEN MEASURED AT RIGHT ANGLES; 
THENCE ALONG SAID NORTHERLY RIGHT-OF-WAY LINE, SOUTH 89°34'51" EAST A DISTANCE OF 
368.77 FEET TO AN ANGLE POINT THEREON; THENCE CONTINUING ALONG SAID NORTHERLY RIGHT-
OF-WAY LINE, SOUTH 89°42'00" EAST A DISTANCE OF 586.84 FEET TO A BRASS SCREW AND WASHER 
LOCATED AT A POINT OF CURVATURE THEREON; THENCE CONTINUING ALONG SAID NORTHERLY 
RIGHT-OF-WAY LINE, 63.19 FEET THROUGH THE ARC OF A 40.00 FOOT RADIUS CIRCULAR CURVE TO 
THE LEFT, SAID CURVE HAVING A CENTRAL ANGLE OF 90°30'34", A CHORD BEARING OF NORTH 
45°02'43" EAST AND A CHORD LENGTH OF 56.82 FEET TO A POINT OF TANGENCY ON THE WESTERLY 
RIGHT-OF-WAY LINE OF SW 108TH AVENUE, 32.00 FEET WESTERLY OF THE CENTERLINE THEREOF, 
WHEN MEASURED AT RIGHT ANGLES; THENCE ALONG SAID WESTERLY RIGHT-OF-WAY LINE, NORTH 
00°12'34" WEST A DISTANCE OF 359.19 FEET TO A 5/8 INCH IRON ROD; THENCE DEPARTING SAID 
WESTERLY RIGHT-OF-WAY LINE, NORTH 89°35'22" WEST A DISTANCE OF 212.34 FEET TO A 5/8 INCH 
IRON ROD; THENCE NORTH 00°24'38" EAST A DISTANCE OF 306.24 FEET TO A 5/8 INCH IRON ROD; 
THENCE NORTH 89°35'22" WEST A DISTANCE OF 438.80 FEET TO A 5/8 INCH IRON ROD; THENCE 
NORTH 00°24'38" EAST A DISTANCE OF 139.01 FEET TO A 5/8 INCH IRON ROD; THENCE NORTH 
89°35' 19" WEST A DISTANCE OF 376.93 TO THE POINT OF BEGINNING. 



From: Suzannah Stanley
To: Erin Engman; Steve Koper
Cc: Mike Rueter; Chelsey Reinoehl
Subject: RE: CIO contact: Lam Research New Office Building
Date: Wednesday, September 7, 2022 4:54:31 PM
Attachments: image002.png

image004.png
08c298f4-6906-48a5-889d-7a1b37cd9903.png

Hello Erin,
Thanks. In response to TDC 32.140 (1)(h):
A statement as to whether any City-recognized Citizen Involvement Organizations (CIOs) whose
boundaries include, or are adjacent to, the subject property were contacted in advance of filing the
application and, if so, a summary of the contact. The summary must include the date when contact
was made, the form of the contact and who it was with (e.g. phone conversation with neighborhood
association chairperson, meeting with land use committee, presentation at neighborhood association
meeting), and the result;
 
We did not contact any City-recognized CIOs.
 
Please use this statement in your completeness checklist.
 
Thanks,
 
Suzannah Stanley   Land Use Planning

D 971-346-3808 C 503-853-3652  Senior Associate
Professional Licenses & Certifications 

From: Erin Engman <eengman@tualatin.gov> 
Sent: Wednesday, September 7, 2022 4:29 PM
To: Suzannah Stanley <SStanley@mcknze.com>; Steve Koper <skoper@tualatin.gov>
Cc: Mike Rueter <MRueter@mcknze.com>; Chelsey Reinoehl <CReinoehl@mcknze.com>
Subject: RE: CIO contact: Lam Research New Office Building
 
Here’s the hyperlink: TDC 32.140(1)(h).
 
Erin Engman

Senior Planner
City of Tualatin | Planning Division
503.691.3024 | www.tualatinoregon.gov
 

From: Suzannah Stanley <SStanley@mcknze.com> 
Sent: Wednesday, September 7, 2022 4:17 PM
To: Erin Engman <eengman@tualatin.gov>; Steve Koper <skoper@tualatin.gov>
Cc: Mike Rueter <MRueter@mcknze.com>; Chelsey Reinoehl <CReinoehl@mcknze.com>
Subject: RE: CIO contact: Lam Research New Office Building
 



Thanks, Erin,
I’m not seeing it in the code at my fingertips; what should the “notice” entail? A site plan and FYI
that we’ve submitted?
 
The arborist is working on the report and we hope to have that done very soon.
 
We’ll probably want to wait until 9/16 for the incomplete letter.
 
Thanks,
 
Suzannah Stanley   Land Use Planning

D 971-346-3808 C 503-853-3652  Senior Associate
Professional Licenses & Certifications 

 
From: Erin Engman <eengman@tualatin.gov> 
Sent: Wednesday, September 7, 2022 12:25 PM
To: Suzannah Stanley <SStanley@mcknze.com>; Steve Koper <skoper@tualatin.gov>
Cc: Mike Rueter <MRueter@mcknze.com>; Chelsey Reinoehl <CReinoehl@mcknze.com>
Subject: RE: CIO contact: Lam Research New Office Building
 
Hi Suzannah-
Hope you had a good Labor Day weekend. Steve brought me up to speed with the LAM check-in
meeting, and I wanted to circle back with you on your questions.
 
For your question below, there is additional information on our CIOs shared in Chapter 11 of our
Municipal Code, specifically TMC 11-9-060 states:
The Commercial and Manufacturing CIOs' boundaries are designated as the boundary of the entire
Planning Area of the City of Tualatin (see Figure 11-9-1, below).
 
Therefore the LAM site would fall within the Commercial CIO boundaries and reaching out to them
would be encouraged to satisfy TDC 32.140(1)(h). The contact list for the Commercial CIO includes:
tualatincommercialcio@gmail.com, scottm@capacitycommercial.com, robertekellogg@yahoo.com,
famtunstall1@frontier.com.



 
I also understand that you had questions on submittal items for tree removal. I wanted to confirm
that a Tree Assessment Report is a required completeness item under TDC 32.140(1)(c) and TDC
33.110(4)(b); and is needed to satisfactorily demonstrate that our approval criteria for tree removal
is met. Additionally, preserving the City’s tree canopy is of interest to our Architectural Review Board
and they will want to review the report as part of their decision.
 
Please let me know if you’d like me to wait until September 16 (last date granted by ORS) to make
my completeness determination for your applications, or if you’d prefer that I share that in the next
few days.
 
Erin Engman

Senior Planner
City of Tualatin | Planning Division
503.691.3024 | www.tualatinoregon.gov
 

From: Suzannah Stanley <SStanley@mcknze.com> 
Sent: Thursday, September 1, 2022 3:30 PM
To: Steve Koper <skoper@tualatin.gov>; Erin Engman <eengman@tualatin.gov>
Cc: Mike Rueter <MRueter@mcknze.com>; Chelsey Reinoehl <CReinoehl@mcknze.com>
Subject: CIO contact: Lam Research New Office Building
 
Hello Steve and Erin,
We took a look at the CIO notice requirements.
 
“Notice Requirements. The applicant must provide notice to neighboring property owners (within
1,000 feet), designated Citizen Involvement Organization (CIO) representatives, and the Tualatin
Community Development Department. The City is able to provide the applicant with a complete



Mailing Area List for a fee. Requests for Mailing Area Lists can be made by contacting
planning@tualatin.gov”
 
However, the Lam site is not inside of a CIO district.

 
We obtained the complete mailing area list from the Planning department but since there aren’t
any, no CIOs were listed. So it seems like that requirement doesn’t apply. Let me know if you have
any questions. Thanks,
 
Suzannah Stanley  Land Use Planning

D 971-346-3808 C 503-853-3652  Senior Associate
Professional Licenses & Certifications

Mackenzie. 
ARCHITECTURE § INTERIORS § STRUCTURAL, CIVIL, AND TRAFFIC ENGINEERING
LAND USE AND TRANSPORTATION PLANNING § LANDSCAPE ARCHITECTURE

Disclaimer  PORTLAND, OR  |  VANCOUVER, WA  |  SEATTLE, WA   www MACKENZIE inc 

To encourage healthy living and work-life balance during the summer months, our offices will close at 12 PM on Fridays.
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   2S122AD00600 
    
   
   
  WILSONVILLE, OR 97070 
 

   2S122AD00700 
    
   
   
  WILSONVILLE, OR 97070 
   2S122AD00800 

    
   
   
  WILSONVILLE, OR 97070 
 

   2S115DD12000 
    
   
   
  TUALATION, OR 97062 
 

   2S115DD06300 
    
   
   
  TUALATIN, OR 97062 
 





  2S115DD14800 
    
   
   
  TUALATIN, OR 97062 
 

 
  2S115DD06800 
    
   
   
  TUALATIN, OR 97062 
 

 
  2S122AA00700 

   

   

  TUALATIN, OR 97062 

   2S115DD11200 

   

   

  TUALATIN, OR 97062 

 

   2S115DC04700 

   

   

  TUALATIN, OR 97062 

 

   2S115DD15600 
    
   
   
  TUALATIN, OR 97062 
   2S114CC06300 

   

   

  TUALATIN, OR 97062 

 

   2S114CC05900 

   

   

  TUALATIN, OR 97062 

 

   2S114CC05600 

   

   

  TUALATIN, OR 97062 

   2S115DD13200 

   

   

  TUALATIN, OR 97062 

 

 
  2S115DC09100 
    
   
   
  TUALATIN, OR 97062 
 

 
  2S114CC07900 

   

   

  TUALATIN, OR 97062 

   2S115DC08300 

   

   

  BEAVERTON, OR 97006 

 

 
  2S115DA05100 

   

   

  TUALATIN, OR 97062 

 

 
  2S115DD04500 

   

   

  TUALATIN, OR 97062 

   2S115DD14900 
    
   
   
  TUALATIN, OR 97062 
 

 
  2S115DC10700 
    
   
   
  TUALATIN, OR 97062 
 

 
  2S115DC12500 

   

   

  ASTORIA, NY 11106 

   2S115DC11700 

   

   

  TUALATIN, OR 97062 

 

   2S122AA00500 

   

   

  SAN JOSE, CA 95110 

 

   2S122AA00800 

   

   

  SAN JOSE, CA 95110 

   2S122AB00100 

   

   

  SAN JOSE, CA 95110 

 

   2S115DD15900 
    
   
   
  TUALATIN, OR 97062 
 

   2S115DC07900 

   

   

  TUALATIN, OR 97062 

   2S115DD17900 
    
   
   
  TUALATIN, OR 97062 
 

   2S115DC11100 
    
   
   
  TUALATIN, OR 97062 
 

   2S115DD08600 
    
   
   
  TUALATIN, OR 97062 
   2S115DD00900 

   

   

  TUALATIN, OR 97062 

 

   2S115DD15500 

   

   

  TUALATIN, OR 97062 

 

   2S115DC04300 

   

   

  TUALATIN, OR 97062 

 



  2S115DC05600 
    
   
   
  TUALATIN, OR 97062 
 

 
  2S115DD16100 

   

   

  TUALATIN, OR 97062 

 

 
  2S115DD03000 

   

   

  TUALATIN, OR 97062 

   2S115DD08800 

   

   

  TUALATIN, OR 97062 

 

   2S115DD20100 
    
   
   
  TUALATIN, OR 97062 
 

   2S115DA03700 

   

   

  TUALATIN, OR 97062 

   2S115DA05000 

   

   

  TUALATIN, OR 97062 

 

   2S115DD17100 

   

   

  TUALATIN, OR 97062 

 

   2S115DC07400 

   

   

  TUALATIN, OR 97062 

   2S115DD07500 
    
   
   
  TUALATIN, OR 97062 
 

 
  2S114CB02200 

   

   

  TUALATIN, OR 97062 

 

 
  2S115DD17300 
    
   
   
  TUALATIN, OR 97062 
   2S115DD05600 

   

   

  TUALATIN, OR 97062 

 

 
  2S115DD01100 
    
   
   
  TUALATIN, OR 97062 
 

 
  2S115DA02100 
    
   
   
  TUALATIN, OR 97062 
   2S122BA00100 

   

   

  TUALATIN, OR 97062 

 

 
  2S122BA00200 

   

   

  TUALATIN, OR 97062 

 

 
  2S115DD12300 
    
   
   
  TUALATIN, OR 97062 
   2S115DA04500 

   

   

  TUALATIN, OR 97062 

 

   2S115DD05900 

   

   

  TUALATIN, OR 97062 

 

   2S115DA04900 
    
   
   
  TUALATIN, OR 97062 
   2S114CC07100 

   

   

  MILWAUKIE, OR 97267 

 

   2S115DC05000 
    
   
   
  TUALATIN, OR 97062 
 

   2S122AA00600 

   

   

  TUALATIN, OR 97062 

   2S115DA05200 
    
   
   
  TUALATIN, OR 97062 
 

   2S115DC09600 

   

   

  TUALATIN, OR 97062 

 

   2S115DC08800 

   

   

  TUALATIN, OR 97062 

   2S115DD10900 

   

   

  TUALATIN, OR 97062 

 

   2S115DC01700 

   

   

  TUALATIN, OR 97062 

 

   2S115DC01100 

   

   

  TUALATIN, OR 97062 

 



  2S115DC90002 

   

   

  TUALATIN, OR 97062 

 

 
  2S114CC07500 
    
   
   
  TUALATIN, OR 97062 
 

 
  2S115DD06700 
    
   
   
  TUALATIN, OR 97062 
   2S115DC06300 

    
   
   
  TUALATIN, OR 97062 
 

   2S115DD08100 
    
   
   
  TUALATIN, OR 97062 
 

   2S115DD13400 
    
   
   
  TUALATIN, OR 97062 
   2S114CB02300 

   

   

  TUALATIN, OR 97062 

 

   2S115DD02400 

   

   

  TUALATIN, OR 97062 

 

   2S115DD01900 
    
   
   
  TUALATIN, OR 97062 
   2S122AA00100 

   

   

  TUALATIN, OR 97062 

 

 
  2S115DD14000 
    
   
   
  TUALATIN, OR 97062 
 

 
  2S115DC90000 

   

   

 

  2S115DD18300 

   

   

  TUALATIN, OR 97062 

 

 
  2S114CB02400 

   

   

  TUALATIN, OR 97062 

 

 
  2S115DC03200 
    
   
   
  TUALATIN, OR 97062 
   2S115DD19100 

    
   
   
  TUALATIN, OR 97062 
 

 
  2S115DD16400 
    
   
   
  TUALATIN, OR 97062 
 

 
  2S114CB01500 
    
   
   
  TUALATIN, OR 97062 
   2S115DD19900 

   

   

  TUALATIN, OR 97062 

 

   2S115DC00400 
    
   
   
  TUALATIN, OR 97062 
 

   2S115DC09900 
     
   
   
  TUALATIN, OR 97062 
   2S115DD15400 

   

   

  TUALATIN, OR 97062 

 

   2S115DD07700 

   

   

  TUALATIN, OR 97062 

 

   2S114CC05400 

   

   

  TUALATIN, OR 97062 

   2S115DD10600 

   

   

  TUALATIN, OR 97062 

 

   2S115DD04900 

   

   

  TUALATIN, OR 97062 

 

   2S115DD01700 

   

   

  TUALATIN, OR 97062 

   2S115DC10500 

   

   

  TUALATIN, OR 97062 

 

   2S115DD06000 

   

   

  TUALATIN, OR 97062 

 

   2S115DD11800 

   

   

  TUALATIN, OR 97062 

 



  2S115DA04700 

   

   

  TUALATIN, OR 97062 

 

 
  2S115DC00300 
    
   
   
  TUALATIN, OR 97062 
 

 
  2S114CC05800 

   

   

  TUALATIN, OR 97062 

   2S115DA04600 

   

   

  TUALATIN, OR 97062 

 

   2S115DC11900 
    
   
   
  TUALATIN, OR 97062 
 

   2S115DD16600 
    
   
   
  TUALATIN, OR 97062 
   2S115DA04300 

   

   

  TUALATIN, OR 97062 

 

   2S115DD16900 

   

   

  TUALATIN, OR 97062 

 

   2S114CB02500 

   

   

  TUALATIN, OR 97062 

   2S115DD16200 

   

   

  TUALATIN, OR 97062 

 

 
  2S115DD02700 
    
   
   
  TUALATIN, OR 97062 
 

 
  2S115DC06000 

   

   

  TUALATIN, OR 97062 

   2S115DD09100 

   

   

  TUALATIN, OR 97062 

 

 
  2S115DA04400 
    
   
   
  TUALATIN, OR 97062 
 

 
  2S115DC03000 

   

   

  WEST LINN, OR 97068 

   2S122AD01100 

   

   

  COLBERT, WA 99005 

 

 
  2S115DC06800 

   

   

  TUALATIN, OR 97062 

 

 
  2S115DD05400 

   

   

  TUALATIN, OR 97062 

   2S115DD13500 
    
   
   
  TUALATIN, OR 97062 
 

   2S1220000400 

   

   

  TUALATIN, OR 97062 

 

   2S115DC09800 

   

   

  TUALATIN, OR 97062 

   2S115DA01400 
    
   
   
  TUALATIN, OR 97062 
 

   2S115DA01600 
    
   
   
  TUALATIN, OR 97062 
 

   2S115DC05100 
    
   
   
  TUALATIN, OR 97062 
   2S115DC00500 

   

   

  TUALATIN, OR 97062 

 

   2S115DD19400 

   

   

  TUALATIN, OR 97062 

 

   2S115DD13600 

   

   

  TUALATIN, OR 97062 

   2S115DC10900 
    
   
   
  TUALATIN, OR 97062 
 

   2S115DC11400 
    
   
   
  TUALATIN, OR 97062 
 

   2S115DD15800 

   

   

  TUALATIN, OR 97062 

 



  2S115DC07000 
    
   
   
  WEST LINN, OR 97068 
 

 
  2S115DC02000 
    
   
   
  TUALATIN, OR 97062 
 

 
  2S115DD14500 

   

   

  TUALATIN, OR 97062 

   2S115DA04800 
    
   
   
  TUALATIN, OR 97062 
 

   2S115DD20000 

   

   

  TUALATIN, OR 97062 

 

   2S115DC06700 

   

   

  TUALATIN, OR 97062 

   2S115DC08700 
    
   
   
  TUALATIN, OR 97062 
 

   2S115DA04000 

   

   

  TUALATIN, OR 97062 

 

   2S115DA04100 

   

   

  TUALATIN, OR 97062 

   2S115DD06100 

   

   

  TUALATIN, OR 97062 

 

 
  2S115DC06500 
    
   
   
  TUALATIN, OR 97062 
 

 
  2S115DC08600 

   

   

  TUALATIN, OR 97062 

   2S115DD02300 
    
   
   
  TUALATIN, OR 97062 
 

 
  2S115DC06200 
    
   
   
  TUALATIN, OR 97062 
 

 
  2S115DA03500 

   

   

  TUALATIN, OR 97062 

   2S115DD14100 

   

   

  TUALATIN, OR 97062 

 

 
  2S115DD17500 
    
   
   
  TUALATIN, OR 97062 
 

 
  2S114CC05500 

   

   

  TUALATIN, OR 97062 

   2S115C002803 

   

   

  MILWAUKIE, OR 97267 

 

   2S115DC10200 
    
   
   
  TUALATIN, OR 97062 
 

   2S115DD01400 
    
   
   
  TUALATIN, OR 97062 
   2S115C001600 

    
   
   
  SAN DIEGO, CA 92101 
 

   2S115C001700 
    
   
   
  SAN DIEGO, CA 92101 
 

   2S115DC10100 

   

   

  TUALATIN, OR 97062 

   2S115DC90003 

   

   

  TUALATIN, OR 97062 

 

   2S115DD17200 

   

   

  TUALATIN, OR 97062 

 

   2S115DD05300 
    
   
   
  TUALATIN, OR 97062 
   2S115DD16700 

   

   

  TUALATIN, OR 97062 

 

   2S114CC06700 

   

   

  TUALATIN, OR 97062 

 

   2S115DC02100 
    
   
   
  TUALATIN, OR 97062 
 



  2S115DD02500 
    
   
   
  TUALATIN, OR 97062 
 

 
  2S115DD08400 

   

   

  TUALATIN, OR 97062 

 

 
  2S115DD11900 

   

   

  TUALATIN, OR 97062 

   2S115DD05100 

   

   

  TUALATIN, OR 97062 

 

   2S115DC07100 

   

   

  TUALATIN, OR 97062 

 

   2S115DC11000 

   

   

  TUALATIN, OR 97062 

   2S115DD06400 
    
   
   
  TUALATIN, OR 97062 
 

   2S123B000600 

   

   

  TUALATIN, OR 97062 

 

   2S115DD15000 

   

   

  TUALATIN, OR 97062 

   2S115DD01800 

   

   

  LAKE OSWEGO, OR 97035 

 

 
  2S115DC10000 

   

   

  TUALATIN, OR 97062 

 

 
  2S122AD00900 
    
   
   
  BEAVERTON, OR 97008 
   2S115DC04000 

   

   

  TUALATIN, OR 97062 

 

 
  2S122AD00400 

   

   

  SANTA CLARA, CA 95054 

 

 
  2S115DD13900 
    
   
   
  TUALATIN, OR 97062 
   2S115DD05800 

   

   

  TUALATIN, OR 97062 

 

 
  2S115DC03700 

   

   

  TUALATIN, OR 97062 

 

 
  2S115DC11800 

   

   

  TUALATIN, OR 97062 

   2S114CB02100 
    
   
   
  TUALATIN, OR 97062 
 

   2S115DD12200 

   

   

  TUALATIN, OR 97062 

 

   2S115DC01900 

   

   

  TUALATIN, OR 97062 

   2S115DD11600 
    
   
   
  TUALATIN, OR 97062 
 

   2S115DC09400 
    
   
   
  TUALATIN, OR 97062 
 

   2S114CB02800 
    
   
   
  TIGARD, OR 97224 
   2S115DD15700 

   

   

  TUALATIN, OR 97062 

 

   2S115DC08500 

   

   

  TUALATIN, OR 97062 

 

   2S115DD19500 

   

   

  TUALATIN, OR 97062 

   2S115DD19200 

   

   

  TUALATIN, OR 97062 

 

   2S114CC07000 

   

   

  TUALATIN, OR 97062 

 

   2S115DD11000 

   

   

  TUALATIN, OR 97062 

 



  2S114CC06100 
    
   
   
  TUALATIN, OR 97062 
 

 
  2S115DC10800 

   

   

  TUALATIN, OR 97062 

 

 
  2S114CB02600 

   

   

  TUALATIN, OR 97062 

   2S114CC06900 
    
   
   
  TUALATIN, OR 97062 
 

   2S115DC05800 

   

   

  TUALATIN, OR 97062 

 

   2S115DC04900 

   

   

  TUALATIN, OR 97062 

   2S115DC09200 
    
   
   
  TUALATIN, OR 97062 
 

   2S115DC08400 

   

   

  TUALATIN, OR 97062 

 

   2S115DD10400 
    
   
   
  TUALATIN, OR 97062 
   2S115DA01900 

   

   

  TUALATIN, OR 97062 

 

 
  2S114CB01600 

   

  E 

  TUALATIN, OR 97062 

 

 
  2S115DD02000 

   

   

  TUALATIN, OR 97062 

   2S115DD07000 
    
   
   
  TUALATIN, OR 97062 
 

 
  2S115DD07400 
    
   
   
  TUALATIN, OR 97062 
 

 
  2S115DC10300 
    
   
   
  TUALATIN, OR 97062 
   2S115DD07200 

   

   

  TUALATIN, OR 97062 

 

 
  2S115DD12900 
    
   
   
  TUALATIN, OR 97062 
 

 
  2S115DD17000 

   

   

  TUALATIN, OR 97062 

   2S115DC00600 
    
   
   
  TUALATIN, OR 97062 
 

   2S115DD12100 

   

   

  TUALATIN, OR 97062 

 

   2S114CC07700 

   

   

  PORTLAND, OR 97208 

   2S115DD15200 

   

   

  TUALATIN, OR 97062 

 

   2S115DD02900 

   

   

  TUALATIN, OR 97062 

 

   2S115DC06100 

   

   

  TUALATIN, OR 97062 

   2S115DD06500 
    
   
   
  TUALATIN, OR 97062 
 

   2S122AA00400 

   

   

  TUALATIN, OR 97062 

 

   2S122AD00100 

   

   

  TUALATIN, OR 97062 

   2S115DD07600 

   

   

  TUALATIN, OR 97062 

 

   2S115DA01700 
    
   
   
  TUALATIN, OR 97062 
 

   2S115DC11300 

   

   

  LA QUINTA, CA 92253 

 



  2S115DC00900 
    
   
   
  TUALATIN, OR 97062 
 

 
  2S115C002802 
    
   
   
  TIGARD, OR 97223 
 

 
  2S115DD19000 

   

   

  TUALATIN, OR 97062 

   2S115DA03800 

   

   

  TUALATIN, OR 97062 

 

   2S115DC00800 
    
   
   
  TUALATIN, OR 97062 
 

   2S115DD15100 

   

   

  TUALATIN, OR 97062 

   2S115DD02100 

   

   

  TUALATIN, OR 97062 

 

   2S114CC07600 

   

   

  TUALATIN, OR 97062 

 

   2S114CB01900 
    
   
   
  TUALATIN, OR 97062 
   2S115DD00700 

   

   

  TUALATIN, OR 97062 

 

 
  2S114CC05700 

   

   

  TUALATIN, OR 97062 

 

 
  2S114CC07300 

   

   

  PORTLAND, OR 97225 

   2S115DC12100 
    
   
   
  TUALATIN, OR 97062 
 

 
  2S122AD01300 

   

   

  SAUSALITO, CA 94965 

 

 
  2S123BB00701 

   

   

  PORTLAND, OR 97201 

   2S123BB90002 

   

   

  TUALATIN, OR 97062 

 

 
  2S123BB00501 
    
   
   
  LAKE OSWEGO, OR 97034 
 

  

     

     

     

     







CERTIFICATION OF SIGN POSTING 

In addition to the requirements of TDC 32.150, the 18” x 24” sign must display the meeting date, time, and address 
as well as a contact phone number. The block around the word “NOTICE” must remain orange composed of the RGB 
color values Red 254, Green 127, and Blue 0. A PowerPoint template of this sign is available at: 
https://www.tualatinoregon.gov/planning/land-use-application-sign-templates. 

As the applicant for the ____________________________________________________________ project, I hereby 

certify that on this day,_____________________ sign(s) was/were posted on the subject property in accordance with 

the requirements of the Tualatin Development Code and the Community Development Division. 

Applicant's Name: 
(Please Print) 

Applicant's Signature: 

Date: 















 
 
 
 

AFFIDAVIT OF MAILING 
 
 
 
 
I,  Erin Engman      , being first duly sworn, depose and say: 
 
That on the __28_ day of October ,  2022 , I served upon the persons shown on Exhibit A, 
attached hereto and by this reference incorporated herein, a copy of a Notice of Application 
marked Exhibit B, attached hereto and by this reference incorporated herein, by mailing to 
them a true and correct copy of the original hereof. I further certify that the addresses shown 
on said Exhibit A are their regular addresses as determined from the books and records of the 
Washington County and/or Clackamas County Departments of Assessment and Taxation Tax 
Rolls, and that said envelopes were placed in the United States Mail at Tualatin, Oregon, with 
postage fully prepared thereon. 
 
 
Dated this _28 __ of __   October    __, 2022     ______________________________ 

     Signature 
 
 
 
 
 
 
RE: IMP22-0001 
 

 



1

TLID OWNER1 OWNERADDR OWNERCITY OWNERSTATE OWNERZIP
2S123BB00501 18355 SW TETON AVENUE TUALATIN OR LLC 17455 SW RIDGEVIEW LN LAKE OSWEGO OR 97034
2S123BB90002 3 J'S PROPERTIES LLC 10400 SW TUALATIN RD TUALATIN OR 97062
2S123BB00701 AAA OREGON/IDAHO 600 MARKET ST PORTLAND OR 97201
2S122AD01300 ABBOTT TUALATIN LLC 3030 BRIDGEWAY SAUSALITO CA 94965
2S115DC12100 ABERNATHY TRAVIS E & ABERNATHY AMANDA M 17860 SW 114TH AVE TUALATIN OR 97062
2S114CC07300 ABRAMS HOWARD R REV LIV TRUST 7799 SW MONTCLAIR DR PORTLAND OR 97225
2S114CC05700 ACKLEY KRISTEN & ROTTMAN ERIK A 17961 SW 105TH CT TUALATIN OR 97062
2S114CB01900 ADAMS KAREN E & BARTHOLOMEW BRIAN J 17445 SW 104TH AVE TUALATIN OR 97062
2S115DD00700 ADAMS SHEILA D 10915 SW TUALATIN RD TUALATIN OR 97062
2S114CC07600 AHUNA KLAUS G & AHUNA JANET L 10332 SW PUEBLO ST TUALATIN OR 97062
2S115DD02100 AIELLO KAREN L 10650 SW PUEBLO CT TUALATIN OR 97062
2S115DC00800 ALBERTSON BRUCE & ALBERTSON JUDY 11415 SW ELMER CT TUALATIN OR 97062
2S115DD15100 ALBERT GARY J & ALBERT LISA J 17630 SW 108TH PL TUALATIN OR 97062
2S115DA03800 AMAN FAMILY TRUST 17435 SW 108TH PL TUALATIN OR 97062
2S115DD19000 ANDERSON DEBORAH M 11045 SW TUALATIN RD TUALATIN OR 97062
2S115C002802 APOSTOLIC LUTHERAN CHURCH OF PORTLAND PO BOX 23312 TIGARD OR 97223
2S115DC00900 ARBUCKLE JAMES F & ARBUCKLE MARY D 11400 SW ELMER CT TUALATIN OR 97062
2S115DC11300 ARNDT RONALD C 2015 TRUST 80395 WEISKOPF LA QUINTA CA 92253
2S115DA01700 ARROYO CHRIS & ARROYO JAQUELINE C 10515 SW STARR DR TUALATIN OR 97062
2S115DD07600 ASAI C&C JOINT TRUST 10555 SW KIOWA ST TUALATIN OR 97062
2S122AA00400 ASCENTEC ENGINEERING LLC 18500 SW 108TH AVE TUALATIN OR 97062
2S122AD00100 ASCENTEC ENGINEERING LLC 18500 SW 108TH AVE TUALATIN OR 97062
2S115DD06500 AUGUSTYNIAK EDWARD J & SUJCZYNSKA MONIKA J 10555 SW BANNOCH CT TUALATIN OR 97062
2S115DC06100 BAEDOR FAMILY TRUST 17775 SW 111TH AVE TUALATIN OR 97062
2S115DD02900 BAILEY TRUST 17971 SW 106TH AVE TUALATIN OR 97062
2S115DD15200 BAIRD LEAH J 17610 SW 108TH PL TUALATIN OR 97062
2S114CC07700 BANEY JOACHIM E PO BOX 3474 PORTLAND OR 97208
2S115DD12100 BANTA BRYCE & BANTA RENE 17880 SW 110TH AVE TUALATIN OR 97062
2S115DC00600 BARRACLOUGH RODNEY P JR & BARRACLOUGH SANDRA 11475 SW ELMER CT TUALATIN OR 97062
2S115DD12900 BARROW BRAD JAMES & BARROW SYDNEY ANTONETTE 10850 SW BANNOCH ST TUALATIN OR 97062
2S115DD17000 BARRON LIV TRUST 11065 SW LUCAS DR TUALATIN OR 97062
2S115DD07200 BARTHOLOMEW MARY C TRUST 10570 SW KIOWA ST TUALATIN OR 97062
2S115DC10300 BATEMAN BRENT A & BATEMAN KARLA S 17875 SW 114TH AVE TUALATIN OR 97062
2S115DD07400 BAUMANN THOMAS K & BAUMANN ROSEMARIE D 10500 SW KIOWA ST TUALATIN OR 97062
2S115DD07000 BAXTER CHRISTOPHER & BAXTER STEPHANIE 10606 SW BANNOCH CT TUALATIN OR 97062
2S115DD02000 BELL TAMERA J & JURCHEN STEVEN L 10644 SW PUEBLO ST TUALATIN OR 97062
2S114CB01600 BENEDICT ELIZABETH A 10460 SW KELLOGG DR TUALATIN OR 97062
2S115DA01900 BENKE FAMILY TRUST 17400 SW 106TH CT TUALATIN OR 97062
2S115DD10400 BENNETT JENNIFER ANN & FRICK BENJAMIN JOHN 11030 SW WINTU CT TUALATIN OR 97062
2S115DC08400 BERG TOR L & BERG CHERYL L 17880 SW 113TH AVE TUALATIN OR 97062
2S115DC04900 BERGGREN TERESA D 11115 SW GARRETT ST TUALATIN OR 97062
2S115DC09200 BERGGREN BRAD J & BERGGREN ROBERTA K 11425 SW KALISPELL ST TUALATIN OR 97062
2S115DC05800 BIEHLER ROBYN L 17750 SW 112TH AVE TUALATIN OR 97062
2S114CC06900 BILITZ MARTIN & BILITZ MICHAELA DANIELA 10479 SW PUEBLO ST TUALATIN OR 97062
2S114CB02600 BIXEL JENNIFER 10455 SW KELLOGG DR TUALATIN OR 97062
2S115DC10800 BLAKEY BLAKE & BLAKEY DOMENIQUE 11400 SW APALACHEE ST TUALATIN OR 97062
2S114CC06100 BLATT CHARLES M JR & BLATT NAOMI T 17897 SW 105TH CT TUALATIN OR 97062
2S115DD11000 BLUM MARY LOU 11020 SW WISHRAM CT TUALATIN OR 97062
2S114CC07000 BORTHWICK MELODY 10461 SW PUEBLO ST TUALATIN OR 97062
2S115DD19200 BOSWOOD KRISTINA G 11029 SW TUALATIN RD TUALATIN OR 97062
2S115DD19500 BOWER NESLER FAMILY TRUST 17967 SW 110TH PL TUALATIN OR 97062
2S115DC08500 BRISAN MARIUS M & BRISAN LIDIA M 17850 SW 113TH AVE TUALATIN OR 97062
2S115DD15700 BROCKWAY FAMILY TRUST 17455 SW 108TH PL TUALATIN OR 97062
2S114CB02800 BROOKS STEVEN K & DAVIS HEATHER M 15532 SW PACIFIC HWY #CIB111 TIGARD OR 97224
2S115DC09400 BROPHY JEFFREY E & BROPHY DANETTE M 11465 SW KALISPELL ST TUALATIN OR 97062
2S115DD11600 BROWNE AARON J & BROWNE KELLIE G 11035 SW WISHRAM CT TUALATIN OR 97062
2S115DC01900 BRYANT SYDNAY & BRYANT JAKE 11420 SW ROBERTS CT TUALATIN OR 97062
2S115DD12200 BUCKNER ORVILLE KERN III 17890 SW 110TH AVE TUALATIN OR 97062
2S114CB02100 BURDICK EILEEN T & BURDICK CHRISTOPHER J 17430 SW 104TH AVE TUALATIN OR 97062
2S115DC11800 BURNS JACK S 17785 SW 113TH AVE TUALATIN OR 97062
2S115DC03700 BUSHNELL TODD MICHAEL 17960 SW 111TH AVE TUALATIN OR 97062
2S115DD05800 CAGLE STEVEN & CAROLYN LIV TRUST 10777 SW KIOWA CT TUALATIN OR 97062
2S115DD13900 CALDER KENNETH D & CALDER MARY C 10945 SW TUNICA ST TUALATIN OR 97062
2S122AD00400 CALMAX TECHNOLOGY INC 3491 LAFAYETTE ST SANTA CLARA CA 95054
2S115DC04000 CAVEN JEREMY LIONEL 17870 SW 111TH AVE TUALATIN OR 97062
2S122AD00900 CEDAR LANDSCAPE MAINTENANCE LLC 6107 SW MURRAY BLVD #175 BEAVERTON OR 97008
2S115DC10000 CERO JEFFREY C & CERO CARISSA 11410 SW KALISPELL ST TUALATIN OR 97062
2S115DD01800 CHALFAN TRUST 4095 WESTBAY RD LAKE OSWEGO OR 97035
2S115DD15000 CHALISE PRAVEEN & CHALISE DEEPA 17625 SW 108TH PL TUALATIN OR 97062
2S115DD06400 CHAMBERS NICHOLAS RYAN & MURATA-CHAMBERS AKIMI SAKU 10595 SW BANNOCH CT TUALATIN OR 97062
2S123B000600 CHAMBERLAIN HUSSA PROPERTIES 18755 SW TETON AVE TUALATIN OR 97062
2S115DC11000 CHANG SARAH 11360 SW APALACHEE ST TUALATIN OR 97062
2S115DC07100 CHAUNCEY LOIS 17890 SW 112TH AVE TUALATIN OR 97062
2S115DD05100 CHRISTIAN LOU A & CHRISTIAN TINA L 10677 SW BANNOCH ST TUALATIN OR 97062
2S115DD02500 CLARK DAVID A & CLARK CATHERINE M 10639 SW PUEBLO CT TUALATIN OR 97062
2S115DD08400 CLARK MONICA J & CLARK LONNY T 10525 SW LUCAS CT TUALATIN OR 97062
2S115DD11900 CLARK CHARLES L TRUST 17875 SW 110TH AVE TUALATIN OR 97062
2S115DC02100 COCKRELL WILLIAM D & COCKRELL PAMELA K 11460 SW ROBERTS CT TUALATIN OR 97062
2S114CC06700 CODINO VAL H & CODINO LOIS D 17962 SW 105TH CT TUALATIN OR 97062
2S115DD16700 COMPTON JAY W 17595 SW 110TH AVE TUALATIN OR 97062
2S115DD05300 CONNER DANIEL J & CONNER SHARON W 10650 SW KIOWA CT TUALATIN OR 97062
2S115DD17200 CORR FAMILY REV TRUST 17585 SW 111TH AVE TUALATIN OR 97062
2S115DC90003 COSNER BERNADETTE 17890 SW 115TH AVE UNIT 3 TUALATIN OR 97062
2S115DC10100 COX LEE H & COX CHRISTINA R 17825 SW 114TH AVE TUALATIN OR 97062
2S115C001600 CR RIVERCREST MEADOWS COMMUNITIES LLC 444 W BEECH ST #300 SAN DIEGO CA 92101
2S115C001700 CR RIVERCREST MEADOWS COMMUNITIES LLC 444 W BEECH ST #300 SAN DIEGO CA 92101
2S115DD01400 CRALL RICHARD F & CRALL BARBARA M 10055 SW WASCO WAY TUALATIN OR 97062
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2S115DC10200 CROSS THOMAS A & CROSS DIANE RUTH 17845 SW 114TH AVE TUALATIN OR 97062
2S115C002803 CYPRESS PARISH LLC 16750 SE KENS CT MILWAUKIE OR 97267
2S114CC05500 DEAVILLE CASEY D 17970 SW 105TH CT TUALATIN OR 97062
2S115DD17500 DEBRAUWERE RICHARD L & DEBRAUWERE ELEANOR K 11100 SW LUCAS DR TUALATIN OR 97062
2S115DD14100 DEHEN PAUL V & DEHEN ROBERTA A 10995 SW TUNICA ST TUALATIN OR 97062
2S115DA03500 DEJONG STEVEN & DEJONG KAITLIN 17350 SW 108TH PL TUALATIN OR 97062
2S115DC06200 DOLAK TYLER JOHN & MCMUNN KRISTIANA NICHOLE 17795 SW 111TH AVE TUALATIN OR 97062
2S115DD02300 DONAUGH ANTHONY M & DONAUGH CHRISTI S 10651 SW PUEBLO CT TUALATIN OR 97062
2S115DC08600 DONOHUE NICHOLAS MICHAEL 17800 SW 113TH AVE TUALATIN OR 97062
2S115DC06500 DOWNING DARYL & DOWNING CHRISTINE 17865 SW 111TH AVE TUALATIN OR 97062
2S115DD06100 DRAPER JAMES A & JANICE F TRUST 17755 SW 106TH AVE TUALATIN OR 97062
2S115DA04000 DUPUIS KENNETH & DUPUIS ERIN 17550 SW 110TH AVE TUALATIN OR 97062
2S115DA04100 DUPUIS FAMILY TRUST 17460 SW 110TH AVE TUALATIN OR 97062
2S115DC08700 EASTMAN ROBYN T & EASTMAN SANDY M 17770 SW 113TH AVE TUALATIN OR 97062
2S115DC06700 EDEN CHRISTOPHER 11155 SW APALACHEE ST TUALATIN OR 97062
2S115DD20000 EDWARDS MARK 17986 SW 110TH PL TUALATIN OR 97062
2S115DA04800 ESTRADA ALFRED & ESTRADA SHARON 17460 SW 111TH AVE TUALATIN OR 97062
2S115DD14500 FB TRUST 10910 SW BANNOCH ST TUALATIN OR 97062
2S115DC02000 FENN DENNIS LESLIE & FENN ROBERTA JEAN 11440 SW ROBERTS CT TUALATIN OR 97062
2S115DC07000 FEUERBORN CHAD M & FEUERBORN CATHY 26385 SW PEAKS MT ROAD WEST LINN OR 97068
2S115DD15800 FISH TAMMY G & FISH WAYNE L 17475 SW 108TH PL TUALATIN OR 97062
2S115DC11400 FITCH JACQUELINE DARLENE & FITCH JOHN WALLACE 17915 SW 113TH AVE TUALATIN OR 97062
2S115DC10900 FLORES SAMANTHA & PENA JOSE ROBERTO 11380 SW APALACHEE ST TUALATIN OR 97062
2S115DD13600 FOILES LESLIE E & FOILES VICTORIA A 10960 SW TUNICA ST TUALATIN OR 97062
2S115DC00500 FORD KEVIN & LOCKE EMMA 11495 SW ELMER CT TUALATIN OR 97062
2S115DD19400 FORD JOHN E & AMES STEPHANIE 17953 SW 110TH PL TUALATIN OR 97062
2S115DC05100 FRAINEY BRIAN A & FRAINEY ABIGAIL J 11155 SW GARRETT ST TUALATIN OR 97062
2S115DA01600 FRANKLIN MELLISA & FRANKLIN IGNACIO 17425 SW 105TH AVE TUALATIN OR 97062
2S115DA01400 FRIEDMAN MARK E REV TRUST & FRIEDMAN JOHNNALEE L REV TRUST 17355 SW 105TH AVE TUALATIN OR 97062
2S115DC09800 FRONCZAK GREG JOHN 11450 SW KALISPELL ST TUALATIN OR 97062
2S1220000400 FUJIMI CORPORATION 11200 SW LEVETON DR TUALATIN OR 97062
2S115DD05400 GALLARDO MICHAEL & MIELE SARA 10680 SW KIOWA CT TUALATIN OR 97062
2S115DD13500 GALLAGHER RON MICHAEL & GALLAGHER KELLY MORIARTY 17975 SW 109TH AVE TUALATIN OR 97062
2S115DC06800 GALVIN JEREMY & GALVIN ANDREA 17950 SW 112TH AVE TUALATIN OR 97062
2S122AD01100 GARSKE TRAVIS W PO BOX 729 COLBERT WA 99005
2S115DC03000 GASTON LARRY R REV LIV TRUST 18189 SHADY HOLLOW WAY WEST LINN OR 97068
2S115DA04400 GILBERTSON CHRISTOPHER C & GILBERTSON HEIDI S 17435 SW 110TH AVE TUALATIN OR 97062
2S115DD09100 GILL BRANDON & GILL SARENA 10550 SW STARR DR TUALATIN OR 97062
2S115DC06000 GIMARELLI-BAST TERRA 11120 SW GARRETT ST TUALATIN OR 97062
2S115DD02700 GIRDNER DOUGLAS R & GIRDNER SANDRA L 10623 SW PUEBLO CT TUALATIN OR 97062
2S114CB02500 GITT SHARON M 10435 SW KELLOGG DR TUALATIN OR 97062
2S115DD16200 GITT SEAN C & GITT MELISSA A 17770 SW 110TH AVE TUALATIN OR 97062
2S115DD16900 GLASSER FAMILY REV TRUST 11035 SW LUCAS DR TUALATIN OR 97062
2S115DA04300 GODFREY DAVID E & GODFREY LISA J 17410 SW 110TH AVE TUALATIN OR 97062
2S115DD16600 GOESSENS JACQUES E & GOESSENS SUSAN 17580 SW 110TH AVE TUALATIN OR 97062
2S114CC05800 GONZALEZ JULIE A REV TRUST 17565 SW 110TH AVE TUALATIN OR 97062
2S115DA04600 GONZALEZ JULIE A REV TRUST 17565 SW 110TH AVE TUALATIN OR 97062
2S115DC11900 GONZALEZ RODOLFO GUERRERO & GUZMAN JOSE LUIS AMEZCUA 17780 SW 114TH AVE TUALATIN OR 97062
2S115DC00300 GOVINDAN ANUMARLA & GOVINDAN SODHARI 11460 SW HAZELBROOK RD TUALATIN OR 97062
2S115DA04700 GRAHAM CONNIE L REV TRUST PO BOX 2238 TUALATIN OR 97062
2S115DC10500 GREENE JOHN W & GREENE SUSAN 17915 SW 114TH AVE TUALATIN OR 97062
2S115DD06000 GREEN GARY L & GREEN JANIS A 10695 SW KIOWA CT TUALATIN OR 97062
2S115DD11800 GREEN CRAIG D 17885 SW 110TH AVE TUALATIN OR 97062
2S115DD01700 GROVE NICOLE & GROVE MATTHEW 17987 SW 106TH AVE TUALATIN OR 97062
2S115DD04900 GUILFOYLE CAROL L TRUST 10795 SW BANNOCH ST TUALATIN OR 97062
2S115DD10600 GUTOWSKI MARK A 11070 SW WINTU CT TUALATIN OR 97062
2S114CC05400 GUY CARRIE & GUY TIMOTHY M 10482 SW PUEBLO CT TUALATIN OR 97062
2S115DD07700 HACKBARTH JANICE V 10585 SW KIOWA ST TUALATIN OR 97062
2S115DD15400 HALL STEPHEN C & HALL WENDY S 10799 SW LUCAS DR TUALATIN OR 97062
2S115DC00400 HAMILTON PAUL CHARLES & HAMILTON JOAN E PO BOX 3207 TUALATIN OR 97062
2S115DC09900 HAMILTON BRETT T & HAMILTON KAMI R 11430 SW KALISPELL ST TUALATIN OR 97062
2S115DD19900 HANNEGAN MICHAEL L 17992 SW 110TH PL TUALATIN OR 97062
2S114CB01500 HANNON RACHELLE S & HANNON JEFFREY T 17440 SW 105TH AVE TUALATIN OR 97062
2S115DD16400 HANSON TIMOTHY J & HANSON SUSAN E 17690 SW 110TH AVE TUALATIN OR 97062
2S115DD19100 HARRIS DEGAY C & OBIDIGBO OBINNA KINGSLEY 11037 SW TUALATIN RD TUALATIN OR 97062
2S115DC03200 HARTFEIL DERICH & HARTFEIL ELEANOR 11170 SW APALACHEE ST TUALATIN OR 97062
2S114CB02400 HAUPERT REV TRUST 10415 SW KELLOGG DR TUALATIN OR 97062
2S115DD18300 HAYES RYAN D & ANCHARSKI NANCY 11025 SW WINYA CT TUALATIN OR 97062
2S115DC90000 HAZELBROOK CONDO UNIT OWNERS   OR 00000
2S115DD14000 HEIN CHRISTOPHER HAROLD & HEIN SUSANNE BIRGIT 10975 SW TUNICA ST TUALATIN OR 97062
2S122AA00100 HELSER LP PO BOX 1569 TUALATIN OR 97062
2S115DD01900 HELTNESS ERIC TODD & HELTNESS CHERYL LYNN 10632 SW PUEBLO CT TUALATIN OR 97062
2S115DD02400 HEMANN MAURA A REV LIV TRUST 10645 SW PUEBLO CT TUALATIN OR 97062
2S114CB02300 HENRY DAVID & SHARI TRUST 10355 SW KELLOGG DR TUALATIN OR 97062
2S115DD13400 HENSLEY TRACY L & BARTELS AARON DAVID 17980 SW 109TH AVE TUALATIN OR 97062
2S115DD08100 HERINCKX JEFFREY & HERINCKX CHANDA S 10560 SW LUCAS CT TUALATIN OR 97062
2S115DC06300 HEWITT KRISTY K & HEWITT MARSHALL 17815 SW 111TH AVE TUALATIN OR 97062
2S115DD06700 HILDEBRAN REED & HILDEBRAN SALLY J 10500 SW BANNOCH CT TUALATIN OR 97062
2S114CC07500 HILLIARD DAVID M & DRAPER ELIZABETH L 10316 SW PUEBLO ST TUALATIN OR 97062
2S115DC90002 HINDS FAMILY TRUST 17900 SW 115TH AVE TUALATIN OR 97062
2S115DC01100 HIRTE EDWIN K & HIRTE TERESA J 11450 SW ELMER CT TUALATIN OR 97062
2S115DC01700 HISLOP BRENT & HISLOP CLAUDIA 11425 SW ROBERTS CT TUALATIN OR 97062
2S115DD10900 HOLMES TRUST 11025 SW WINTU CT TUALATIN OR 97062
2S115DC08800 HOOVER DEVIN & HOOVER KRISTEN 11315 SW KALISPELL ST TUALATIN OR 97062
2S115DC09600 HOURANI JIHAD & SHIKHA HAYAT 11490 SW KALISPELL ST TUALATIN OR 97062
2S115DA05200 HOWELL ZACHARY P & HOWELL REBECCA J 17535 SW 111TH AVE TUALATIN OR 97062
2S122AA00600 HR LLC 18280 SW 108TH AVE TUALATIN OR 97062
2S115DC05000 HUGEBACK BENJAMIN L & HUGEBACK JULIET F 11135 SW GARRETT ST TUALATIN OR 97062
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2S114CC07100 HURDLE FAMILY REV TRUST 15927 SE LARK AVE MILWAUKIE OR 97267
2S115DA04900 HUTCHISON BERNADETTE SEP PROP REV LIV TRUST 17430 SW 111TH AVE TUALATIN OR 97062
2S115DD05900 HYATT SEAN & HYATT LISA 10755 SW KIOWA CT TUALATIN OR 97062
2S115DA04500 IMBLER-YOUNG DIANE REV LIV TRUST 17485 SW 110TH AVE TUALATIN OR 97062
2S115DD12300 IMUS R GREGORY & IMUS DEBORAH R 17895 SW 109TH AVE TUALATIN OR 97062
2S122BA00100 JAE OREGON INC 11555 SW LEVETON DR TUALATIN OR 97062
2S122BA00200 JAE OREGON INC 11555 SW LEVETON DR TUALATIN OR 97062
2S115DA02100 JAFFEE CAROLINE JOHANNA & JAFFEE JAY 17350 SW 106TH CT TUALATIN OR 97062
2S115DD01100 JAGODNIK BRIAN & JAGODNIK LAUREN 10536 SW PUEBLO ST TUALATIN OR 97062
2S115DD05600 JASTER ALEXIS 10760 SW KIOWA CT TUALATIN OR 97062
2S115DD17300 JERNBERG STANFORD W & JERNBERG LINDA F 17655 SW 111TH AVE TUALATIN OR 97062
2S114CB02200 JEWELL THOMAS G & JEWELL DANA P 17400 SW 104TH AVE TUALATIN OR 97062
2S115DD07500 JIRICEK AARON G & KARINA B REV LIV TRUST 10525 SW KIOWA ST TUALATIN OR 97062
2S115DC07400 JODOIN MICHAEL A & JODOIN NANCY 17810 SW 112TH AVE TUALATIN OR 97062
2S115DA03700 JOHNSTON LAURA D 17385 SW 108TH PL TUALATIN OR 97062
2S115DA05000 JOHNSON PHILLIP TILO 17445 SW 111TH AVE TUALATIN OR 97062
2S115DD17100 JOHNSON KIT & JOHNSON AMY 17560 SW 111TH AVE TUALATIN OR 97062
2S115DD20100 JONES ROBERT ALAN & JONES SHELLEY DIANE 17964 SW 110TH PL TUALATIN OR 97062
2S115DD08800 KERR JACK & KERR SARWESHNI 17645 SW 106TH AVE TUALATIN OR 97062
2S115DD03000 KINDRED LYLE V & KINDRED ELAINE A 17968 SW 106TH AVE TUALATIN OR 97062
2S115DD16100 KING BRADLEY W & KING LAURA J 17800 SW 110TH AVE TUALATIN OR 97062
2S115DC05600 KIRKPATRICK GREG D & KIRKPATRICK DEBRA S 17765 SW 112TH AVE TUALATIN OR 97062
2S115DC04300 KLEIN GEORGE P & KLEIN LEANNE S 17800 SW 111TH AVE TUALATIN OR 97062
2S115DD15500 KLENZ MICHAEL & KLENZ LINDA 17480 SW 108TH AVE TUALATIN OR 97062
2S115DD00900 KNAPKE STEVEN J & KNAPKE LIEN K 17997 SW 105TH CT TUALATIN OR 97062
2S115DD08600 KNAPPENBERGER CLARK W & KNAPPENBERGER CAROLYN 10575 SW LUCAS CT TUALATIN OR 97062
2S115DC11100 KNOLES RYAN CHRISTOPHER & CATON LISA 11340 SW APALACHEE ST TUALATIN OR 97062
2S115DD17900 KRAJCAR TIMOTHY D & KRAJCAR KIERSTEN A 11070 SW WINYA CT TUALATIN OR 97062
2S115DC07900 KUMAR ZOYA & UFFORD JOHN C 17915 SW 112TH AVE TUALATIN OR 97062
2S115DD15900 KUMLER PHILIP A & JULIE I FAM TRUST 17515 SW 108TH PL TUALATIN OR 97062
2S122AA00500 LAM RESEARCH CORPORATION 2025 GATEWAY PL #228 SAN JOSE CA 95110
2S122AA00800 LAM RESEARCH CORPORATION 2025 GATEWAY PL #228 SAN JOSE CA 95110
2S122AB00100 LAM RESEARCH CORPORATION 2025 GATEWAY PL #228 SAN JOSE CA 95110
2S115DC11700 LAMB ETHAN S & LAMB SARAH W 17825 SW 113TH AVE TUALATIN OR 97062
2S115DC12500 LANG JULIANNE LERAE 3402 36TH AVE APT 3A ASTORIA NY 11106
2S115DC10700 LAUREN NICHOLAS D & LAUREN CHRISTINA M 17935 SW 114TH AVE TUALATIN OR 97062
2S115DA05100 LEE MIKE 17475 SW 111TH AVE TUALATIN OR 97062
2S115DD04500 LEE ANGELA & LEE BRETT 10640 SW BANNOCH ST TUALATIN OR 97062
2S115DD14900 LEE JONATHAN K & LEE STEPHANIE IRVING 17605 SW 108TH PL TUALATIN OR 97062
2S115DC08300 LEGEND HOMES CORPORATION 735 SW 158TH AVE STE 130 BEAVERTON OR 97006
2S114CC07900 LEONARD JOHN D & LEONARD SARA 10412 SW PUEBLO ST TUALATIN OR 97062
2S115DC09100 LIGHT HARVEY EUGENE & LIGHT CLAUDIA JO 11405 SW KALISPELL ST TUALATIN OR 97062
2S115DD13200 LIN DONGMEI & MAO DIAN 17950 SW 109TH AVE TUALATIN OR 97062
2S114CC05600 LOANZON EMMELINE 17994 SW 105TH CT TUALATIN OR 97062
2S114CC05900 LONGTIN DAVID E JR 17929 SW 105TH CT TUALATIN OR 97062
2S114CC06300 LOOMIS TRUDY E 17902 SW 105TH CT TUALATIN OR 97062
2S115DD15600 LORENTE JOAQUIN & LORENTE LOUISE 17460 SW 108TH PL TUALATIN OR 97062
2S115DC04700 LOSER CALLIE 17700 SW 111TH AVE TUALATIN OR 97062
2S115DD11200 LUIKART GLEN 11060 SW WISHRAM CT TUALATIN OR 97062
2S122AA00700 LUMBER FAMILY CO LLC PO BOX 1427 TUALATIN OR 97062
2S115DD06800 MACAULAY THOMAS & MACAULAY DEBRA 10520 SW BANNOCH CT TUALATIN OR 97062
2S115DD14800 MACIELINSKI DAMIEN & LAURIE LIV TRUST 17565 SW 108TH PL TUALATIN OR 97062
2S115DD04800 MACK ADAM S & MACK KATHRYN M 10770 SW BANNOCH ST TUALATIN OR 97062
2S115DD18100 MACK RYAN P & MACK PATRICIA L 17825 SW 110TH AVE TUALATIN OR 97062
2S115DD03200 MACMILLEN JAMES WILSON & MACMILLEN DONNA JEAN 10547 SW PUEBLO ST TUALATIN OR 97062
2S115DD01500 MAGILKE GILBERT & MAGILKE GAIL L 17990 SW 106TH AVE TUALATIN OR 97062
2S115DC07200 MAGUIRE BRIAN J & MAGUIRE LISA N 17860 SW 112TH AVE TUALATIN OR 97062
2S114CC06500 MALETA SANDRA L & MALETA GREGORY B 17932 SW 105TH CT TUALATIN OR 97062
2S115DC00100 MANABE STELLA K & NAKAMA DEAN S 11420 SW HAZELBROOK RD TUALATIN OR 97062
2S115DC02200 MANN ERIC A & LUPULESCU NICOLETA 11490 SW ROBERTS CT TUALATIN OR 97062
2S115DC03500 MANN SONIA & MANN JONATHAN 11100 SW APALACHEE ST TUALATIN OR 97062
2S115DC04500 MARKS CHRISTINA A REV LIV TRUST 17760 SW 111TH AVE TUALATIN OR 97062
2S115DC04600 MARONDE JOHN ALBERT & MARONDE JILL I 17730 SW 111TH AVE TUALATIN OR 97062
2S122AD01000 MARSHALL ASSOCIATED LLC PO BOX 278 TUALATIN OR 97062
2S115DA01500 MAYER ANDREW PETER & MAYER MARIT JANAE 17395 SW 105TH AVE TUALATIN OR 97062
2S115DC03400 MCCLATCHEY CAITLIN & MCCLATCHEY GARRETT 11130 SW APALACHEE ST TUALATIN OR 97062
2S115DD01200 MCCURTAIN LIV TRUST 10560 SW PUEBLO ST TUALATIN OR 97062
2S115DD06900 MCCURDY WAYNE & MCCURDY BETTE 10580 SW BANNOCH CT TUALATIN OR 97062
2S115DD19600 MCKINNON SPENCER E 17971 SW 110TH PL TUALATIN OR 97062
2S115DC11500 MCPHERSON SCOTT K & MCPHERSON SUSAN R 17895 SW 113TH AVE TUALATIN OR 97062
2S115DD08000 MEGARGEE IRWIN F & MEGARGEE AMY L 10580 SW LUCAS CT TUALATIN OR 97062
2S115DC03900 MELTON LAWRENCE E & MELTON TONYA M 17900 SW 111TH AVE TUALATIN OR 97062
2S115DA03600 MEYER PAUL R & MEYER MARY B 17365 SW 108TH PL TUALATIN OR 97062
2S115DC06900 MICHAELIDES JAMIE C & RADISH KEVIN A 17920 SW 112TH AVE TUALATIN OR 97062
2S115DD05200 MIDKIFF HOUSTON A & MIDKIFF NANCY 17845 SW 106TH AVE TUALATIN OR 97062
2S115DC90004 MILES RAYE K 17880 SW 115TH AVE TUALATIN OR 97062
2S115DC03100 MILLER LYNN B 11190 SW APALACHEE ST TUALATIN OR 97062
2S115DD14300 MILLER JOINT TRUST 10970 SW BANNOCH ST TUALATIN OR 97062
2S115DD12500 MILNE JAMES S & MILNE MARY F 17875 SW 109TH AVE TUALATIN OR 97062
2S115DC01600 MINATO KAZUKI & MINATO YUKO 11445 SW ROBERTS CT TUALATIN OR 97062
2S115DC01300 MITCHELL TIMOTHY 900 SW 5TH AVE FL 17 PORTLAND OR 97204
2S115DC90001 MITCHELL GARRETT C & MITCHELL SHARON M 17910 SW 115TH AVE TUALATIN OR 97062
2S115DD06300 MOORE KERRI ANN & MOORE CHRISTOHER 10619 SW BANNOCH CT TUALATIN OR 97062
2S115DD12000 MORAN STEVEN TIMOTHY & MORAN ASHLEY SCHNAPP 17870 SW 110TH AVE TUALATION OR 97062
2S122AD00600 MORGAN WILLIAM RAY & JANICE ELLEN REV LIV TRUST 4500 SW ADVANCE RD WILSONVILLE OR 97070
2S122AD00700 MORGAN WILLIAM RAY & JANICE ELLEN REV LIV TRUST 4500 SW ADVANCE RD WILSONVILLE OR 97070
2S122AD00800 MORGAN WILLIAM RAY & JANICE ELLEN REV LIV TRUST 4500 SW ADVANCE RD WILSONVILLE OR 97070
2S115DD13800 MORRELL LIVING TRUST 10915 SW TUNICA ST TUALATIN OR 97062
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2S114CC06400 MORRISSEY FAMILY TRUST 17924 SW 105TH CT TUALATIN OR 97062
2S114CC06600 MOWERY DANA KAY 17948 SW 105TH CT TUALATIN OR 97062
2S115DC07600 MUIR JOHN S & ACHILOVA LOLA 17795 SW 112TH AVE TUALATIN OR 97062
2S115DD06200 MUNSON JAMES L & PAMELA B REV LIV TRUST 10600 SW KIOWA ST TUALATIN OR 97062
2S115DC09500 MURMAN CORY D & MURMAN TAMIKO A 11485 SW KALISPELL ST TUALATIN OR 97062
2S115DD19300 MURO MONICA D 11011 SW TUALATIN RD TUALATIN OR 97062
2S115DD10800 MUSTEDANAGIC ADIS & MUSTEDANAGIC ALISA 11045 SW WINTU CT TUALATIN OR 97062
2S115DC11200 NAJERA KENE S & BUSTOS ESMERALDA RODRIGUEZ 12288 SW FUJI CT TIGARD OR 97224
2S115DD14400 NEWTON DAVID & E SUZANNE JOINT TRUST 10950 SW BANNOCH ST TUALATIN OR 97062
2S114CC08000 NGUYEN HONG T & TRI VINH V 10444 SW PUEBLO ST TUALATIN OR 97062
2S115DC01500 NGUYEN CATHY H 11485 SW ROBERTS CT TUALATIN OR 97062
2S115DA03200 NORDEN PAUL W & NORDEN JEANINE D 17440 SW 108TH PL TUALATIN OR 97062
2S115DC00700 OLSON LIVING TRUST 11435 SW ELMER CT TUALATIN OR 97062
2S115DD17700 OLSON DOUGLAS E & OLSON KIMBERLY R 11130 SW WINYA CT TUALATIN OR 97062
2S115DD07900 ORLANES JONATHAN 10620 SW LUCAS DR TUALATIN OR 97062
2S115DD12400 OWEN GREGORY L & OWEN DEBORAH L 17885 SW 109TH AVE TUALATIN OR 97062
2S115DD13100 PAIGE ROBERT & PAIGE KELLIE 17940 SW 109TH AVE TUALATIN OR 97062
2S115DD18200 PAPAS EDITH ELIZABETH 11055 SW WINYA CT TUALATIN OR 97062
2S115DD00800 PARK DANIEL K & PARK ANNA K 9333 SW NEZ PERCE CT TUALATIN OR 97062
2S114CC07400 PARKER DAVID SCOTT 10301 SW PUEBLO ST TUALATIN OR 97062
2S115DC01200 PARKER SARAH D & PARKER WILEY 11480 SW ELMER CT TUALATIN OR 97062
2S115DC12000 PARKER MARION M 17830 SW 114TH AVE TUALATIN OR 97062
2S114CB01700 PAYNE DANIEL J & PAYNE JANET M 10440 SW KELLOGG DR TUALATIN OR 97062
2S114CC06800 PENNIMAN STEVEN K & PHYLLIS D REV LIV TRUST 8374 VEREDA DEL PADRE GOLETA CA 93117
2S114CC07800 PENSADO ERNESTO & ALVARENGA NALLY M 10380 SW PUEBLO ST TUALATIN OR 97062
2S115DC06600 PETERSON JACOB CURTIS & PETERSON JULIE DAWN 17925 SW 111TH AVE TUALATIN OR 97062
2S115DA02000 PEUSER NILS ARNE & PEUSER NICOLE 17380 SW 106TH CT TUALATIN OR 97062
2S1220000300 PHIGHT LLC ONE BOWERMAN DR BEAVERTON OR 97005
2S115DD08900 PLAMBECK CAROL R 10600 SW STARR DR TUALATIN OR 97062
2S115DC01400 POINTS YU SUN 11465 SW ROBERTS CT TUALATIN OR 97062
2S115DD19800 POUR ALI FROTAN & ESFANDIARPOUR SAMANEH 17995 SW 110TH PL TUALATIN OR 97062
2S115DD01600 PR 17995 SW 106TH LLC 8925 SW IOWA DR TUALATIN OR 97062
2S115DD11300 PRICE DAVID A & PRICE JENNIFER K 11080 SW WISHRAM CT TUALATIN OR 97062
2S114CC06200 PUPPO MIKK 17894 SW 105TH CT TUALATIN OR 97062
2S115DC08000 PURCELLA ALEXANDRA M & PURCELLA SCOTT E 11215 SW APALACHEE ST TUALATIN OR 97062
2S115DC05700 PUTNAM DAVID L JR & PUTNAM HEIDI F 17770 SW 112TH AVE TUALATIN OR 97062
2S115DA03400 RADECKI SHAUN MICHAEL & RADECKI JESSICA ELLEN 17370 SW 108TH PL TUALATIN OR 97062
2S115DC09300 RADER SAM A & RADER ANDREA S 11445 SW KALISPELL ST TUALATIN OR 97062
2S115DD09200 RAMSBY MILLS TRUST 10500 SW STARR DR TUALATIN OR 97062
2S115DC00200 RANDALL LAWRENCE L & SANDOVAL-RANDALL C SUSIE 11440 SW HAZELBROOK RD TUALATIN OR 97062
2S114CC05300 RAXTER NORA SUSAN 10476 SW PUEBLO ST TUALATIN OR 97062
2S115DC04800 REDFERN KAREN D 11105 SW GARRETT ST TUALATIN OR 97062
2S115DC04200 RICE DOUGLAS S 17820 SW 111TH AVE TUALATIN OR 97062
2S115DD07800 RICHARDS EMMETT L & RICHARDS MARY C & RICHARDS SHELLEY D 15247 WILBUR RD LA CONNER WA 98257
2S115DD17800 RICHARDSON DEVIN & RICHARDSON TAMI ANN 11100 SW WINYA CT TUALATIN OR 97062
2S114CC06000 RICHEY LELAND R & RICHEY VALERIE J FAMILY TRUST 17911 SW 105TH CT TUALATIN OR 97062
2S115DD16800 RIRIE LIVING TRUST 11015 SW LUCAS DR TUALATIN OR 97062
2S115DC11600 RIVERA AURELIO GOMEZ 17865 SW 113TH AVE TUALATIN OR 97062
2S115DA04200 ROBBINS FAMILY REVOCABLE TRUST 17420 SW 110TH AVE TUALATIN OR 97062
2S115DC03600 ROBERTS BLAINE N 17980 SW 111TH AVE TUALATIN OR 97062
2S115DC12200 ROBERTS JULIE A 17890 SW 114TH AVE TUALATIN OR 97062
2S115DD01300 ROBINSON RONALD L & ROBINSON MICHELLE 17976 SW 106TH AVE TUALATIN OR 97062
2S115DC05200 ROE FAMILY TRUST 620 SAND HILL RD #213F PALO ALTO CA 94304
2S115DD03300 RUVALCABA CHRIS & RUVALCABA ESTHER 10529 SW PUEBLO ST TUALATIN OR 97062
2S115DC09700 RYAN DAIN & RYAN LEE 11470 SW KALISPELL ST TUALATIN OR 97062
2S115DD11400 RYAN MICHAEL 11075 SW WILSHRAM CT TUALATIN OR 97062
2S115DC12300 RYMAL CHARLES & RYMAL JESSICA 17920 SW 114TH AVE TUALATIN OR 97062
2S115DC02500 SABRA HEALTH CARE HOLDINGS III LLC 10220 SW GREENBURG RD #201 PORTLAND OR 97223
2S115DD02800 SATTLER BRIAN L & WALCZYK KERRY M 10615 SW PUEBLO CT TUALATIN OR 97062
2S115DC08900 SAVASTA THOMAS 11355 SW KALISPELL ST TUALATIN OR 97062
2S115DD04700 SCHAEFER SETH & SCHAEFER RENEE 10710 SW BANNOCH ST TUALATIN OR 97062
2S115DD08500 SCHENK JOANNE DANNA & SCHENK ROGER MYRON 10555 SW LUCAS CT TUALATIN OR 97062
2S115DD15300 SCHLACHTER KEVIN M & SCHLACHTER RENEE 17570 SW 108TH PL TUALATIN OR 97062
2S115DC06400 SCHLOETTER ERIN RENAE BATES 17845 SW 111TH AVE TUALATIN OR 97062
2S115DD12800 SCHOENHEIT JOHN & SCHOENHEIT KAITLIN J 17890 SW 109TH AVE TUALATIN OR 97062
2S114CB02000 SHEN PING LU 17460 SW 104TH AVE TUALATIN OR 97062
2S115DC05300 SHERFINSKI MICHAEL R 22915 SW 94TH TER TUALATIN OR 97062
2S115DD16300 SHERMAN JENNIFER A TRUST 17740 SW 110TH AVE TUALATIN OR 97062
2S115DC04100 SHERWOOD NICOLE D 17850 SW 111TH AVE TUALATIN OR 97062
2S115DD18600 SHETLER STACY A & SHETLER JOANNA L 11080 SW LUCAS DR TUALATIN OR 97062
2S115DD01000 SLAYTON LUANN LAURA 17989 SW 105TH CT TUALATIN OR 97062
2S115DD14200 SMITH LESTER MICHAEL & SMITH JOAN MARIE 10990 SW BANNOCH ST TUALATIN OR 97062
2S115DD19700 SMITH WILLIAM E & SHEARER-SMITH SARAH K 17989 SW 110TH PL TUALATIN OR 97062
2S115DD05500 SOVEY RACHEL & SOVEY BREEZ EUGENE 10720 SW KIOWA CT TUALATIN OR 97062
2S115DD13000 SPENCER FAMILY REV TRUST 17920 SW 109TH AVE TUALATIN OR 97062
2S115DC04400 STANTON ANDREW & STANTON ASHLEY 17780 SW 111TH AVE TUALATIN OR 97062
2S115DA03300 STEINER LARRY D SURVIVORS TRUST 17420 SW 108TH PL TUALATIN OR 97062
2S115DC05500 STEINMETZ JON & JEANETTE TRUST 17735 SW 112TH AVE TUALATIN OR 97062
2S115DC08100 STEWART-MOONEY MAUREEN 11225 SW APALACHEE ST TUALATIN OR 97062
2S115DD12600 STRENGTH GREG M & STRENGTH MARGO D 17870 SW 109TH AVE TUALATIN OR 97062
2S115DD13700 STRIBLING DAVID L & STRIBLING AMANDA L 10920 SW TUNICA ST TUALATIN OR 97062
2S115DD11700 STRICKLER LAUREL R & STRICKLER ADAM J 11025 SW WISHRAM CT TUALATIN OR 97062
2S115DC05900 STRINGFELLOW GAYLE 11140 SW GARRETT ST TUALATIN OR 97062
2S115DC03300 SULLIVAN SHANON LEE 11150 SW APALACHEE ST TUALATIN OR 97062
2S115DC05400 SULLIVAN WAIKEN L & SULLIVAN JENNIFER 17705 SW 112TH AVE TUALATIN OR 97062
2S115DD18400 SWAFFORD DOUGLAS G & SINCERE MIRIAM A 17715 SW 110TH AVE TUALATIN OR 97062
2S115DD17600 TALLENT DOMINIC JAMES & TALLENT HEINI 11115 SW WINYA CT TUALATIN OR 97062
2S115DD03100 TAYLOR-WEBER JAMIE & TAYLOR-WEBER ANTHONY 10573 SW PUEBLO ST TUALATIN OR 97062
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2S115DD17400 TAYLOR MATTHEW R & TAYLOR SUZANNE L 17675 SW 111TH AVE TUALATIN OR 97062
2S115DC07300 TERJESON JOHN 17840 SW 112TH AVE TUALATIN OR 97062
2S123BB90000 TETON INDUSTRIAL CONDO OWNERS OF ALL UNITS   OR 00000
2S115DC07800 TIEDEMANN CHRISTINA ANNE 17885 SW 112TH AVE TUALATIN OR 97062
2S115D001400 TIGARD-TUALATIN SCHOOL DISTRICT #23J 6960 SW SANDBURG ST TIGARD OR 97223
2S114CC07200 TOWLE CORDES K & KRAEMER JILL J 15045 SW 141ST AVE TIGARD OR 97224
2S115DD11100 TREBELHORN DEAN B & TREBELHORN LINDA V 11040 SW WISHRAM CT TUALATIN OR 97062
2S115DD05000 TREMAIN JUNE E TRUST 10735 SW BANNOCH ST TUALATIN OR 97062
2S115DD05700 TROTMAN TRUST 10799 SW KIOWA CT TUALATIN OR 97062
2S115DA03900 TUALATIN CITY OF 18880 SW MARTINAZZI AVE TUALATIN OR 97062
2S115DA05300 TUALATIN CITY OF 18880 SW MARTINAZZI AVE TUALATIN OR 97062
2S115DA05400 TUALATIN CITY OF 18880 SW MARTINAZZI AVE TUALATIN OR 97062
2S115DC08200 TUALATIN CITY OF 18880 SW MARTINAZZI AVE TUALATIN OR 97062
2S115DC12400 TUALATIN CITY OF 18880 SW MARTINAZZI AVE TUALATIN OR 97062
2S115DD14600 TUALATIN CITY OF 18880 SW MARTINAZZI AVE TUALATIN OR 97062
2S115DD18700 TUALATIN CITY OF 18880 SW MARTINAZZI AVE TUALATIN OR 97062
2S115DD18800 TUALATIN CITY OF 18880 SW MARTINAZZI AVE TUALATIN OR 97062
2S115DD20200 TUALATIN CITY OF 18880 SW MARTINAZZI AVE TUALATIN OR 97062
2S115DD20300 TUALATIN CITY OF 18880 SW MARTINAZZI AVE TUALATIN OR 97062
2S1220000800 TUALATIN CITY OF 18880 SW MARTINAZZI AVE TUALATIN OR 97062
2S122AD00200 TUALATIN CITY OF PO BOX 723597 ATLANTA GA 31139
2S123B000602 TUALATIN TETON LLC 621 SW ALDER ST STE 800 PORTLAND OR 97205
2S115DD02600 VALDENEGRO GILLIAN F TRUST 12925 NW PARRETT MOUNTAIN RD NEWBERG OR 97132
2S115DD13300 VANHORN MARK G & DIANA L LIV TRUST 17960 SW 109TH AVE TUALATIN OR 97062
2S114CB01400 VANN KEN & VANN CHRISTINA M 17480 SW 105TH AVE TUALATIN OR 97062
2S115DC01000 WAGGONER LOREN M & WAGGONER CYNTHIA J 11430 SW ELMER CT TUALATIN OR 97062
2S115DD10300 WAGNER LINDA G PHD 17945 SW 110TH AVE TUALATIN OR 97062
2S115DC07700 WALK DAVID ALLAN & WALK WANDA VAI 17855 SW 112TH AVE TUALATIN OR 97062
2S1220000500 WASHINGTON COUNTY FACILITIES MGMT 169 N 1ST AVE #42 HILLSBORO OR 97124
2S115DD12700 WATT REBECCA SUE 17880 SW 109TH AVE TUALATIN OR 97062
2S115DC01800 WATTS MARK A & WATTS APRYLE 11400 SW ROBERTS CT TUALATIN OR 97062
2S123BB90001 WAVE PROPERTY HOLDINGS LLC 18057 SW TETON AVE TUALATIN OR 97062
2S115DC09000 WEBSTER CHARLES N & WEBSTER KAREN A 11385 SW KALISPELL ST TUALATIN OR 97062
2S115DD08700 WEISS BENJAMIN M & WEISS KATRINA M 10595 SW LUCAS CT TUALATIN OR 97062
2S115DD04600 WEITMAN LIVING TRUST 10666 SW BANNOCH ST TUALATIN OR 97062
2S115DC10400 WEN-SHU LIU 17885 SW 114TH AVE TUALATIN OR 97062
2S115DC03800 WEST PHYLLIS ELAINE 17930 SW 111TH AVE TUALATIN OR 97062
2S115DC07500 WESTPHAL FAMILY TRUST 11405 SW HAZELBROOK RD TUALATIN OR 97062
2S115DA01800 WETHERN LINDA J 17470 SW 106TH CT TUALATIN OR 97062
2S115DD10700 WIGGINS JEAN E TRUST 11065 SW WINTU CT TUALATIN OR 97062
2S115DD02200 WILLIAMS MATTHEW STEVEN 10655 SW PUEBLO CT TUALATIN OR 97062
2S115DD07300 WILLIAMS VERONICA L 10540 SW KIOWA ST TUALATIN OR 97062
2S115DD10500 WILLIAMS DAVE A & WILLIAMS KIMBERLY R 11050 SW WINTU CT TUALATIN OR 97062
2S115DD16000 WILLON MARK & PAM TRUST 17850 SW 110TH AVE TUALATIN OR 97062
2S115DD08200 WILSON CONSTANCE J TRUST 10530 SW LUCAS CT TUALATIN OR 97062
2S115DD06600 WINKLER MISTY D & REGISTER JEAN 10515 SW BANNOCH CT TUALATIN OR 97062
2S115DD16500 WISNER RANDOLPH R & DEBBIE R LIV TRUST 17600 SW 110TH AVE TUALATIN OR 97062
2S114CB01800 WOLFE GEORGE A & WOLFE ANDREA H 10420 SW KELLOGG DR TUALATIN OR 97062
2S115DD11500 WOLLEY KEVIN & WOLLEY JANE 11055 SW WISHRAM CT TUALATIN OR 97062
2S114CB02700 WORLEY LAURA & SPIEGEL JOEL 10475 SW KELLOGG DR TUALATIN OR 97062
2S115DD09000 WRIGHT MICHAEL & WRIGHT LISA 17570 SW 106TH AVE TUALATIN OR 97062
2S115DD18000 WRIGHT RALPH RICHARD & LYNDA RAE LIV TRUST 11040 SW WINYA CT TUALATIN OR 97062
2S115DD18500 YAM ASA 11050 SW LUCAS DR TUALATIN OR 97062
2S115DC10600 YANG HAOWEI 17925 SW 114TH AVE TUALATIN OR 97062
2S115DD08300 ZIENKIEWICZ MIKE & ZIENKIEWICZ STEPHANIE 10510 SW LUCAS CT TUALATIN OR 97062
2S115DC02900 ZOUMPOULIDIS ZACHARIAS & ZOUMPOULIDIS AUDREY C 11220 SW APALACHEE ST TUALATIN OR 97062

Suzannah Stanley, Mackenzie 1515 SE Water Avenue, Suite 100 Portland OR 97214
Pat Lord, LAM Research Corporation 4650 Cushing Parkway Fremont CA 94538
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NOTICE IS HEREBY GIVEN that public hearings will be held: 

Location: Tualatin Service Center 
10699 SW Herman Road, Tualatin, OR 97062 

Zoom Teleconference: Link with log-in instructions available 
www.tualatinoregon.gov/meetings 

INDUSTRIAL MASTER PLAN (IMP) 22-0001 
November 17, 2022 at 6:30 pm 

Mackenzie, on behalf of LAM Research Corporation, is 
requesting an amendment to setback standards 

memorialized under IMP 00-01, for a campus development on 
a 58 acre site zoned Manufacturing Park (MP). 

ARCHITECTURAL REVIEW (AR) 22-0006 
November 30, 2022 at 6:30 pm 

Mackenzie, on behalf of LAM Research Corporation, is 
requesting approval to construct a four-story, 120,000 square 

foot office building at 11155 SW Leveton Drive. 

Comments and questions may be submitted to Erin Engman, 
Senior Planner at: 

eengman@tualatin.gov 
 

Located at: 11155 SW Leveton Dr Tax Lots: 2S122AA 500, 800 & 2S122AB 100  

 Industrial Master Plan Criteria: TDC Chapters: 32, 33, 62  

 Architectural Review Criteria: TDC Chapters: 32, 33, 62, 63, 73A-D, 74, 75  

 Staff report will be available at least seven days before the hearing for 
inspection at no cost, and copies will be provided at a reasonable cost.  

 Print copies of the application are available at a reasonable cost.  

 Individuals wishing to comment on the application must do so in writing 
to the Planning Division prior to the hearing, or in writing and/or orally at 
the hearing. Materials must be received by November 3 to be included in 
the hearing packet.  
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 The public hearing will begin with a staff presentation, followed by testimony by proponents, 
testimony by opponents, and rebuttal. The time of individual testimony may be limited. If a 
participant requests, before the hearing is closed, the record shall remain open for at least 7 days 
after the hearing.  

 All citizens are invited to attend and be heard: Failure of an issue to be raised in the hearing, in 
person, or by letter, or failure to provide sufficient specificity to afford the decision maker an 
opportunity to respond to the issue precludes appeal to the State Land Use Board of Appeals 
(LUBA) based on that issue. The failure of the applicant to raise constitutional or other issues 
relating to the proposed conditions of approval with sufficient specificity to the decision maker to 
respond to the issue precludes an action for damages in circuit court.  

 Notice of the Decision will only be provided to those who submit written comments regarding 
that application or testify at the hearing. 

 

You received this mailing because you own property within 1,000 feet (ft) of the site or within a 
residential subdivision which is partly within 1,000 ft.  

 

For additional information contact: 
Erin Engman, Senior Planner, eengman@tualatin.gov and 503-691-3024 

«OWNER1» 
«OWNERADDR» 
«OWNERCITY», «OWNERSTATE» 
«OWNERZIP» 
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From: Erin Engman
To: Erin Engman; Suzannah Stanley; pat.lord@lamresearch.com
Cc: mweston@ci.king-city.or.us; planning@sherwoodoregon.gov; naomi_vogel@co.washington.or.us;

theresa_cherniak@co.washington.or.us; deqinfo@deq.state.or.us; landusenotifications@oregonmetro.gov;
ODOT_R1_DevRev@odot.oregon.gov; baldwinb@trimet.org; LUComments@cleanwaterservices.org;
Ty.Darby@tvfr.com; KHerrod@republicservices.com; info@theintertwine.org; Anneleah@tualatinchamber.com;
OR.METRO.ENGINEERING@ZIPLY.COM; tod.shattuck@pgn.com; brandon.fleming@pgn.com;
kenneth.spencer@pgn.com; richard.girard@nwnatural.com; icrawford@wccca.com; Jackie Humphreys

Subject: Notice of Hearing: IMP22-0001 and AR 22-0006 Lam Research, 11155 SW Leveton Dr
Date: Monday, October 31, 2022 9:07:00 AM

 

NOTICE OF HEARING AND OPPORTUNITY TO COMMENT

NOTICE IS HEREBY GIVEN that public hearings will be held at the Tualatin Service Center located at:
10699 SW Herman Road, Tualatin, OR 97062. A Zoom meeting link will also be published with the
meeting agenda and packet materials seven days prior to the public hearing:
www.tualatinoregon.gov/meetings.

INDUSTRIAL MASTER PLAN (IMP) 22-0001
November 17, 2022 at 6:30 pm

Mackenzie, on behalf of Lam Research Corporation, is requesting an amendment to setback
standards memorialized under IMP 00-01, for a campus development on a 58 acre site zoned

Manufacturing Park (MP).

Comments due: November 7

 

ARCHITECTURAL REVIEW (AR) 22-0006
November 30, 2022 at 6:30 pm

Mackenzie, on behalf of Lam Research Corporation, is requesting approval to construct a four-
story, 120,000 square foot office building at 11155 SW Leveton Drive.

Comments due: November 16

 
You may view the application materials on our Projects web page:
https://www.tualatinoregon.gov/planning/imp-22-0001-lam-office-campus.
 
Individuals wishing to comment may do so in writing to the Planning Division prior to the hearing
and/or present written and/or verbal testimony at the hearing. Hearings begin with a staff
presentation, followed by testimony by proponents, testimony by opponents, and rebuttal. The time
of individual testimony may be limited.  If a participant requests before the hearing is closed, the
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record shall remain open for at least 7 days after the hearing.
 
All citizens are invited to attend and be heard upon the applications. Failure of an issue to be raised
in the hearing, in person, or by letter, or failure to provide sufficient specificity to afford the decision
maker an opportunity to respond to the issue precludes appeal to the State Land Use Board of
Appeals (LUBA) based on that issue. The failure of the applicant to raise constitutional or other
issues relating to the proposed conditions of approval with sufficient specificity to the decision
maker to respond to the issue precludes an action for damages in circuit court.
 
Type III Industrial Master Plan Criteria: TDC Chapters: 32, 33, 62
Type III Architectural Review Criteria: TDC Chapters: 32, 33, 62, 63, 73A-D, 74, 75
 
A staff report will available seven days prior to the public hearing, published at
www.tualatinoregon.gov/meetings. This meeting and any materials being considered can be made
accessible upon request.
 
Written comments and questions can be submitted to: eengman@tualatin.gov.
 
Erin Engman

Senior Planner
City of Tualatin | Planning Division
503.691.3024 | www.tualatinoregon.gov
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From: Erin Engman
To: Erin Engman
Cc: Ext - Planning; Don Hudson; Mike McCarthy; Jonathan Taylor; Kim McMillan; Sherilyn Lombos; Martin Loring;

Tom Scott; Tony Doran; Terrance Leahy; Tom Steiger; Ross Hoover; Megan George; Betsy Ruef;
riverparkcio@gmail.com; jasuwi7@gmail.com; famtunstall1@frontier.com; dan@danhardyproperties.com;
katepinamonti@hotmail.com; cynmartz12@gmail.com; daniel@bachhuber.co; cio.east.west@gmail.com;
doug_ulmer@comcast.net; keenanwoods7@gmail.com; dana476@gmail.com; mcrowell248@comcast.net;
tualatinmidwestcio@gmail.com; dikkusan@live.com; cniew@yahoo.com; tmpgarden@comcast.net;
snoelluwcwle@yahoo.com; MartinazziWoodsCIO@gmail.com; solson.1827@gmail.com; delmoore@frontier.com;
jamison.l.shields@gmail.com; ClaudiaSterling68@gmail.com; abuschert@gmail.com; roydloop@gmail.com;
Tualatinibachcio@gmail.com; edkcnw@comcast.net; patricia.parsons@ctt.com; rwcleanrooms@gmail.com;
byromcio@gmail.com; mwestenhaver@hotmail.com; tualatincommercialcio@gmail.com;
scottm@capacitycommercial.com; robertekellogg@yahoo.com; famtunstall1@frontier.com

Subject: Notice of Hearing: IMP22-0001 and AR 22-0006 Lam Research, 11155 SW Leveton Dr
Date: Monday, October 31, 2022 9:13:00 AM

 

NOTICE OF HEARING AND OPPORTUNITY TO COMMENT

NOTICE IS HEREBY GIVEN that public hearings will be held at the Tualatin Service Center located at:
10699 SW Herman Road, Tualatin, OR 97062. A Zoom meeting link will also be published with the
meeting agenda and packet materials seven days prior to the public hearing:
www.tualatinoregon.gov/meetings.

INDUSTRIAL MASTER PLAN (IMP) 22-0001
November 17, 2022 at 6:30 pm

Mackenzie, on behalf of Lam Research Corporation, is requesting an amendment to setback
standards memorialized under IMP 00-01, for a campus development on a 58 acre site zoned

Manufacturing Park (MP).

Comments due: November 7

 

ARCHITECTURAL REVIEW (AR) 22-0006
November 30, 2022 at 6:30 pm

Mackenzie, on behalf of Lam Research Corporation, is requesting approval to construct a four-
story, 120,000 square foot office building at 11155 SW Leveton Drive.

Comments due: November 16

 
You may view the application materials on our Projects web page:
https://www.tualatinoregon.gov/planning/imp-22-0001-lam-office-campus.
 
Individuals wishing to comment may do so in writing to the Planning Division prior to the hearing

mailto:eengman@tualatin.gov
mailto:eengman@tualatin.gov
mailto:Planning@tualatin.gov
mailto:dhudson@tualatin.gov
mailto:mmccarthy@tualatin.gov
mailto:jtaylor@tualatin.gov
mailto:kmcmillan@tualatin.gov
mailto:slombos@tualatin.gov
mailto:mloring@tualatin.gov
mailto:tscott@tualatin.gov
mailto:TDORAN@tualatin.gov
mailto:tleahy@tualatin.gov
mailto:TSteiger@tualatin.gov
mailto:rhoover@tualatin.gov
mailto:mgeorge@tualatin.gov
mailto:bruef@tualatin.gov
mailto:riverparkcio@gmail.com
mailto:jasuwi7@gmail.com
mailto:famtunstall1@frontier.com
mailto:dan@danhardyproperties.com
mailto:katepinamonti@hotmail.com
mailto:cynmartz12@gmail.com
mailto:daniel@bachhuber.co
mailto:cio.east.west@gmail.com
mailto:doug_ulmer@comcast.net
mailto:keenanwoods7@gmail.com
mailto:dana476@gmail.com
mailto:mcrowell248@comcast.net
mailto:tualatinmidwestcio@gmail.com
mailto:dikkusan@live.com
mailto:cniew@yahoo.com
mailto:tmpgarden@comcast.net
mailto:snoelluwcwle@yahoo.com
mailto:MartinazziWoodsCIO@gmail.com
mailto:solson.1827@gmail.com
mailto:delmoore@frontier.com
mailto:jamison.l.shields@gmail.com
mailto:ClaudiaSterling68@gmail.com
mailto:abuschert@gmail.com
mailto:roydloop@gmail.com
mailto:Tualatinibachcio@gmail.com
mailto:edkcnw@comcast.net
mailto:patricia.parsons@ctt.com
mailto:rwcleanrooms@gmail.com
mailto:byromcio@gmail.com
mailto:mwestenhaver@hotmail.com
mailto:tualatincommercialcio@gmail.com
mailto:scottm@capacitycommercial.com
mailto:robertekellogg@yahoo.com
mailto:famtunstall1@frontier.com
http://www.tualatinoregon.gov/meetings
https://www.tualatinoregon.gov/planning/imp-22-0001-lam-office-campus


and/or present written and/or verbal testimony at the hearing. Hearings begin with a staff
presentation, followed by testimony by proponents, testimony by opponents, and rebuttal. The time
of individual testimony may be limited.  If a participant requests before the hearing is closed, the
record shall remain open for at least 7 days after the hearing.
 
All citizens are invited to attend and be heard upon the applications. Failure of an issue to be raised
in the hearing, in person, or by letter, or failure to provide sufficient specificity to afford the decision
maker an opportunity to respond to the issue precludes appeal to the State Land Use Board of
Appeals (LUBA) based on that issue. The failure of the applicant to raise constitutional or other
issues relating to the proposed conditions of approval with sufficient specificity to the decision
maker to respond to the issue precludes an action for damages in circuit court.
 
Type III Industrial Master Plan Criteria: TDC Chapters: 32, 33, 62
Type III Architectural Review Criteria: TDC Chapters: 32, 33, 62, 63, 73A-D, 74, 75
 
A staff report will available seven days prior to the public hearing, published at
www.tualatinoregon.gov/meetings. This meeting and any materials being considered can be made
accessible upon request.
 
Written comments and questions can be submitted to: eengman@tualatin.gov.
 
Erin Engman

Senior Planner
City of Tualatin | Planning Division
503.691.3024 | www.tualatinoregon.gov
 

 

http://www.tualatinoregon.gov/meetings
mailto:eengman@tualatin.gov
http://www.tualatinoregon.gov/


 

 

 

 

 

   M E M O R A N D U M 
 

 

 

Date:  November 8, 2022 

 

To:  Erin Engman, Senior Planner, City of Tualatin 

 

From:  Jackie Sue Humphreys, Clean Water Services (CWS) 

 

Subject: Lam Research Master Plan Amendment and Building G, IMP 22-0001, AR 22-0006, 

  2S122AA00500, 00800, 2S122AB00100 

 

 

Please include the following comments when writing your conditions of approval: 

 

PRIOR TO ANY WORK ON THE SITE  

 

A Clean Water Services (CWS) Storm Water Connection Permit Authorization must be 

obtained.  Application for CWS Permit Authorization must be in accordance with the 

requirements of the Design and Construction Standards, Resolution and Order No. 19-5 as 

amended by R&O 19-22, or prior standards as meeting the implementation policy of R&O 18-

28, and is to include: 

 

 

a. Detailed plans prepared in accordance with Chapter 2, Section 2.04. 

 

b. Detailed grading and erosion control plan.  An Erosion Control Permit will be required. 

Area of Disturbance must be clearly identified on submitted construction plans.  If site 

area and any offsite improvements required for this development exceed one-acre of 

disturbance, project will require a 1200-CN Erosion Control Permit. If site area and any 

offsite improvements required for this development exceed five-acres of disturbance, 

project will require a 1200-C Erosion Control Permit. 

 

c. Detailed plans showing each lot within the development having direct access by gravity 

to public storm and sanitary sewer.   

 

d. Provisions for water quality in accordance with the requirements of the above named 

design standards.  Water Quality is required for all new development and redevelopment 

areas per R&O 19-5, Section 4.04.  Access shall be provided for maintenance of facility 

per R&O 19-5, Section 4.07.6. 



 

e. If use of an existing offsite or regional Water Quality Facility is proposed, it must be 

clearly identified on plans, showing its location, condition, capacity to treat this site and, 

any additional improvements and/or upgrades that may be needed to utilize that facility. 

 

f. If private lot LIDA systems proposed, must comply with the current CWS Design and 

Construction Standards. A private maintenance agreement, for the proposed private lot 

LIDA systems, needs to be provided to the City for review and acceptance. 

 

g. Show all existing and proposed easements on plans.  Any required storm sewer, sanitary 

sewer, and water quality related easements must be granted to the City. 

 

h. Application may require additional permitting and plan review from CWS Source 

Control Program.  For any questions or additional information, please contact Source 

Control at (503) 681-5175. 

 

i. Any proposed offsite construction activities will require an update or amendment to the 

current Service Provider Letter for this project. 

 

 

CONCLUSION 

 

This Land Use Review does not constitute CWS approval of storm or sanitary sewer compliance 

to the NPDES permit held by CWS.  CWS, prior to issuance of any connection permits, must 

approve final construction plans and drainage calculations. 



 

Arrangements can be made to provide these materials in alternative formats such as large type or audio 
recording. Please contact the Planning Division at 503.691.3026 and allow as much lead time as possible. 

 
 
 
 
 
 

PLANNING COMMISSION DECISION 
Republished on November 16, 2022 

 

 
Case #: IMP 22-0001 
Project: Lam Research Corporation Campus 
Location: 11155-11361 SW Leveton Drive; Tax Lots: 2S122AA 500 and 800; 2S122AB 100 
Representative: Suzannah Stanley, Mackenzie 
Owner: Lam Research Corporation 

 

I.FINDINGS 
A. An application for an Industrial Master Plan (IMP 22-0001) was filed by Mackenzie, on behalf of Lam 

Research Corporation requesting approval to amend Conditions of Approval 1.a. and 1.b. from IMP 
00-01, in order to modify setback standards for the campus development.  

B. The Tualatin Planning Commission conducted a noticed quasi-judicial public hearing on November 
17, 2022 in conformance with the laws of the State of Oregon and the City of Tualatin. 

C. The Tualatin Planning Commission concludes that the findings and analysis, testimony at the public 
hearing, and materials in the record address the approval criteria of TDC 33.050 for Industrial 
Master Plans the approval of the IMP 22-0001 with Conditions of Approval.  

II.ACTION 
The Tualatin Planning Commission approves IMP 22-0001 and adopted the staff analysis and findings, 
dated November 17, 2022, with the following Conditions of Approval: 
 

GENERAL: 

1. If future modifications to this Industrial Master Plan are necessary, a new Industrial Master Plan 
application must be submitted to the City for review. 

 
PUBLIC FACILITIES: 

2. Through the Architectural Review process: 

a. Easement declarations must be recorded and/or maintained for cross-access, parking, and 
utilities (including but not limited to: water, sanitary sewer, storm drainage) that extend across 
parcels shared under common ownership within the campus, when deemed necessary. 

b. Utilities must serve individual parcels within the campus, in accordance with the Public Works 
Construction Code and TDC 74.610, 74.620, and 74.630. 
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LOCATION, DESIGN, COLOR AND MATERIALS 

3. Development proposed through the Architectural Review process must: 

a. Include building material elements consisting of, or complimentary to: masonry, sandstone, 
architectural metal siding, and window glazing. Color palettes must remain complimentary to 
earth toned shades. 

b. Meet the modified development standards listed in the table below: 

STANDARD MODIFIED DEVELOPMENT STANDARDS UNDER IMP 22-0001 

LOT SIZE 

Minimum Lot Size 15 acres 

MINIMUM SETBACKS 

Minimum Building Setback for Yards 
Adjacent to SW Leveton Drive 68 feet 

Minimum Building Setback for Yards 
Adjacent to SW 108th Drive 98 feet 

Minimum Building Setback for Yards 
Adjacent to SW Tualatin Road Subject to Table 62-2 Development Standards in the MP Zone 

Minimum Setback for Side and Rear 
Yards not Adjacent to Streets or 
Alleys 

0 feet from side and rear yards under common ownership 

From Lot 2S122BA00100 (currently owned by JAE Oregon Inc.):  
Subject to Table 62-2 Development Standards in the MP Zone 

Parking and Circulation Areas 
Adjacent to SW Leveton Drive 50 feet 

Parking and Circulation Areas 
Adjacent to SW 108th Avenue 43 feet 

Parking and Circulation Areas 
Adjacent to SW Tualatin Road 35 feet 

Parking and Circulation Areas 
Adjacent to Private Property Line 

0 feet from property lines under common ownership 

9.5 feet from Lot 2S122BA00100 (currently owned by JAE Oregon Inc.) 

Fences Subject to Table 62-2 Development Standards in the MP Zone 
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STANDARD MODIFIED DEVELOPMENT STANDARDS UNDER IMP 22-0001 

STRUCTURE HEIGHT 

Maximum Height Subject to Table 62-2 Development Standards in the MP Zone 

Maximum Height Adjacent to 
Residential District Subject to Table 62-2 Development Standards in the MP Zone 

 

c. Maintain the existing earthen berm and landscaping consisting of deciduous street trees, 
evergreen trees, and shrubs along the northeast frontage of SW Tualatin Road to the driveway 
adjacent to 115th Avenue.  

d. Retain the existing stand of trees behind Building A, or integrate into the parking lot design as 
deemed appropriate. 

e. Parking lot landscaping for the north-half of the site must follow the standard requirements of 
TDC Chapter 73C. To accommodate grade changes, an alternative method of parking lot 
landscaping is acceptable for terraced parking lots proposed for the south-half of the site. These 
lots must provide a minimum landscape island area of 25 square feet per parking stall and comply 
with the following: 

i. Landscape separation that is a minimum of five feet in width is required for every twelve 
continuous spaces in a row;  

ii. Landscaping strip that is a minimum of ten feet in width must be placed in between rows of 
facing vehicles; 

iii. Must be planted with one deciduous shade trees for every four parking spaces, with required 
trees evenly dispersed throughout the parking lot;  

iv. Must be planted with groundcover or shrubs; and  

v. Native plant materials are encouraged.  
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Ill.APPEAL 

The applicant or any person who submitted written comments or testified orally or in writing at the 
Tualatin Planning Commission hearing and who may be adversely affected by the Commission's decision 
may file a request for review of the final decision of the Tualatin Planning Commission to the City 
Council. 

The Tualatin Planning Commission's decision will be final after 14 calendar days from the mailing of this 
order, unless a written appeal is received by the Tualatin Planning Division at 10699 SW Herman Road, 

Tualatin, Oregon, before 5:00 p.m., December 1, 2022. The appeal must be submi.tted on the City 

appeal form with all the information requested provided thereon, signed by the appellant, and 

include the applicable appeal fee. The plans and appeal forms are available at the Planning Division 
offices. The appeal forms must include reasons, current appeal fee, and meet the requirements of 
Section 32.310 of the Tualatin Development Code. The City Council will review and make a decision. The 
parties will be notified of the Council meeting date. 

ADOPTED THIS _l2 DAY OF NOVEMBER 2022. 

PLANNING COMMISSION 

CllY OF TUALATIN 

BY: 
elle Thompson, Vice Chair 

alatin Planning Commission 
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Technical Memorandum 

Date: October 10, 2022 

Project: 20-2737 

To: Mr. Tony Doran, Engineering Associate 
Ms. Kim McMillan, PE, City Engineer 
City of Tualatin 

From: Brian Ginter, PE 

Re: Water System Capacity Analysis – LAM Research Property Office Building G 

 

Introduction 
As requested, this memorandum has been prepared to present the findings of our analysis of the water 
service to the proposed expansion at the Lam Research property located at 11155 SE Leveton Drive. This 
memorandum presents the findings of this analysis for the City’s use in determining the water system 
improvements necessary to meet fire flow and pressure requirements. 

Background 
The City’s water system hydraulic model was used to perform a hydraulic analysis of pressure and fire 
flow performance in the City’s water system under maximum day demand conditions with fire flow 
events evaluated at the site. The pressure and flow conditions were tested at the proposed location for 
the new domestic and fire service vaults located southeast of the proposed “Building G”, connecting to 
the existing high pressure main in SW Leveton Drive.  

The proposed development is a new 120,000 square foot office building. The proposed development is 
located within the City’s existing Pressure Zone A but is served by a high pressure main fed by the 
Tualatin Supply Main connection directly from the PWB wholesale supply system at a static hydraulic 
grade of approximately 530 feet. Figure 1 illustrates the development site, adjacent water system 
infrastructure, and the location of the modeled fire flow test. 

Analysis and Findings 
The hydraulic model was updated as described above and fire flow performance tested at the proposed 
fire service location (shown in Figure 1).  

A summary of specific model conditions for this analysis is presented below: 

Demand Conditions:  2030 Maximum Day Demand 

Fire Flow:  3,000 gpm 

Physical Condition:  Existing facilities plus proposed connection 

Since the proposed domestic and fire suppression services are proposed to be connected to the high 
pressure main, there is adequate flow and pressure available without impact to the residual pressure I 
the adjacent Pressure Zone A area. Static pressures in the transmission main exceed 150 psi and a 20 
psi drop is estimated under fire flow conditions. 

Based on the findings of this analysis and a review of overall system improvement needs presented in 
the Water System Master Plan, there are no required water distribution system improvements necessary 
to serve domestic and fire suppression flows to the proposed development. 
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It is the developer’s responsibility to size internal (private) fire and domestic mains for adequate service 
pressure, private hydrants and fire suppression sprinkler systems as these facilities are outside the 
scope of this analysis. 

Please do not hesitate to contact us if you have any questions or comments in this regard. We would be 
happy to meet with you personally to discuss the findings presented in this memorandum. 

 

Figure 1 | Proposed Development Site and Water System Infrastructure 
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From: Erin Engman
To: Margo Strength
Cc: Suzannah Stanley; Mike Rueter
Subject: RE: LAM Research setback standards
Date: Tuesday, November 8, 2022 8:47:00 AM

Hi Margo-
Thanks for reaching out with your question regarding the Lam application. I’ve copied the applicants to
this email in case they wish to comment on your question, but I can provide some clarity.
 
Their application is not looking to amend setbacks along SW Tualatin Road or impact the trees along its
frontage. And as part of the hearing, I will recommend that our Planning Commission include a
condition on their approval that requires the earthen berm and landscape coverage to be retained
along their frontage on SW Tualatin Road.
 
Rather the applicant is looking to amend the setbacks listed below:

Building Setbacks:
Interior side and rear yard setback: Reduced from 20 feet to 0 feet.
Side yard setback to JAE (property to west): Reduced from 100 feet to 50 feet.

Parking and Circulation Setbacks:
Adjacent to Leveton Drive: Reduced from 108 feet to 50 feet.
Interior to site: Plan sheet reference to 0 feet
Side yard setback to JAE (property to west): Plan sheet reference to 9.5 feet

 
More information is contained in their document:
https://www.tualatinoregon.gov/sites/default/files/fileattachments/planning/project/55418/exhibit_a1_-
_narrative.pdf
 
Please let me know if you have any other questions and have a good day,
 
Erin Engman

Senior Planner
City of Tualatin | Planning Division
503.691.3024 | www.tualatinoregon.gov
 

From: Margo Strength <dgrahms@comcast.net> 
Sent: Sunday, November 6, 2022 10:04 PM
To: Erin Engman <eengman@tualatin.gov>
Subject: LAM Research setback standards
 
Erin,
I live in a development of homes across the street from the LAM Research building in Tualatin. I am
concerned about  LAM Research requesting an amendment to setback standards. Does this mean that
the beautiful trees along Tualatin Rd will be cut down? They provide a nice camouflage of LAM’s office
buildings and many people enjoying walking the meandering sidewalks next to the trees. It would be a
shame to see them cut down. Hopefully they won’t be, so I thought I would ask.
 

mailto:eengman@tualatin.gov
mailto:dgrahms@comcast.net
mailto:SStanley@mcknze.com
mailto:MRueter@mcknze.com
https://www.tualatinoregon.gov/sites/default/files/fileattachments/planning/project/55418/exhibit_a1_-_narrative.pdf
https://www.tualatinoregon.gov/sites/default/files/fileattachments/planning/project/55418/exhibit_a1_-_narrative.pdf
http://www.tualatinoregon.gov/


Thank you,
Margo Strength



From: Erin Engman
To: Chris Hein
Cc: Suzannah Stanley; Mike Rueter
Subject: RE: Lam Research Office Building
Date: Monday, November 14, 2022 10:24:00 AM
Attachments: image003.png

image004.png

Hi Chris-
Thanks for reaching out with your question regarding the Lam application. I’ve copied the applicants to this email in
case they wish to comment on your question, but I can provide some clarity.
 
The new office building is proposed on the south end of the site, toward SW Leveton Drive as shown in the site plan
below. The proposed improvements are shown in dark grey.
 
And to provide additional clarification, their application is not looking to amend setbacks along SW Tualatin Road or
impact the trees along its frontage. Rather the applicant is looking to amend the setbacks listed below:

Building Setbacks:
Interior side and rear yard setback: Reduced from 20 feet to 0 feet.
Side yard setback to JAE (property to west): Reduced from 100 feet to 50 feet.

Parking and Circulation Setbacks:
Adjacent to Leveton Drive: Reduced from 108 feet to 50 feet.
Interior to site: Plan sheet reference to 0 feet
Side yard setback to JAE (property to west): Plan sheet reference to 9.5 feet

 

 
Please let me know if you have any other questions and have a good day,
 
Erin Engman









mailto:eengman@tualatin.gov
mailto:ChrisH@osf.com
mailto:SStanley@mcknze.com
mailto:MRueter@mcknze.com


Senior Planner
City of Tualatin | Planning Division
503.691.3024 | www.tualatinoregon.gov
 

From: Chris Hein <ChrisH@osf.com> 
Sent: Friday, November 11, 2022 11:11 AM
To: Erin Engman <eengman@tualatin.gov>
Subject: Lam Research Office Building
 
Hi Erin,
 

I live off 109th and Tualatin Rd. across from the Lam Campus
I received a hearing/ notice  card about Lam wanting to change the setbacks to build a four story 120,000 office
building.
My question is where on the campus are they wanting to locate this?
 
As you know now there currently is a nice buffer between Lam and Tualatin Road.
 
Thanks for the information.
 
Chris
 
 

 
Chris Hein
VP Food & Beverage
OSF International, Inc.
715 S Bancroft Street | Portland, OR 97239
T: 503.225.0433 Ext. 310  | F: 503.226.6214
chrish@osf.com  | www.osf.com
 

http://www.tualatinoregon.gov/
mailto:chrish@osf.com
https://protect-us.mimecast.com/s/IfF6CL9w5qcjvl8uqaBWo?domain=nam12.safelinks.protection.outlook.com
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Map 8-1: Functional Classification and Traffic Signal Plan
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The projects embodied in this map that could affect
rivers, streams and wetlands have not been
analyzed in terms of Statewide Planning Goal 5
(Natural Resources) as required by Oregon
Administrative Rule 660-12-0025(2) and (3)(b).
Thus, prior to construction a Goal 5 analysis will be
completed and proper permits obtained.

This map is derived from various digital databasesources.  While an attempt has been made to
provide an accurate map, the City of Tualatin assumes no responsibility or liability for any errors
or omissions in the information.  This map is provided "as is".  -TualGIS

Notes:
- Future roadway alignments are
  approximate and subject to
  additional engineering and design.
- Proposed traffic signal locations
  are subject to engineering
  judgment and additional analysis.

Air Photo: Summer 2017

RF 1:26,500.

Principal Arterials
Major Arterial
Minor Arterial
Major Collector
Minor Collector
Commercial/Industrial Connector
Downtown Core Connector

!( Existing Traffic Signal
!. Proposed Traffic Signal

Future Major Arterial
Future Major Collector
Future Minor Collector
Future Commercial/Industrial Connector

Railroad
Planning Area Boundary



 

Arrangements can be made to provide these materials in alternative formats such as large type or audio 
recording. Please contact the Planning Division at 503.691.3026 and allow as much lead time as possible. 

 
 
 
 
 

 

ARCHITECTURAL REVIEW BOARD DECISION 
Republished on November 30, 2022 

 

 

Case #: AR 22-0006 
Project: Lam Research Corporation Campus 
Location: 11155-11361 SW Leveton Drive; Tax Lots: 2S122AA 500 and 800; 2S122AB 100 
Representative: Suzannah Stanley, Mackenzie 
Owner: Lam Research Corporation 

 

I.FINDINGS 

A. An application for an Architectural Review application (AR 22-0006) was filed by Mackenzie, on 
behalf of Lam Research Corporation requesting approval to construct a four-story, 120,000 square 
foot office building, two new access drives off of SW 108th, and parking lot expansions by 
approximately 549 stalls. The applicant has also submitted a tree removal permit for 80 trees to 
construct the improvements.  

B. The Architectural Review Board conducted a noticed quasi-judicial public hearing on November 30, 
2022 in conformance with the laws of the State of Oregon and the City of Tualatin. 

C. The Architectural Review Board concludes that the findings and analysis, testimony at the public 
hearing, and materials in the record address the criteria of TDC 33.020(5) for the approval of the AR 
22-0006 with Conditions of Approval.  

II.ACTION 

The Architectural Review Board approves AR 22-0006 and adopted the staff analysis and findings, dated 
November 30, 2022, with the following Conditions of Approval: 
 

GENERAL: 

A1. This Architectural Review approval shall expire after two years unless a building, or grading permit 
submitted in conjunction with a building permit application, has been issued and substantial 
construction pursuant thereto has taken place and an inspection performed by a member of the 
Building Division, or an extension is granted under TDC 33.020(10). 

 

PRIOR TO EROSION CONTROL, PUBLIC WORKS, AND WATER QUALITY PERMIT ISSUANCE: 

Submit to eTrakit for review and approval: 

A2. The applicant must apply for applicable Engineering Erosion Control, Water Quality, and Public 
Works permits: 

a. Apply using eTrakit. With the initial Engineering permit(s) application(s) include: 

https://www.tualatinoregon.gov/communitydevelopment/etrakit-one-stop-online-permits-and-land-use-cases
https://www.tualatinoregon.gov/communitydevelopment/etrakit-one-stop-online-permits-and-land-use-cases
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i. One combined set of 24”x36” plans including all applicable Engineering permits 
attached to one Engineering permit. Include a note on other Engineering permits 
stating which application includes the set. 

ii. Payment for an Erosion Control permit fee per the fee schedule. 

iii. Engineering estimate and deposit for each Water Quality or Public Works permit per 
the fee schedule. 

b. Deliver two 24”x36” hard copies of the combined Engineering permit plan sets to: 

City of Tualatin 
Attn: Engineering Division c/o Hayden Ausland, Principal Engineer, PE 
10699 SW Herman Road 
Tualatin, OR 97062 

 
A3. The applicant must submit Final Street Improvement Plans for SW 108th Avenue, SW Leveton 

Drive, and SW Tualatin Road in accordance with applicable sections of Tualatin Development Code 
(TDC) 74 and 75 and Public Works Construction Code (PWCC) that show: 

a. Dedication of half-street right-of-ways to total 37 feet from centerline for SW Leveton Drive 
and SW Tualatin Road. 

b. For SW 108th Avenue from SW Leveton Drive to SW Tualatin Road: 

i. Dedication of adequate right-of-way to construct required public improvements with a 
minimum of a half-street total of 38 feet from centerline for SW 108th Avenue; 

ii. A minimum 6-foot-wide planter strip on the west side including: 

1. Curb;  

2. Replace existing street lights with the LED, Option A standard;  

3. Street trees; and 

4. Public LIDA stormwater street swales within an adequately wide planter strip or:  

a. Proof that the existing public drywell at the intersection of SW 108th Avenue 
and SW Leveton Drive has capacity to accommodate stormwater 
requirement due to addition and modification of public impervious area; and, 

b. Meet any and all requirements from DEQ for continued use of said public 
drywell. 

iii. A 6-foot-wide sidewalk;  

iv. Undergrounding overhead utilities as approved by the City Engineer; and 

v. Ramp replacement on the west side of the intersection of SW 108th Avenue and SW 
Leveton Drive for both north (sending) and south (receiving). 

c. An 8-foot-wide public utility easement, or existing equivalent approved by the City Engineer, 
and any required slope easements adjacent to SW 108th Avenue, SW Leveton Drive, and SW 
Tualatin Road including five feet of public utility easement surrounding water meter, backflow 
protection, and fire vault;  

d. All adjacent public sidewalks for all lots involved with this development within compliance of 
ADA standards or replacement of necessary driveways, ramps, and panels to bring into 
compliance;  

e. All proposed driveways: 

i. A minimum distance of 300 feet from intersections of SW 108th Avenue & SW Leveton 
Drive and SW 108th Avenue & SW Tualatin Road; and 

ii. Opposing existing driveways or offset a minimum of 150 feet. 
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f. Turning movement diagrams showing all existing and proposed driveways operate without 
adverse impact to public rights-of-way as determined by the City Engineer: 

i. Identify any driveways privately restricted for specific passenger vehicles or truck use, 
proposed private signage necessary to control movement, and a circulation plan;  

ii. Onsite signage and maintenance plan for onsite signage as approved by the City 
Engineer; and 

iii. Show existing and proposed curb radii are able to accommodate associated allowed 
vehicular movements. 

g. Replacement of concrete doweled panels impacted by construction as determined by the City 
Engineer. 

 
A4. The applicant must submit Final Water System Plans in accordance with Tualatin Development 

Code (TDC) 74.610, Tualatin Municipal Code (TMC) 3-3, and Public Works Construction Code 
(PWCC) that show: 

a. A gate valve at the main for both domestic and fire service laterals; and 

b. Adjacent to SW Leveton Drive right-of-way: 

i. A reduced pressure backflow prevention and water meter for the domestic lateral;  

ii. The water meter behind the curb within the planter strip; 

iii. If within final plans, irrigation after a domestic meter and reduced pressure backflow 
device; and 

iv. The fire vault surrounded by a five foot public utility easement.  
 
A5. The applicant must submit Final Sanitary Sewer System Plans in accordance with Tualatin 

Development Code (TDC) 74.620, Tualatin Municipal Code (TMC) 3-2, and Public Works 
Construction Code (PWCC) that show location of the lines, grade, materials, and other details. 

 
A6. The applicant must submit:  

a. A DEQ Rule Authorization letter with associated plans indicating approval and any and all 
required modifications to accommodate stormwater from new and modified public 
impervious areas within the existing public drywell at the intersection of SW 108th Avenue 
and SW Leveton Drive. 

b. Final Stormwater System Calculations and Plans in accordance with Tualatin Development 
Code (TDC) 74.630 and 74.650, Tualatin Municipal Code (TMC) 3-5-200 through 3-5-430, 
Public Works Construction Code (PWCC), and Clean Water Services’ (CWS) Design & 
Construction Standards (D&CS) Chapter 4 stamped by an Oregon registered, professional 
engineer in accordance with TMC 3-5-390(1) that: 

i. Provide a downstream analysis, including but not limited to erosion, and include 
solutions within final plans for ¼ mile downstream from the release from the private 
development through the public stormwater system, in accordance with TMC 3-5-
210(4);  

ii. Accommodate up to a 25-year storm event within the public stormwater system with a 
maximum capacity of 82% in accordance with TDC 74.640 and CWS D&CS 5.05.2.d and 
the City Engineer;  

iii. Address runoff from all new and modified private and public impervious areas; and, 

iv. Prove gravity flow five feet from the outside of the established line of the building to 
the public stormwater system or as otherwise approved by the City Engineer, in 
accordance with CWS D&CS 1.03.39 and 5.09.3(a) (1) and (4);  
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v. Discharge to an approved public system; 

vi. Treat new and modified impervious areas in accordance with CWS D&CS 4.08.1.d 
meeting phosphorous removal in accordance with TMC 3-5-350 per the design storm 
in accordance with TMC 3-5-360 and CWS D&CS 4.08.2;  

vii. Detain up to the 25-year storm event in accordance with TMC 3-5-220, TMC 3-5-230, 
and CWS D&CS 4.08;  

viii. Accommodate hydromodification including post-development runoff rates not 
exceeding pre-development runoff rates for ½ the 2-year storm event and the 5-year 
and 10-year storm events for proposed new and modified impervious areas in 
accordance with CWS D&CS 4.03.5; and 

ix. In accordance with TDC 74.650(2) and CWS D&CS 3.01.2(d), comply with: 

1. The submitted Clean Water Services’ Service Provider Letter CWS File Number 
dated July 12, 2022 conditions to obtain a Stormwater Connection Permit 
Authorization Letter; and 

2. Requirements stated within the Clean Water Services’ Memorandum dated 
November 8, 2022. 

c. Financial assurance for construction performance in accordance with TMC 3-390(3), PWCC 
102.14.00, and amount per CWS D&CS 2.07 Table 2-1; and 

d. A copy of the recorded private stormwater maintenance agreement in accordance with TMD 
3-5-390(4). The agreement must assure the owner as responsible for maintenance of the 
constructed portions of private stormwater systems within their lot. The identified system 
must include all conveyance, detention, hydromodification, and treatment. 

 
A7. The applicant must submit Final Erosion Control Plans in accordance with Tualatin Development 

Code (TDC) 74.640, Tualatin Municipal Code (TMC) 3-5-050 and 3-5-060, Public Works 
Construction Code (PWCC), and Clean Water Services’ (CWS) Design & Construction Standards 
(D&CS) Chapters 2 and 6 that: 
a. Minimize the impact of stormwater from the development to adjacent properties; and 
b. Plans sufficient to either: 

i. Obtain a National Pollution Discharge Elimination System (NPDES) 1200-CN Stormwater 
Discharge Permit from Clean Water Services as an agent of Oregon Department of 
Environmental Quality if disturbance is between 1 and 5 acres; or, 

ii. Obtain a National Pollution Discharge Elimination System (NPDES) 1200-C Construction 
Erosion Control permit from Oregon DEQ. 

 

PRIOR TO BUILDING PERMIT ISSUANCE: 

Submit to eTrakit for review and approval: 

A8. The applicant must submit a copy of recorded public utility and slope easements, as approved by 
the City Engineer, and deeds of right-of-way dedication in accordance with Tualatin Development 
Code (TDC) 74.210 and 74.330 which show: 

a. An 8-foot-wide public utility and any necessary slope easement, adjacent to SW 108th 
Avenue, SW Leveton Drive, and SW Tualatin Road including five feet of public utility easement 
surrounding proposed water meter, backflow protection, and fire vault; and 

b. Half-street right-of-way dedication from centerline for a total of 38 feet for SW 108th Avenue 
and 37 feet for both SW Leveton Drive and SW Tualatin Road and any additional dedication 
for SW 108th Avenue to accommodate and any final public stormwater LIDA facilities. 

 

https://www.tualatinoregon.gov/communitydevelopment/etrakit-one-stop-online-permits-and-land-use-cases
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A9. The applicant must obtain: 

a. A National Pollution Discharge Elimination System (NPDES) 1200-C Construction Erosion 
Control permit from Oregon DEQ; and 

b. Erosion Control, Public Works, and Water Quality Permits from the City of Tualatin. 
 
A10. The applicant must pay a fee-in-lieu of construction, as determined by the City Engineer, for any 

new PGE Option A street lights associated with reconstruction of the west side of SW 108th 
Avenue, and any other street lights (associated with the development) that will be in public right-
of-way and/or city responsibility. 
 

A11. The applicant must submit a Final Site Plan Set (in PDF format) to the Planning Division that is in 
substantial conformance to the submitted site plans and includes: 

a. Trees identified in Tree Assessment Report (Exhibit A3) must be identified on the 
landscaping and grading plan, consistent with TDC 73B.080(3). Tree protection fencing and 
other preservation measures recommended by the Arborist should also be specified on the 
grading plan. 

b. Walkways that are a minimum of 6 feet in width; constructed of asphalt, concrete, pervious 
concrete, pavers, or grasscrete; and meet ADA standards at time of construction, consistent 
with TDC 73A.300(1). 

c. As a substitute for building perimeter landscaping, plazas that are developed with pavers, 
bricks, or other surfaces and contain pedestrian amenities, such as: benches, tables with 
umbrellas, shade trees, and canopies must be provided along building perimeters viewable 
by the general public from parking lots or the public right-of-way, in conformance with TDC 
73B.040(1). This requirement does not apply to loading areas, bicycle parking areas, and 
pedestrian entrances. 

d. A minimum of 192 parking spaces at an applied rate of 1.6 spaces per 1,000 square feet of 
gross floor area, consistent with TDC 73C.010(2)(a)(iv). 

e. Details to demonstrate that proposed bicycle parking meets the standards of TDC 
73C.050(2)(a)-(c), and that a minimum of 12 short-term and 5 long-term bicycle parking 
spaces are provided, in conformance with TDC 73C.100(1). 

f. A minimum of 8 vanpool or carpool parking spaces, consistent with TDC 73C.100(2). 

g. A minimum of 3 loading facilities that are a no less than 12 feet wide x 35 feet long with an 
unobstructed height of 14 feet, or evidence that adequate loading facilities exist on the 
same lot as the proposed office building, consistent with TDC 73C.120. 

h. In accordance with IMP 22-0001, parking lot landscaping for the north-half of the site must 
follow the standard requirements of TDC Chapter 73C. To accommodate grade changes, an 
alternative method of parking lot landscaping is acceptable for terraced parking lots 
proposed for the south-half of the site. These lots must provide a minimum landscape island 
area of 25 square feet per parking stall and comply with the following: 

i. Landscape separation that is a minimum of five feet in width is required for every 
twelve continuous spaces in a row;  

ii. Landscaping strip that is a minimum of ten feet in width must be placed in between 
rows of facing vehicles; 

iii. Must be planted with one deciduous shade trees for every four parking spaces, with 
required trees evenly dispersed throughout the parking lot;  

iv. Must be planted with groundcover or shrubs; and  

v. Native plant materials are encouraged.  
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i. Demonstrate that an adequate waste and recyclables management solution is provided 
in compliance with TDC 73D. If the minimum standards method is chosen, a minimum of 
490 square feet of trash enclosure area must be shown on the plans. These facilities 
must comply with the location, design, and access standards in TDC 73D.070. 

j. In accordance with IMP 22-0001, building materials must consist of, or be 

complimentary to: masonry, sandstone, architectural metal siding, and window glazing. 

Color palettes must remain complimentary to earth toned shades. 

 

DURING CONSTRUCTION ACTIVITY: 

A12. The applicant must install tree protection fencing consistent with the Tree Assessment Report 
submitted as Exhibit A3 and Section 73B.080(3). Please contact the Planning Division to schedule 
an inspection with a minimum of 48 hours’ notice. Where site conditions make grading or other 
similar encroachment upon a preserved tree's drip-line area, such grading or similar 
encroachment must only be permitted under the direction of a qualified arborist.  

 

PRIOR TO ISSUANCE OF CERTIFICATE OF OCCUPANCY: 

A13. Provide an identification system which clearly locates buildings and their entries for patrons and 
emergency services, pursuant to TDC 73A.300(4)(d). Building identification approved by TVF&R 
must be placed in a position that is plainly legible and visible from the street fronting the property. 
Numbers must contrast with their background, be a minimum of 4 inches high, and have a 
minimum stroke width of 1/2 inch. 

 
A14. Areas impacted by grading and all areas not occupied by buildings, parking spaces, driveways, 

drive aisles, pedestrian areas, or undisturbed natural areas must be landscaped, pursuant to TDC 
73B.040(1)(a). 

 
A15. The applicant must install required vanpool and carpool signage, pursuant to TDC 

73C.010(2)(a)(xi) and bicycle parking signage per MUTCD standards, pursuant to TDC 
73C.050(2)(d). 

 
A16. The applicant must construct proposed buildings and all site improvements as illustrated on the 

approved Final Site Plan and Final Color Architectural Elevations. The applicant must contact the 
Planning Division for a site inspection at least 72 hours prior to requesting a certificate of 
occupancy. This inspection is separate from inspection(s) done by the Building Division. 

 
A17. The applicant must complete all the private stormwater and public improvements as shown on 

the approved permit plans. All improvements must also be accepted by the City in accordance 
with Tualatin Development Code (TDC) 74.120. 

 
A18. The applicant must submit paper and electronic as-builts of the Engineering permits along with 

maintenance bonds and any final fees for public and water quality improvements. 

 

THE FOLLOWING ITEMS APPLY TO THE SITE IN AN ON-GOING MANNER: 

A19. All uses must be conducted within a completely enclosed building, except off-street parking and 
loading, and basic utilities, pursuant to TDC 62.210(5). 

 
A20. The proposed development must comply with the Environmental Regulations of TDC 63. 
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A21. All mechanical equipment must be screened in accordance with TDC 73A.300(5). Prior to approval 

of a mechanical permit, the applicant or property owner must submit scaled elevations illustrating 
that above-grade or on-grade equipment will be screened by parapet, sight-obscuring fence, 
landscaping, or other method. 

 
A22. All sign permits require separate sign permit approval per TDC Chapter 38. This approval does not 

constitute sign permit approval. 
 
A23. All site, building exterior, and landscaping improvements approved through the AR process must 

be continually maintained, so as to remain substantially similar to original approval through the 
AR process, except as permitted under TDC 33.020(7) (Modifications to Previously Approved Final 
Architectural Review Decisions). 

 
A24. All parking spaces shall be continuously maintained in compliance with the dimensional standards 

specified in TDC Figure 73-1 (Exhibit H). 
 
A25. No vehicular parking, hedge, planting, fence, wall structure, or temporary/permanent physical 

obstruction is permitted between 30 inches and eight feet above the established height of the 
curb in the vision clearance area specified in TDC Figure 73-2 (Exhibit I). 

 
 

III.APPEAL 

The applicant or any person who submitted written comments or testified orally or in writing at the 
Architectural Review Board hearing and who may be adversely affected by the Board’s decision may file 
a request for review of the final decision of the Architectural Review Board to the City Council. 

The Architectural Review Board’s decision will be final after 14 calendar days from the mailing of this 
order, unless a written appeal is received by the Tualatin Planning Division at 10699 SW Herman Road, 
Tualatin, Oregon, before 5:00 p.m., December ___, 2022. The appeal must be submitted on the City 
appeal form with all the information requested provided thereon, signed by the appellant, and 
include the applicable appeal fee. The plans and appeal forms are available at the Planning Division 
offices. The appeal forms must include reasons, current appeal fee, and meet the requirements of 
Section 32.310 of the Tualatin Development Code. The City Council will review and make a decision. The 
parties will be notified of the Council meeting date.  

 

       ADOPTED THIS ____ DAY OF NOVEMBER 2022. 

   

       ARCHITECTURAL REVIEW BOARD 

       CITY OF TUALATIN 

 
 
       BY: ____________________________________ 
         Sitting Member, 
        Architectural Review Board 
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