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o EXECUTIVE SUMMARY

This updated Natural Resource Assessment Report has been prepared for Ryland Homes and
Springville Road Joint Venture, Inc. for an area within the proposed Gossamer Hills Master Plan
Development. The site is located in the Bethany area of northem Washington County near
Beaverton, Oregon.

The purpose of this report is to respond to the Washington County Hearings Officer's July 3, 2001
Notice of Decision (Case File # 00-601-M) and current Clean Water Services (CWS) requirements
for obtaining a sensitive area certification. This Natural Resource Assessment [NRA) focuses on the
northern portion of the Gossamer Hills Master Plan, which is approximately 73 acres in size, and the
dedicated south access right-of-way (ROW). Parcels not intended for development at this time are
not included within this report. The sensitive area certification issued by CWS and approval of the
Compensatory Wetland Mitigation Plan by CWS and the Oregon Division of State Lands (DSL) will
allow development to proceed within the proposed development area.

The assessment includes an initial review and analysis of existing data and a detailed site
investigation of water quality sensitive areas and buffers on and within 200 feet of the proposed
development area. The proposed development area and 200-foot wide corridor surrounding the
development comprise the study area. The study area, approximately 111 acres in size, contains
developmentareas 1,2,3,4,5,6,7,8,9, 10, and 12ard islocatedwithintheoverall 108.7-acre
Gossamer Hills Master Plan. The remaining development areas, 11, 13, and 14, are outside the study
area.

The following water quality sensitive areas are present within the study area:

o Springville Creek, a perennial tributary to Rock Creek;
o western ururamed Tributary to Springville Creek;
o Wetland C tributary;
o delineated wetland areas: A, B, C, D, E, F, and G; and
o non-delineated wetland areas.

The water quality sensitive areas were delineated with two levels of accuracy:

l. Surveyed Features: These are features that include stream corridors and wetlands, which
were identified and surveyed in the field. Each of these areas is within the proposed
development area or the easement for the south access road. PBS delineated the wetland
features in May 2000. Consulting Engineering Services, Lake Oswego, Oregon, surveyed
the stream locations and wetland boundaries in the surlmer of 2000.

2. Estimated Features: These are features that include an intermittent tributary associated
with Wetland C, the floodplain and wetland areas south of the two stream channels, and
the area east of the fence line that surround the northern development area.

I
t
I
I
I
I
t
b
I
t
t
I
I
I
tf PBS

I
Project #70070.006

Report Date
3129t02



I
I
I
I
T

I
I
I
I
b
I
I
I
I
I
I
If

o Vegetated corridor widths were established for each sensitive area based on area of drainage and
steepness of adjacent slopes. Vegetation sample plots were established to characterize the existing
plant community types and conditions. Washington County water quality standards and
requirements must be met within these vegetated corridors. These requirements include:

1. Any encroachment into vegetated corridors by proposed development requires
replacement mitigation.

2. Vegetation conditions must be enhanced and/or maintained in a "good" condition for all
vegetated corridors (buffers) within the proposed development area.

The proposed site development plan will impact the vegetated corridors of several sensitive areas
and require fill of wetlands. Wetland fill areas are regulated by the DSL and the U.S. Army Corps of
Engineers (USACE). Vegetated corridors associated with wetland fills are mitigated in qualities and
widths recommended by CWS. The dedicated south access ROW will impact approximately 5,130
square feet of buffer. The western access road sensitive area impacts will be evaluated during
development of Area 14. Road impacts to buffer areas will require compensation at a l:1 ratio.
Buffer areas impacted through wetland fill, except road corridor impacts, do not require a l:1
replacement ratio. Rather buffers impacted through wetland fill will require the appropriate buffer
width be applied to the created wetland areas. The remaining buffer area not affected by site
development will be enhanced. Enhancement includes removal of invasive shrub species and
revegetation of native woodland and riparian species. Site development will require the fill of
approximately 81,420 square feet of degraded wetland outside the ROW and 9,370 square feet
within the ROW. Impacts to wetlands will be mitigated through enhancement of approximately
113,810 square feet of degraded wetland and creation of approximately 81,790 square feet of scrub-
shrub and forested wetland.

Section 3.02.1 of the Design and Construction Standards Manual (USA 2000), requires a Tier 1 or
Tier 2 altemative analysis unless the project meets at least one of the standards presented in Sections
3.02.3 or 3.02.4. The proposed plan includes filling wetlands and associated vegetated corridors and
a stream crossing for a dedicated access road. Section 3.02.3 standards are met because the fillings
of wetlands require permit and mitigation approval from the DSL and USACE (Section 3.02.3.a.2;
Section 3.02.3.a.3; and Section 3.02.3.b). There are no other intrusions into the vegetated corridors
except as permitted through Section 3.02.4.b.1.a (road crossing). Because the plan meets at least one
standard presented in section 3.02.3 and 3.02.4, no alternative analysis is required for this project.
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Natural Resource Assessment Report
Gossamer Hills Master Plan Development

o I.O INTRODUCTION

PBS Engineering and Environmental (PBS) was contracted by Ryland Homes and Springville Road
Joint Venture, Inc. (Applicant) to update a Natural Resource Assessment report (EnviroScience
1998). The purpose of this update is to respond to the Washington County Hearings Officer's Notice
of Decision and meet current Clean Water Services (CWS) requirements for obtaining a sensitive
area certification. This updated Natural Resource Assessment (NRA) focuses on those portions of
the Master Plan designated as Areas 1,2,3,4,5,6,7,8,9, 10, and 12, referred to as the
development area. These areas are within the approximate 73-acre "north area" of the Gossamer
Hills Master Plan. Parcels 11, 13, and 14 are not currently proposed for development and, therefore,
are not included within this report.

The Natural Resource Assessment is a specific evaluation of water quality sensitive areas as defined
by the Design and Construction Standards Resolution and Order No: 00-7 under CWS jurisdiction
for Washington County. In combination with other state, federal, and local laws and ordinances, the
design and construction standards are intended to protect the beneficial uses of waters within the
Tualatin River Basin.

1.1 Historical Overview

On July 3,2001, the Washington County Hearings Officer approved the Gossamer Hills Master Plan
Development (Case File # 00-601-M). The site is designated as an Area of Special Concern No. 2 in
the Bethany Community Plan and has an acknowledged comprehensive plan and zoning designation
of R-9. The approved Master Plan contains 14 development areas, including 8 areas designated for
single or multi-family dwellings; an S-acre site designated for an elementary school, and 5 parks or
open space areas. Approval for the natural resource area assessment, mitigation plan, and work
within a drainage hazard area will be subject to additional County review. The Master Plan provides
for a minimum density of 545 dwelling units and a maximum density of 904 dwelling units.

The Gossamer Hills Master Plan Development application included wetland delineation consistent
with Metro's Title III and Community Development Code 422. The Hearings Officer approved the
delineation of the resource areas and the mitigation plan for the proposed impacts. The decision
included the following:

"The natural resource evaluation and mitigation reports submitted as part of this application
support permitting the impacts to the SNRA (significant natural resource areas) that will
result from most of the development activities anticipated by the Master Plan."

"The updated resource evaluation reports describe the wetland areas that need to be filled and
other impacts to the SNRA that will result from the construction of the creek (Sprinpille
Creek) crossing for the minor collector road and the development proposed for Areas 4, 5,
and 6."
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"PBS Environmental has prepared a mitigation plan (Figure 2, dated 4/13101), which as the
reports describe will more than compensate for the impacts that will result from the
constnrction of the minor collector road and development of Areas 4,5, and 6."

In addition, as a condition of approval, the Hearings Officer required that the Applicant receive a
sensitive area certification from CWS (formerly Unified Sewerage Agency)) affirming the natural
resource delineation and mitigation for the development impacts. This updated Natural Resource
Assessment report is intended to satisff that condition of approval.

1.2 Regulatory Authority

The standards, requirements and methods for the sensitive area site assessment are outlined in the
CWS document titled Design and Construction Standards for Sanitary Sewer and Surface Water
Managemez, (USA 2000). The site assessment study area includes the proposed development area
and adjacent areas within 200 feet.

CWS has intergovemmental jurisdictional authority for sewer and storm water management in the
urban areas of Washington County. A decision notice with "Conditions of Approval" was issued on
the Master Plan Review for Gossamer Hills on July 3, 2001by a Washington County Department of
Land Use and Transportation, Land Development Services Hearings Officer (Appendix A).
Conditions of approval require the completion of a sensitive area site assessment in accordance to
standards presented in the Design and Construction Standards for Sanitary Sewer and Surface
Water Managemen, (USA 2000) and a sensitive area certification to obtain a service provider letter
from CWS.

Section 3.02.1b of the DCSM, specifies that in order to secure a service provider letter from the
Agency, the applicant shall perform a site assessment in accordance with Section 3.02.2. A Tier I or
Tier2 Alternative Analysis pursuant to Section 3.02.5 shall be conducted if the proposed site plan
can not meet the standards outlined in Sections 3.02.3 and 3.02.4.

Section 3.02.3.a allows development and enhancement activities within vegetated corridors if
required permits (e.9., a wetland fill permit) are issued by the DSL and/or USACE. Section 3.02.3.b
also requires mitigation for impacts to areas regulated by the DSL and USACE.

Sensitive area impacts, such as wetland fill, are regulated by the DSL and USACE and require
mitigation. Because encroachments into areas regulated and permitted by the state or federal agency
are allowed, the encroachments are not intended to be included in the standards for compliance with
Section 3.02.3, 3.02.4, and 3.02.5.

1.3 Project Location

The proposed development area is located on the north side of NW Springville Road approximately
1,650 feet west of NW Kaiser Road, north of Beaverton, Oregon (Figure l). The six parcels included
within the study area are tax lot nos. lNl17C000500 and lNl180000600, 601, 690,700 and 800 on
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o assessor map #lNl 18W, Washington County, Oregon (Figure 2). The study area is located in
Township lN, Range lW, Sections 17 and 18.

1.4 Project Description

The proposed action for the site is the creation of a residential development that includes single-
family and multiple-family homes together with a school/park site. The area is located north of NW
Springville Road and is made up of I I parcels totaling approximately 72 acres (Figure 3). A road
easement from NW Springville Road will allow a minor collector road to be built for access to the
proposed development.

Development of the 72-acre site includes wetland fill and removal, which will require a Joint Permit
Application to be submitted to USACE for approval under Section 404 of the Clean Water Act. PBS
completed a wetland delineation on the 72-acre proposed development area in May 2000 and
performed a delineation at the confluence of the two streams in January 2002 (PBS 2002). A Joint
Permit Application has not been completed at this time. DSL reviewed the May 2000 delineation for
concurrence in November 2000. The January 2002 delineation has been submitted to DSL for
concurrence. The May 2000 delineation report and November 2000 concrurence letter are found in
Appendix B.

Other proposed activities include wetland enhancement and creation as compensation for proposed
wetland impacts. PBS prepared a Wetland Mitigation Report in July 2000, adding supplemental
revisions in April 2001 and February 2002, to reflect site plan revisions. A site visit and mitigation
plan review was conducted by Heidi Berg, Site Assessment Coordinator for CWS, on November 27,
2001. During a subsequent telephone conversation with Ms. Berg, she stated that the mitigation plan
would comply with CWS requirements, but a more detailed plan will be required for submittal to
DSL (Berg 2002).

Compensation for impacts to wetlands and sensitive area buffers are addressed in the Wetland
Mitigation Report and Supplement to Wetland Mitigation Plan (Appendix C). A more detailed
mitigation plan that includes grading and planting details will be required for DSL and USACE
approval.
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Site Description

1.5.1 Study Area

For the purposes of the Natural Resource Assessment, the study area is defined as the proposed
development area and all adjacent property within 200 feet. In this case, the proposed development
area is a three parcel, 72.6-acre, area within the Gossamer Hills Master Plan Development area. The
study area for this assessment is approximately 1l I acres (Figure 2).
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1.5.2 Site Characteristics

The majority of the study area is characteized by gently rolling farmlands consisting of cultivated
fields and pasture. Two active farms are located within the study area. The northem portion of the
proposed development area is separated from the adjacent parcels to the south and east by a fence
line. NW Brugger Road abuts a portion of the northwestem boundary. The study area, which extends
200 feet in all directions from the proposed development area, consists of pasture and cultivated
fields to the north, west, and south. To the east lies a large forested area.

Site hydrology is strongly influenced by Springville Creek, one of its unnamed tributaries, a small
drainage, and several hillside seeps. Springville Creek, a tributary of Rock Creek, is a perennial
stream that flows southwest across the southeast corner of the study area. This creek is joined to the
south of the study area by the unnamed tributary, an intermittent stream flowing southeast across the
southwest comer of the study area. From this confluence Springville Creek flows south, crossing
under NW Springville Road and continuing southwest for several miles before joining Rock Creek.
Several seeps and the small drainage are located throughout the hillslope.

Plant communities within the study area consist primarily of agricultural fields and pastureland.
Several small orchards are also located within the study area. The off-site forest to the east is a
mixed coniferous-deciduous wetland dominated by mature Oregon xh (Fraxinus latifulia) and
associated with Springville Creek. This area is separated from the pasture by a 5O-foot wide power
line easement that parallels the eastern boundary of the proposed development area. Riparian
forested and scrub-shrub plant communities in various seral states form a narrow corridor along
Springville Creek. The unnamed tributary, which crosses through active pasture, supports only a
narrow band of riparian vegetation. Grazing has negatively impacted the abundance and quality of
vegetation throughout the entire area.

2.0 METHODS

The methods employed for this NRA are outlined in the Design and Constructton Standards for
Sanitary Sewer and Surface Water Managemenl (USA 2000). The conditions, standards, and
procedures used in the site assessment are outlined in Section 3.02 Water Quality Standards and,
Appendix C: Natural Resource Assessmenrs of the design and construction manual.

2.1 Site Assessment

The initial phase of the assessment involved the acquisition and review of existing data pertaining to
the site. Data were obtained from the following resources:

- Federal Emergency Management Area (FEMA) Flood lnsurance Rate Map
- Metro Title 3 Water Quality and Flood Management Area Map
- Metro Data Resource Center Land Use Planning Data (Metro 2001).
- U.S. Geological Survey Map of the Linnton, Oregon, Quadrangle (USGS 1990)
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o National Wetland Inventory Map, Linnton, Oregon, Quadrangle (USFWS 1989)

Currently, the Rock Creek Watershed Plan Map and the CWS Perennial Streams Map are both out
of date for this area of Washington County. New data are being compiled for these mid-gradient
tributaries to Rock Creek, in the Watershed 2000 project data (Kendra Smith, personal
communication, December 2001). These unpublished data are not available to the public.

Other existing data included topographic and hydrologic survey data from CES (CES 2000). CES
was contracted by the applicant to complete a survey for the entire Gossamer Hills Master Plan
Development Area. Subsequently, CES provided the survey for the wetland boundaries that were
delineated by PBS in May 2000. These surveyed features were used to define the boundaries of the
water quality sensitive areas located within the proposed development area. The location and extent
of wetlands outside the proposed development area were estimated using aerial photographs,
topographic maps, and on-site visual observation. These are referred to as "non-delineated wetlands"
in this report. A scaled topographic and hydrology base map was created showing the master plan
area boundary, proposed development area boundary, study area boundary, topographic contours,
stream channels, and development area delineated wetlands, and 100-year flood plain (Figure 4).

Vegetated corridor widths were determined following methods outlined in Section 3.02.2.c (USA
2000) using the criteria of drainage area and percent slope (Table 1). The corridor widths for each
sensitive area was determined and mapped to the base map using AutoCad. The corridor areas that
overlapped were joined to form a continuous buffer area around the water quality features. The base
maps and aerial photography were used to ground truth the locations and extent of the water quality
sensitive areas and the associated vegetated corridors during the field investigation.

TABLE I: VEGETATED CORRIDOR WIDTH CRITERIA

Streams with intermittent flow draining:
o l0 to <50 acres
. 50 to 100 acres

Existing or created wetlands < 0.5 acres

<25o/o t5
25
25

Existing or created wetlands 0.5 acres or greater
Rivers, strearns, and springs with year round flow
Streams with intermittent flow draining > 100 acres
Natural lakes and ponds

<25Yo 50

Streams with intermittent flow draining:
o l0 to <50 acres
r 50 to 100 acres

>25 y, 30
50

Existing or created wetlands
Rivers, streams, and springs with year round flow
Streams with intermittent flow draining > 100 acres
Natural lakes and ponds

>2sYo

Variable (from 50 - 200 ft.)
25ft. increments from starting point to
break in > 25% slope.
plus 35 ft. past
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2.2 Natural Resource Assessment

Natural resource assessment field investigations were performed on December 22,2001 and January
9,2002. The location and extent of the surveyed sensitive areas and vegetated corridors, depicted on
the base map, were verified in the field. Adjustments and corrections were made to the base map, but
no additional survey points were taken. Vegetated corridors were traversed to determine the various
plant community types found within each corridor and to characterize corridor conditions based the
composition of the vegetation.

Plant community types identified within each sensitive area vegetated corridor were based on
dominant vegetation and key indicator species. Sample plot locations were chosen within each plant
community for the purpose of gathering cover and composition plot data for all species with cover
greater than 5yo. Each plant community was sampled within each vegetative corridor, using
appropriate plots size for woody and herbaceous species. Variable plot shapes were used for
streamside riparian communities to ensure that the plot was within the boundaries of the community
type.. Only plant communities within the study area were sampled.

Sample plots were established and plot data recorded for each plant community type found within
each vegetated corridor. Vegetated corridor condition was determined from the cover values using
the ratings of good, marginal, and degraded. The rating was based on the percentage of tree canopy
cover, and./or percent of native species cover, and/or the total cover of non-native invasive and
noxious weeds present within the plot (Table 2).

TABLE 2: VEGETATED CORRIDOR STANDARDS

are sp.,
ligusticifolia, and Clematis vr?aDla. Noxious specics are those found in most current version of Orcgon Dcpartment of Agriculture Noxious Wced
List and Portland Plant List.
Source: Desrgn and Construction Standards for Sanitary Sewer and Sur/ace llaler Managemezl, (Unified Sewerage Agency, Fcbruary 2000)
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Good

Combination of native tree,
shrub, and herbaceous species
covering greater than 80% of
the area, and

Greater than 50% tree canopy
(aerial measure), or

Less than l0oZ cover by invasive, non-
native species, or noxious weedsl

Marginal

Combination of native tree,
shrub, and herbaceous species
covering 50 - 80%of the area,
and

25-50% tree canopy (aerial
measure), or

l0- 20% cover by invasive, non-native
species, or noxious weedsl

Greater than 20%o covered by invasive, non-
native species, or noxious weedslDegraded

Combination of native tree,
shrub, and herbaceous species
covering less than 50% of the
area.

Less that 25Yo free canopy
(aerial measure), or
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o 3.0 RESULTS AND DISCUSSION

This section is separated into a presentation of results and discussion pertaining to the water quality
sensitive areas and the vegetated corridors located within the study area. Topography, hydrology,
and vegetation are used as criteria to characterize these resources. Specific data was collected for
each designated sensitive area and the vegetated corridor located with the study area. These results
are presented in Section 3.3.

The study area includes the proposed development area, the access road easement located to the
south, and the adjacent property within 200 feet of the proposed development area (Figure 3). Water
quality features were identified and surveyed within the proposed development area and north of the
two stream channels. Additional stream and wetland features outside the development area were
estimated using existing topography, a previous natural resource assessment report (EnviroScience
I 998), and on-site reconnaissance.

The Gossamer Hills Master Plan Development includes several parcels located to the south and east
that are not proposed for development at this time. Although they are not included in this detailed
assessment, they are discussed because of their connectivity to the proposed development area.
Specifically, some wetland areas extend across the proposed development area boundary to the
adjacent areas. Additionally, planned activities such as wetland fill, road construction, and
mitigation within the proposed development area will affect hydrologic and vegetative conditions in
the adjacent Master Plan Area parcels.

Another consideration is the Oregon ash dominated wetland that abuts the eastern portion of the
proposed development. The western extent of this wetland will determine the amount of buffer that
will extend onto the proposed development area. For this report, the width of buffer extending on the
development property has been estimated and is contained within the power line easement. Buffer
enhancement within the power line easement is not proposed as part of the mitigation plan.

3.1 Topography and Hydrology

Surface elevations across the study area range from approximately 220 feet in the southwest corner
to approximately 320 feet in the northeastern corner (Figure 4). The topography slopes gently from
the north at NW Brugger Road toward the Springville Creek in the south. The terrain also slopes
from the northwest comer toward the southwest in association with the unnamed tributary to
Springville Creek.

The site hydrology is dominated by Springville Creek, a mid-gradient headwater tributary of Rock
Creek. Several hillside seeps, found north of Springville Creek, contribute surface flow to the
stream. A small triangular-shaped seep (Wetland C), located along the southern fence line, is the
source for an intermittent stream that flows through a nzurow channel and into Springville Creek. An
unnamed tributary of Springville Creek enters the proposed development area from the west,
crossing the southwest comer of the proposed developed area and joins Springville Creek.
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o Floodplain wetland areas are associated with the confluence and with low-lying areas adjacent to
both streams.

Within the proposed development area, grazing has impacted the stream banks. Dense streamside
woody vegetation is absent. Channel depth within Springville Creek ranges from to less than 3 feet
in broad, meandering sections to 8 feet in deeply incised areas. Channel widths vary from to less
than 3 feet where channels are deeply incised to 15 feet in heavily grazed pasture areas. The
unnamed tributary is poorly defined and has been trampled by livestock. No woody vegetation
occurs along the streambanks within the proposed development area. A dense, nzurow zone of native
rose is found above the top of the bank outside the western fence line. The unnamed tributary
appears to have been altered by human activity, appearing more like an excavated ditch that a
natural watercourse.

Springville Creek enters the study area from forested woodland in the east, crossing through the
southeast comer of the proposed development area for 600 feet. In this location, the remnant riparian
vegetation consists of scattered mature ash and oak trees. The channel is incised. Pasture grasses
have dominated the understory. Fencing along the southem and eastern boundaries of the proposed
development area clearly marks the spatial extent of grazing.

Another 600-foot segment of Springville Creek flows from the southem border of the proposed
development area to the southern border of the study area. In this area, the creek is joined by a
narrow tributary channel that drains from Wetland C, located approximately 100 feet to the north.
This tributary is densely vegetated and appears to have been altered by human disturbance. Both the
wetland and the tributary are proposed to be filled.

A 100-year floodplain for the two main drainages was surveyed by CES based on visual estimates.
The Metro Title 3 Flood Management Map for this area shows no FEMA 100-year floodplain
associated with these streams. Field investigation has shown the observed extent of wetland areas
associated with these streams exceeds the 100-year floodplain line in several areas. Rather than
using the 100-year floodplain to delineate the wetland extent, wetland boundaries were mapped on-
site using field indicators.

Figure 4 shows the topographic and hydrologic survey data collected by CES in 2000. The
streamline is considered to be center of the channel of the main stem of Springville Creek and the
western tributary. The small tributary associated with a wetland seep (Wetland C) was not surveyed.

3.2 Vegetation

Vegetation within the study area is heavily influenced by agriculture. Cultivated fields and pastures
comprise the majority of the site. A few small orchards are also found within the study area. Along
the corridor of Springville Creek is a narrow band of remnant forested riparian vegetation in various
seral stages. Mature Oregon ash and Oregon white oak are found along the incised channel in the
eastern half of the stream corridor within the proposed development area (Plate 1 and 2, Appendix
D). Grazing impacts are evident. Non-native grasses dominate the understory and stream banks are
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o highly degraded. Table 3 shows a complete list of all plant species observed within the study area
and the plant community types in which they were observed. Details about the species composition
and cover values for the vegetated corridors are presented in Section 3.3.1.

Short sections of the Springville Creek lack tree canopy cover. Streambanks are trampled and
dominated by pasture vegetation (Plate 3, Appendix D). Native species include western manna grass,
soft rush, and American brooklime. The streambanks and adjacent pasture wetlands are dominated
by non-native species including creeping bentgrass, Kentucky bluegrass, meadow foxtail, and fowl
bluegrass.

The proposed development area is fenced along its eastern and southern edges. Vegetation
differences across the fence line are dramatic. The mixed woodland to the east is comprised of a
forested wetland/upland complex. Forested wetlands associated with the stream channels and low-
lying areas are dominated by Oregon ash, slough sedge, and spreading rush (Plate 8, Appendix D).
Drier portions contain Douglas fir, grand fir, red alder, and Oregon white oak in the canopy. Other
trees include several escaped cultivars of cherry and apple and an occasional paper birch. The well-
developed understory consists of a diverse assemblage of shrub and herbaceous species. Common
species include beaked hazelnut, Nootka rose, Pacific ninebark, snowberry, sword fern, piggyback
plant, Henderson's sedge, and other native woodland herbs.

South of the fence line, vegetation along Springville Creek transitions from a dense narrow strip of
scrub-shrub dominated by Nootka rose and Himalayan blackberry, to wide, open swaths of reed
canarygrass (Plate 4, Appendix D). An intact multi-layered riparian forest and forested wetland are
found near the confluence of Springville Creek with the unnamed tributary. The riparian forest in
less disturbed areas along Springville Creek contains Oregon ash, red alder, Pacific willow, red-osier
dogwood, Douglas' spiraea, field horsetail, and piggyback plant.

3.3 Water Quality Sensitive Areas and Vegetated Corridors

Several discrete water quality sensitive areas were identified within the study site. These include the
following (Figure 5):

Springville Creek, a perennial tributary to Rock Creek;
the ururamed tributary;
Wetland C tributary;
delineated wetland areas: A, B, C, D, and E;. and
Non-delineated wetland areas.

The water quality sensitive areas were delineated with nvo levels of accuracy. Surveyed features
included Springville Creek, the unnamed tributary, the wetlands within the proposed development
area, and a portion of easement for the south access road. PBS delineated the wetland feafures in
May 2000. The complete delineation report is found in Appendix B. The stream locations were
determined by CES in the summer of 2000. Stream lengths for Springville Creek, the unnamed
tributary, and the Wetland C tributary are shown in Table 4.
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TABLE 3: DISTRIBUTION OF PLA}IT SPECIES BY PLANT COMMI.JNITY TYPE
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NATIVE
RIPARIAN

SERUB.
SCRUB

4bies grandis grand fir Y x
4cer circinatum vine maple Y x
4cer macrophyllum big leaf maple Y x
4grostis stolonifera creeping bentgrass N x x x
4lopecurus pralensis meadow foxtail N x x
4melanchier alnifolia serviceberry Y Y x
Avena saliva common oak N x
Berberis aquifolium tall Oregon-grape Y x
Betula papyrifera paper birch Y x
Callitiche sp. water starwort x x
Calocedrus decltrrens incense cedar Y x
Carex hendersonii Henderson's sedge Y x
Carex obnupta slough sedge Y x
Cornus stolonifera red-osier dogwood Y x x
Corylus cornuta beaked hazelnut Y x x x
crataegus monoglna English hawthom N x
Dactylis glomerala orchard grass N x x x
Daucus carota Queen Anne's lace N x
Echinochloa crusgalli bamyard grass N x x
Equisetum hyemale scouring rush Y x x x x
Equisetum arvense field horsetail Y x x x
Festuca arundinacea tall fescue N x
Fraxinus latifolia Oregon ash Y x x x
Gaultheria shallon salal Y x
Glyceria occidentalis westem manna grass Y x x
Holcus lanalus velvet grass N x x
Holodiscus discolor oceanspray Y x x
(lex aquifolium English holly N x x
Iuncus bufonius toad rush Y x x
Iuncus e/lusus common rush Y x x
luncus patens spreading rush Y x x
Lemna sp. duckweed x x
Lolium perenne perennial ryegrass N x
Malus sp. apple x
Oemleria cerasiformis Indian plum Y x x
Phalaris arundinacea reed canarygrass N x x x
Physocarpus capitalus Pacific ninebark Y x x
Pinus ponderosa ponderosa pine Y x
Plantago lanceolata English plantain Y X x x
Poa palustris fowl bluegrass N x x x
Poa pratensis Kentucky bluegrass N x x x
Polygonum hydropiper marshPePPer

smartweed N x x
Polystichum munitum sword fem Y x x x
Populus balsamifera black cottonwood Y x
Prunus sp. cherry x x



TABLE 3: DISTRIBUTION OF PLANT SPECIES BY PLANT COMMUNITY TYPE
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Prunus emarginala bitter cherry Y x
Pseudotsaga menziesii Douglas-fir Y x x
Pteridium aquilinum bracken fern Y x x x
Quercus garryana Oregon white oak Y x x
Rhamnus purshiana cascara buckthom Y x x
Rorippa curvisiliqua curved-pod

yellowcress Y x
Rorippa nasturtium-
Tquatiatm watercress N x x
Rosa eglanteria sweetbriar rose N x x x
Rosa nutkana Nootka rose Y x x x
Rosa pisocarpa clustered wild rose Y x x x
Rubus discolor Himalayan

blackberry N x x x
Rubus laciniatus evergreen

blackberry N x x x
Rubus ursinus Pacific blackberry Y x x x
Sal* lasiandra Pacific willow Y x x
Salix scouleriana Scouler's willow Y x x
Solanum dulcamara bittersweet

nightshade N x
Sonchus asper prickly sowthistle Y x
Spiraea douglasii douglas's spirea Y x x x
Symphoricarpos albus snowberry Y x x x
Thuja plicata western redcedar Y x
Tolmiea menziesii piggy-back plant Y x x
Trifolium repens white clover N x
Vaccinium parvifolium red huckleberry Y x
Vancouveria hexandra inside-out flower Y x
Veronica americana American brooklime Y x
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Estimated features included the Wetland C tributary, located within the dedicated south access right-
of-way, and the floodplain wetlands south and east of the fence line surrounding the proposed
development area. A complete wetland delineation conducted in accordance with the criteria
outlined in the Corps of Engineers lf/etland Delineation Manual (USACE 1987) will be needed to
determine the exact boundary and areal extent of the wetlands in this area.

TABLE 4: STREAM LENGTHS FOR ALL DRAINAGEWAYS WITHIN THE GOSSAMER HILLS MASTER PLAN
AREA

Distribution and size of the wetland areas observed within the Gossamer Hills Master Plan Area are
shown in Table 5.

TABLE 5: WETLAND ACREAGE WITHIN THE GOSSAMER HILLS MASTER PLAN STUDY AREA

3.3.1 VegetatedCorridors

Vegetated corridors were mapped from both surveyed and estimated sensitive area boundaries
following vegetated corridor width guidelines found in Section 3.02.2 of Design and Construction
Standards for Sanitary Sewer and Surface Water Management (USA 2000) (Table 1). Stream
channels were delineated using CES survey data (CES 2000) for the entire Gossamer Hills Master
Plan Area. Wetland boundaries within the proposed development area were delineated and surveyed.
The Wetland C tributary and other wetland areas outside of the proposed development area were
estimated.

Corridor widths were calculated based on a slope grade of under 25oh. Where wetland corridor
widths and stream corridor widths did overlapped. The corridor boundaries were extended out to
encompass these water quality sensitive areas. Where adjacent water quality features do not

-PBS
Report

Springville Creek 8 2,459 1,53s

Westem Intermittent Tributary l2 934 710

Wetland C Tributary 6 65

Within Proposed Development Area A,B,C,D,E 142,505 Delineated

Within Dedicated South Access Road ROW G 2t,177 Delineated

South sides of stream channels 110,247 Estimated

North of confluence of streams to fence line F 3'1,369 Delineated

Eastem Forested Wetland 126,558 Estimated

hoject #70070.006 t2

3t29/02

STREAMNAME
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influence stream or wetland areas, corridor widths were mapped at the least permissible width. Most
of the stream and wetland features within the study were connected or adjacent to one another, but
buffer widths varied due to the type of sensitive area feature. Table 6 shows the corridor widths for
each water quality sensitive area within the study area.

TABLE 6: WATER QUALITY SENSITIVE AREAS AND VEGETATED CORRIDOR WIDTHS

3.3.2 Plant Community Types and Conditions

All plant communities sampled were rated as degraded (Tables 7,8, and 9). Non-native graminoid
species were dominant in the cultivated fields and pastures, which comprised the majority of the
wetland and stream corridor areas. Where woody vegetation was present, understory vegetation was
disturbed by grazing activities and non-native graminoids, and./or invasive shrub species dominated.
Plates 1- 8 in Appendix D show the range of plant community types and conditions found within the
study area.

The vegetated corridors for all sensitive areas within the Master Plan Area were traversed and plant
community type and condition were evaluated (Figure 6). The forested wetland east of the proposed
development area appears to be in good condition. This area has both forested wetland and mixed
woodland plant communities. A portion of the forested wetland associated with the confluence
appears to be in good condition as well. The forested wetlands in these areas are not delineated and
the buffers associated with them are estimated. Plant communities in the vegetated corridors
associated with the floodplain wetlands located south of the study area were all in degraded
condition.

Report Date
3t29102PBS

hoject #70070.006

Springville Creek perennial stream 50

Unnamed Tributary intermittent stream 15

Wetland C Tributary intermittent stream l5
Wetland A existing wetland - continuous > 0.5 acre 50
Wetland B existing wetland < 0.5 acre 25
Wetland C existing wetland < 0.5 acre 25
Wetland D existing wetland > 0.5 acre 50
Wetland E existing wetland < 0.5 acre 25
ROW Wetland existing wetland - continuous > 0.5 acre 50
Eastern forested wetland existing wetland > 0.5 acre 50
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TYPE
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TABLE 8: PLANT COMMUNITY TYPES IN VEGETATED CORRIDOR OF UNNAMED TRIBUTARY

sp.,
Source: CWS,2000. Noxious Sp. Source: Oregon Department of Agriculturc Noxious Weed List and Porrland Plant List.

TABLE 9: PLAIrir CoMMLTNITY TYPES IN VEGETATED coRRrDoR oFWETLANDS

Sp.: Rubus Phalaris arundinacea, Dipsacus Hedra heltx, Solanum sp., Iigusticifolia ancl C. vitabla.
Source: CWS, 2000. Noxious Sp. Source: Oregon Department of Agriculture Noxious Weed List and Portland Plant List.

4.0 POTENTIAL IMPACTS, MITIGATION, AIID ALTERNATI\TE AI\ALYSIS

These data are provided as a basis for determining impacts to water quality sensitive areas by the
proposed development on the property. This information will aid in further design modifications,
site planning, and the permitting process.

4.1 Potential Impacts

No major direct discharge or construction is proposed into or across Springville Creek, a perennial
stream in the Rock Creek Watershed. Therefore, no Tualatin Basin Rapid Stream Assessment

Sample Plot 5 Cover Sample PIot 6

Festuca arundinacea 90 Fesluca arundinacea r00
Agrostis stolonifera t0 Rosa nutkana sprouts) 3

Cover 0 3
%o Tree Canopy 0 0
%o Invasive/Noxiousr 0 7o Invasive/Noxiousr 0

Condition - Degraded Condition - Degraded

Sample Plot 3 Cover Sample Plot 4 Cover
Festuca arundinacea 90 Festuca arundinacea a 90
Agrostis slolonifera r0 Agrostis stolonifera 10

atives 0 7o Cover by Natives 0
YoTree Canopy 0 o/o Tree Canopy 0
7o Invasive/Noxioust 0 %o Invasive/Noxlousr 0

Condition - Degraded Condition - Degraded

o
t4-PBS

hoject #70070.006

Report Date
3n9102

Cover

7o Cover by Natives
o/o Tree Canopy
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Technique was required for this site (Berg 2001). The allowed exception is for the access road from
NW Springville road to the proposed development area. This proposed road crosses Springville
Creek, a nearby tributary, and the associated vegetated corridors for these sensitive areas.
Encroachment into the corridors for road crossing requires corridor replacement at a I : I ratio.
Replacement locations must be incorporated into existing vegetated corridors within the site.

The current site plan for proposed development will impact the vegetated corridors of several
sensitive areas. Wetland fill and mitigation, that includes compensation for wetland buffers, is
proposed for the majority of these areas. Three buffer areas require l:1 replacement mitigation for
buffer encroachment have been identified and are found within the ROW. The three buffer areas
comprise approximately 5,130 square feet. Table l0 shows which buffer encroachment areas need
replacement at I :1 ratio.

Figure 7 shows the site plan, areas of buffer encroachment, proposed wetland fill buffers, and
enhancement areas.

TABLE IO: SENSITIVE ARXAS BUFFER ENCROACHMENT

areas not

4.2 Alternative Analysis

Section 3.02.1of the CWS Design and Conskuction Standards requires a Tier I or Tier 2 alternative
analysis unless the project meets the standards presented Sections 3.02.3 and3.02.4. Not all of the
standards are applicable to the proposed plan and there is no requirement that the plan meet all the
standards presented in these sections. Therefore, if the development plan and mitigation
requirements meet at least one standard in each section, the plan would be considered "cornpliant"
and an Alternative Analysis would not be required.

The proposed plan includes filling several wetland areas and their vegetated corridors and creating a
stream crossing for a dedicated access road. The filling of the wetlands and vegetated corridors will
require compliance with the Oregon Department of State Lands (DSL) mitigation guidelines and
permit approval from the DSL and USACE. In the case of vegetated corridors associated with road
crossings, the impacted corridors will require compensation at a l: I ratio.

WetlandA&Bbuffer 33,033 Nol

Wetland C buffer outside ROW 3,r55 Nol

Wetland D buffer 54,662 Nol

Springville Creek, Wetland G and C buffer inside ROW 5,1 30 Yes

o
Project #70070.006 l5
PBS

Report Date
3t29/02
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Section 3.02.3 standards are met because the fillings of wetlands require permit and mitigation
approval from the DSL and USACE (Section 3.02.3.a.2, Section 3.02.3.a.3, and Section 3.02.3.b).
There are no other intrusions into the vegetated corridors except as permitted through Section
3.02.4.b.1.a (road crossing). Because the proposed project complies with at least one standard in
each section (Section 3.02.3 and3.02.4), an Alternative Analysis is not required for this project.

4.3 Vegetated Corridor Mitigation

The requirements and conditions of the water quality sensitive areas, as outlined in Section 3.02.4
(USA 2000), include provision for protection and enhancement of the vegetated corridor associated
with these areas. For vegetated corridors 50 feet wide and greater, the 50 feet nearest the sensitive
area must be equal to or better than "good" condition. For vegetated corridors less than 50 feet wide,
the entire corridor must be equal to or better than "good" condition. When development occurs,
degraded vegetated corridors must be restored to "good or better" condition.

The vegetated corridors within the proposed development area are all in degraded condition (Figure
6). Degraded corridors not affected by site development will need to be enhanced. Corridors
impacted by ROW development will require mitigation at a 1:1 ratio. Corridors impacted during the
fill of wetlands will be compensated by assigning the CWS recommended corridor width to the
wetland mitigation areas. Enhancement of the degraded corridors to "good or better condition" will
require removal of invasive non-native species and revegetation with native plant species. The
mitigation plan will include a map depicting the location of vegetated corridors that will need to be
replaced at 1:1, the areas that will need to be enhanced, and the created wetland areas. The
mitigation plan will also include an outline of the planting plan, guidelines for invasive species
removal, and maintenance schedule to assure compliance with the mitigation objectives.

Report Date
3t29t02

-PBS

o
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"FEB ?6 ',e)? AlrSBPN RANIS CREH CORRIGAN

Washington Cowrty
DepBnrnen! o{ Land Ure snd
Yraruporta0m
Lrnd Dwclopment Servlcep
155 N FirstAvc, Suitc 35O
Hilsboro, OR 97124

NOTICE OF DEGISION OF
HEARINGS OFFICER
PROGEDURE TYPE: lll

CPo: Z COMMUNITY PLAl.l:
Bethanv

I.AhID USE DISTRIGTS:
R'9 (Residentialg Unlts P..Er,Acre District)

PROPERTY DESCRIPTION:
ASSESSOR MAP#: 1N1 17C and lN1 18
TA)( LOT#:

*.m$'s .*o,pf
P.76

IlECEIVED
JUL 0 I 200tCASEFILE:

AP.PLIGANT:

aPPLI GAl.lT'S REPRESENTATIVET

Beeverton. Oreoon 97223

CONTACT PERSON:
Jeff

OWNER:

LOGATION:

l:l o
i

SITE SIZE: Aooroxlmatgly 10Q-7 Acres
ADDRESS: Several site agdresees

PROPOSED DEVELOPMENT ACTION: Mi-ster Plan Review for a Residentlat eeye-Lopment

To
I
I
t
t
I
I
I
I
I

A summary of the decision of the
Hearlngs,Offlcer and supptemental
findlngs are attached.

Thls decision may be appeated to t'he
Land Use Board of Appeats (LUBA) by
flling a notlce of lntent to Appeal with 

-

LUBA,within 21 days of the date of thls
declslon. Contast lour attomey if you
have any questlons ln thls regard, 

-

For further lnformatlon contact the Land
Use Board of Appeals at 508-874.i26S.

The complete case, includlng Notice of
Declsion, Applicatlon, Staff Report,

Findlngs and Conclusions, and
Conditions of Approval, if any, are
available lor Uylew,at'no cost at the
Department of Land Use and
Transportation. Cooies of this materlal
wllt be provlded at reasonable cost.

DATE OF DECISION:
Julv 3. 200't

Notlce to Mortgagee,rLien Holdgr,
Vendor or Sellen ORS Chapter:215
requines that if you receive thls notlce it
rnust promptly be fonrarded to the
purchaser.

o



I
I
t
T

I
I
I
I
I

T

I
I
I
I
I
T

I
t

FEB 26 'BZ A1:59PN RANIS 
'REN 

CORR]GRN

Notice of Decision of Hearings OfficerJuly 3, 2001
Page 2

P.11

o

CAS EFTLE N UMBER: o0.o0t -Mrs/pHAAg

A Mcinity Map
P. Gondlttone of Approvatc. Hearinge Offfceii Flnaingr, Concturlon rnd order

SUMMARY OF DE.CISION: :

on July 3' zoal' the washlngton coung Hearlngs o-fflcgr Issued r written declsion ,(Attachment "G") on rhe +ili;-Ji fir a. lrtast"r-ii"iirview for a ResidenuatDevetopmerrt "Glssamer Hills" tnct.uJlif;iili;-Eiiff and mutri.famiry reeiden*atdevelopnient losether with . ""rrolrp"r[ iit.ic;i;;# *;il;'i,ffi minor corecrorgtreet on property rocated on the no*h_slae 
"irwri 6prinswi" n-oJilapproxrnratery1'650 feet weet oi Nw xaiser-iiri, ln cpo *i-"nJieecriucd ar tax lote #g0o and 600on assessor map #rNr {7G and tai lors taoi; eib, ibg ano go0-o;;ii"""o, map rrlNi18' w'M', washington county, big"n. rris a'eiirlon lc as follows:

ORDER:

--lo The Appllcafion rr Approved, eubiect to ths condtilons set forth rnAttachment ,.8,,.

Attachments:

o

I

I

I
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'FEB ?6 'A? A?IADPN RFNItr CREI^I CORRIGRN ATTACH. .-NT A VICINIF-I2MAP
CASE F|LE NO. Oo€or_i4

T^)( MAP/LOT NO,

AFlO rHtitB06()0 rNlr?Bo6aoo
1Hr tNt txlt7D000too

,po

\F5
t {tt7ffitot

lDo

trtfrcoootoD

N,5r

I
t
t
l*:H,*,m AREA OF CONSTDERATION

A.
Pl-AIrl,

_ :[E! ErrRhflrNDtNO LAND USE DtsrBtcTg:I ru Eeqqenriat T-e unils/acre)I BS (Rceirlentlat s-6 unitVacrei
I!? E "U"nriat 

I2-I5 units/acre)

I ffia'+[ffi l3iilf -- u niwacrei
rUrban Growth Boundary
_lI?-(Agrtcuttrre a-Foresr S Aore Minimum)

I ffi:iffi^YF"Htffii i o a"ie.i'ri 
"im'i,, I

lo

E, PLC'{
c. df.loEa.)
o.

E.
P,
G.

lr{IE^00.tao1

tilrtTDootq,

tMt7H09r

t
a

H.

OBDINATTICE

ArncLE
AFTrc.t-E
AHNctE
ARTICLE

ETANOAEDS

.', ,.:

:: .:':l:..:..r.:

R6

SURFACE

FOAD
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o GoNDriloNs oF AppRovAlAttachment 
B

;rlillHfr#lo*ns to the Unified sewerase Agency and obtain a service

A eite assessmont and sensittue 
"*:,=I1gatlo1 preserving a conrdorwh,chseparates the sensirve area rri" ir',." rmpact or oeielopment. The conirlormuet be eer eside rn a aepaiai;'i;# ";j;;i;il=;f?y buitdabre tot.

t.

ll.

Provide evidence
as outlined above

that finar approvar has been obtained for the Master ptan

B lnclude a devcroprent appricaron-f:I1 
t]g*=O bv the property owner(s) of!"r?JlJfi:rJJ:l "* wnnhi*re b-or""r"r-r{rrs Maq pran anra rnonting Nw

'c,Io,idv'iiil"E[11i'?H.tffiJ.[i3fl"i"l',i,JJ'*,.mrniiJoiffi rll,

ES?:""?3:'J| ffi: :1 ff"r [llr "*o r road a n d as s oc rated utirnres ar
a rtera it n' i,,i"in r a b u nei ffil: ofr.Ji-?i ny,"qu i r.d o ra in a g e i r*? 

" 
rr"

ifr'ffi,5?,',:H::fj E[l$wav 
arons the entire Master pran,s rrontage or

3:!::-"--ronstrucuon of the concrete srdevvalk and ncadside drcrnn tra tArmprovcments along the entire maslini"iti-';;iLthewcRro*'tjili,$ffi 'ffi1':#i1-$igli^ffi"9[H'
Provide a plan btJF minor collecto/s lnterses{on with NW sprtngvlle roadwhlch rs c-onsistcnr (rn t"irl -"i'ilri|gll 

y4*i *," ,irsion incruded in rheM.aster ptan and miits ti;;;ilili
Sl;,r,:*T:.t.5'fiiJ"oiffi lJ'l?il?JlifiJlff :,',1?3IXf ,?:'E[?,3*pl

lo

E

o
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o G. Provide a chart, llke the Density Summary on page 4 of the Master Plan, and
supporting analysis showing that the residential development on the site will
comply with the minimum and maximurn density range in the R-9 zone, The
analysis shall be conslstent wlth the rnethodology ln the June 1, ZO01
memorandum from Mr. Goodell or amendments thereto approved by the
planning direc-tor conslstent with appllcable density standards, and shalt
reflect more detailed delineation of wetland buffere (lf any) efid other chengee'
in net developable area as deflned by the CDC,

IEE AE p=t{e4,xr=r=o4 II e nnsr o ev
NORTH OF THE CREEK SHALL:

fropoge the extension of the,minor collector and util'rties to the school site (Aree 2),
including, if necessbry, a type ll dralnage hazard area altereilon, (

ilt

tv N

A. lncludq a plan for Master Plan Areas 9 and 10 (together or Indivldually) for
ryporting salee information ensuring that at least 20% of the housing units
built in Areas 1 , 4, a,8, 9 and 10 (north of the resource area) shall be for.'sale
units affordable to households at or below area medtan incomes using
currcnt HUD affordability data as detailed in the findings of thls Report. (See
$Rrinoville Subarea Design Element No. 5.c.) Note: Snining of reiponsiUility
for thls affordability requirement from Area lo Area shall be illowed only whin
the affested property owne/s signature is on the development applicatlon
form.

lnclude a plan (to be reviewed and approved by the County) for Master pran
Areas 11, 13 and 14 (together or lndividually) for reportlng sales informatlbn
gnsuring compliance with springville subarea Design Element No. 5.c. Note:
S.hifting of responsibility for this atfordability requirement from Area to Area
shall be allowed only when tho affected pr6peri''r owner's signature ls on the
development application form.

The application for aach phaae of the Master Plan conteinlng residentlel
ueee shall include evidence that the development proposed [n that phase wilt
be wlthin the relevant minimum and maximum density range, considerind:tfre
table and the analysis approved purcuant to condltion of approval 2.g ant
amendments thereto warranted as a result of modiflcatlons of land uics or
areas ln the Master Plan (e.g., to reftect rnore detailed delineation of wetlgnd
buffers, other changes that affect net developabte acreage, or elimlnatlon of
the school site).

To
I
I
I
I
t
I
t
I
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'FEB ?5 'A? A?Iq3Pil RCMIS CREI.I CORRIGAN
Casefile p0.601-M
Conditions of Approval
Page 3

D

v.

A,

vt.

vil.

A.

P.15

B

The subje$.:rq{:) of Gossamer Hills Master Plan shafl be required to annexto the Tualatin Hills Park and Recreation Dietrict.

Theapplicantshallsubmitevidencedemonstratingcompllancewiththe
delayed annexation agreement requirement with tFe City of Beaverton andthat all necessary servie,e distric.t annexations have takeh place.

The applicant for development ghall provide evidence that en opportunity has beinprovlded to the Beaverton School Dlstrist for acquiring up to 10 acres otiana pitnlnthe Master Plan Area) for a schoolsite.

lo

Provlde.adequate illumirration at the site acceeses on NW Springvllle Road.Adequate illumination shall conslet of at least one 2oo watt firgnlreesur. .sodium cobra head luminalre rnounted at a rninimurn height oi zO t"et onexlstlng utllity poles if available. The ftxture shalt have a mediurn semi-cutoff
type lll distribution. Th.e Pole shall be within the erea deflned by ihe raoiusreturns of the lntersectlon. The flxture shall be oriented at gO a6giees tocenterline of the collector or arterial. For intersections of collect6rs *iffi
arterials, or arterials with arterials, the lurnlnalre ffxture shall be installed at g0
degrees to the.hlgher claesifled roadway. If the intereecting roaoways illofthe same funcUonal.classification, th-e fixture may be orientEd at g0 ligreesto either roadwey, lf no existing utilrty poles are'ayailable witlrln iht -''

o

Development prciposals shall emphasize shorter block lengths (except for thecollector street) and greater street and pedestrian connec.tivity (accessways;-
than are proposed in the Master Plan. Future development aiiticaiione shaltbe scrutinized for com.pliance with the flndinge in the btaff neb6rr*itn'iegaro
to Section 408 (Neighborhood Circulationl and corresponding discu.=;on lnthe hearings office/s flnal order. This shdlt ensure tnit eactr-Area wittrin tn"Gossemer Hllls Ma9t9r PIan provides the highest degree of vetricutJi anO.pedestrlan connectlvity. See findings.in.th.e Staff Re-port and above regardingSectlon 408'5 for the issues relevant to this conditiori "f app-roval.' nfr['r""

:condition of approval Vl ll.D.

The need for and tlmeliness of road connections and access to Brugger Roadshall be evaluated at the tlme future development applications are siJimtft"O.
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B.

c.

D.

L

intereection area d-efrne-d !Y the radius returns, the developer shall meet therequirements of the Departmert ;f-Lrni, u#*i?irnrportarion 1991Roadway I ttu m in ailon sta n aaiJ; J"G;i;"G#.-ir," Traffic E n gtneer mayrequire irrumina*on in addrtron ioine auor"-si.i"o',il,n,rurs, Direatechnicar questrons conceming thig condition oii["'r991 RoadwayI ll u mtn ation Sra nda rds to iom"w;i"h; i;;#t; ;il;""r at (so3) 846-7s6o.
At deveropment yi:yl?I-"eglphase-, provrde reft and right-turn refugeanalvsis for the intersection ot SiringriiE RoiJ ;;H-;ilj, ui,I fi)ay, themain acoess, and for springvifl--cojg at g,e e""i .]t" ".."r8. The tum
.ff5f?n?10"1,,,?ffi,r9r 

gqdn p[#; snouu n.1ta tri,i'ietuge wananr etatus
y;[yjtrt$*.l!li'n;ii5"ifl[T,-:!Ud[*:l*"y"tit*,t*""
:gjrf riliil",lxillilS',ilJl;i.f,tfl ffi ?$li1.i:"il;ilxxi[.H51i,i,,,h",,

Allow no acce.ss points on Gossarn_er Hilts way, the main site accEss, northof its tntersec*on wrth springrili.-iilaa to, a Jilanle to be determrned at
]H_l.o"velopment reviewti i[" pn.*. *hiil;Gnstrucr rhe proposed

At development review for each phase, orovlde sionnr \^rarFonr oaar,a!^,iJ""iiiJ,i'oT'ip,insvine Roat: i 638'i9f.,IlS,"j#'SLygHSl ft?,ilr,i): 
ror the

The signalwarrant #afsis-suUmtleo tor each phase
lva.nanJ status upon *,iuriro-*i oi *,. ,r!JJ"t;;:-r::Hx'fl fi[,8:'r',I?f 'determrnee the wanents are meiano tn"1-rl'g;r'h;il is recommendeci, theslgnal and requrreo.lle *n{g;xon shourE u" 

"r.-=t 
rc{ed prior to the .number of units that higgers itl ir$rs"ign; Gl-"t};-ined by the county tonot yet be recommenaea untir the uuuaiui oi tn" r""i'pnase, then prior to

::::ffi1:lorthe rasr phaee an as'uran"" 
"r,ouio 6J provioco irir[i'.,t

I

I
I

I

!

!



A

B.

I
I
t
I
I
I
I
I
I

I
I
I
t
I
I
t
I
I

,FEB ?5 'g? A?:A5,PN RRNIS 
'REH 

CORRIGAN
Casefile 00-601-M. Conditions of Approval
Page 5

P.77

o vil. ApptTtoNAL CONptTtoN$:

froportlonal.improvements to the NW l gsh Avenue/ NW springvllle Roadintersection (eB required by s-pringviile subarea Design Elerneni r.ro. s;.1
shall be detennined through future developfnent applt-cations.

[utql. development apptications and/or bullding permits for detached'
dwelling units, and single family attached dweilt-ni units with individual
vehicular accees to a street, that are rocated within one thousand three
hundred and twenty (1320) feat of NW Springville Road sfraf-ne requir"O
to_cornply with the building faEade requlrehente in accor,dance with besilon3044.

lo

C' Future.Type ll drainage hazard area alterations shall be required for thevehicular and pedestrian stream crosslngs and the wetlanoi intrancementin accotdance with Section 421 and 4221

D. Future development applicatlong within the Gossamer Hills Master ptan
Area shall be.substantially consistent with the approved MasteiFtan.
Revisions to the Master Plan shall be revleweO idr compiiante wtth the
peln1ny communig plan, the-community Devetopmeni code ,nd,nndhg*
included or incorporated by reference in this final order;

1. Applications for areas 11 and/or 13 may propo€e or
be approved subject to conditions that inb aipricant
provide for extension of a pubric road and/oi 6ne or
more accossways through Area 1 1, if consistent with
and/or requrred to compry wrth cDC 409-s or other
appllcable BtandardB.

z, Adverse impacts of devetopment in the Master pran
or existing sight distance constraints shall bs
rnitigated in a tlmely manner, such as by providing
arternative ascess or the requisite sight distance. improvements,

3. Applica$ons to amend the Master plan must be
authoriz.ed in writing by the owner(s) of the property
that is direcily affected by and subjdct to th6
propoeed amendment.

E. Development may not commence for the Gossamer Hitls Master PIan at thistime' Development appllcatione, consistent with the Master plan and the,findings,and conditlons presented in this document, may be submitted ae aresult of this decision. Any decision approving future development

o
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o applicatlons shall be condltioned to prohibit development on any portion of
the Goesamer Hllls Master Plan site until Metro inctudes the site ln the Urban
Grorarth Boundary, and that decielon ls not subject to furtherappeal,

This development ehatl be constructed in accordance with the cpndltions.of
thib decislon, the approved flnal plans, and the standardp of the Comrnunity
Development Gode (Sectlon 2O7-S).

F

G

H

t.

All conditions of approval shall be binding upon all heirs, successors, and
aseigns (Section 2O7 -6').

Transferability of thls Developrnent Permlt shall be in accordance with
Section 201-8.

This apprcval ehall automatically expire two years from the date of this '

?PProval or tu/o years from the date of final resolution of any appeal(s) of thls
final order, unless a development application for the initial phase of the
Master Plan is approved and remains valid, an application for an extensiqn is
filed, or this approval is revoked or invalidated (CDC Section ZO14).
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TACHIIIEilT NC'

BEFORE THE LAND USE HEARINGS OFFICER
OF WASH]NGTON COUNTY, OREGON

Regardlng an applicatlon bythe Ryland Group, lnc. ) F INAL ORqEB
for approval of the Gossamer Hills Master Plen for ) Casefile No. O0€0f . M
land north of Springville Road at NW 165th Place . ) (Gossamer Hills
in unincorporated Washington County, Oregon ) Master Plan)

A SUMI\iIARY

1. The applicant, the Ryland Group, lnc., requests conceptual Master
Plan approval for a mostly residental development on a 1O9-acre site east of
the PGC Rock Cieek campus and nofth of Sprlngvilte Road at NW 166th Plaoe
(the "site'). The proposed Maeter Plan contrains 14 areas including eight are6s
for single- or multi-family dwellinga, a school site and five park or open Bpace
areas. The appllcant proposes a mlnlmum density of 545 dwelling unite (10
units/net developabte acre). Approval of thE Master Plan doea not authorize the
appllcant to undertake any development, Development (e.9., subdlvlsions,
development revlew, conditional use revlew for a school, drainage hazard arca
alteratiorrs, etc.) wlll be subject to addttional County review and approval.

a, Primary access for the slte ls E proposed minor collector
etreet that extends north end ssst l?om NW Springville Road. A second publtc
steet wlll intersect Springville Road opposite NW Sickle Terrsce. A driveway
wlll intersect Springvllle Road near the Boutheast edge of the site. Four streets
wlll lntersect NW Brugger Road, but the lntersections are to be gated to allow
only emergency vehicle, blcycle and pedeskian access to Brugger Road until it
is improved. Emergency vehide, bicycle and pedestrian access to Sprlngville
Road is proposed neai the southwest comer of the site (opposlte NW Samuel
Drlve). The appllcant proposed to extend street etube to the esst snd west
edges of the eite to provlde acoess for adJolning land.

b. The slte ls blsected east to weet by a wetland end strEam
conldor, part of whbh extends south beyond Springville Road. The.appllcant
propoBes that hfvo of the on-site roadwaye and one driveway will cross the
wetland/etream conidor lf applicable permitE and revlews srs approved.

2. The site ls outrslde the Urban Growttr Boundary (the'UGB'). Mctro
includetl the slte ln the. UGB by ordlnance adoptad December 26, 1999.
However, on appeal, the Land Use Bosrd of Appeals ('LUBA') remanded the
dec{sion to Metro. After the hearing and befure the record cloeed; the Cout of
Appeals afiirmed LUBAs decislon. The site is contingenty zoned R-9
(Resldentlal, 9-unlts per acre). Washlngton County Ordlnance 346, Addltional
basic fac'ts about the site and suroundings and appllcable approval standards
are ln the Staff Report and Recommendation dated May 11, 2001 and attiached
Transportation Report (the nStafr Report'), incorporated herein by reference.

Casctlb No,0GEO|-M
(Gorsamer Hillr Mailcr Plan)

Haadrus OfrcsrFinal Od*' PtgP I
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3. A Gounty hearings officer conducted a duly noticed publio hearing to
receive tesUmony and evldence about the request. County stff recomrnended
the hearings officer apprgve the applicatlon subject to the conditions ln the Staff
Report. The applicanfs representatives testified in support of the applicatlon.
Several parties testified orally at the hearing and/or ln writing before the public
record closed wlth comments and concems about the application. Contested
issues in the case include the following:

a. The relevance and significance of recent rulinga by LUBA and
the Court of Appeals remanding to Metro its decision amending the UGIB to
include the site;

b. What'is the rninlmum residential denslty for the site;

c. Whether the prpposed master plan does or can comply with
applicable approval standards, particularly the timlng and location of clrculatlon
to the west, thE number of access pointr to the sltre, sight dietance et thosE
access points, temporary obstruc'tlon of some roads to non-emergency vehlde
traffic, and elgnalization of the main entry to the site frorn NW Springville Road;

d, Whether public roada on the site should be buih,to County or
City of Beaverton standards; and,

e. Whether grading of the site as proposed is feasible.

4. Based orr the findinge end concluslons adopted or incorporated
horein, the hearings officer hereby Epproves the master plan subiect to the
condl0ons of approval at tha concluslon of thls final order.

B. HEARING ANDJSECORD

1. Hearing fficer Larry Epstetn (the "hearings officef) received
testimony and evidence and addressed record lseues at a duly notioed publlo
hearing about thlg appllcatlon on May 11, 2001.

. a, At the hearing, the hearingc ofilcer received and phpically
lnspe-oted the file malntalned by thc Departnent o, Land Use and
TransportaUon ('DLUT') regardlng thls appllcaUon, lncluding comments
received after the Staf, Report wag issued. The rccord includes all materlals ln
the filo prior to the hehring, testlmony and evidencc entered lnto the record st
the hearlng, thc llst of witnesses at the hearing, the tape of hearlng
prbceedings and Sre evidence and teatlmony recelved by the Courrty aftet the
hearlng whlle the publlc record was held open. The record is filed at DLUT,

lo

o
Canfilo No. 00.6,014t
(Goeearaer Htllc Master Plan)

f/earingc Ofllaar Ff,;lal Ordcr
Page 2 .
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b. The hearings officer announced at ths beginning of the hearing
the rights of percons with an interest in the mefter, including the rlght to request
that the hearings officer continue the hearing or hold open the public record, the
duty of those persons to testlff and to raise all lssues to preserve appeal rights,
th6 manner in whlch the hearing will be conducted, and the applicable approval
standards, The hearings officer disclaimed any ex parte contacts, bias or
conflicts of lnterest The following is a summsry by the hearings officer of
selected relevant testimony at the hearlng.

2, County planner Chris Goodell summarlZed the Staff Report, reviEed
conditions of approval. and the applicable approval orlteria and showed an
aerlal photograph of the site.

a. He noted that the site ls in thc Springville subarea of the
Bethany Community Plan. The Gommunity Plan requires Master Phn approva!
for the entire gite before the County cBn approve any developrnent on the site,
The County must revlew and approve any future developrnent on the site.

b. He noted thst the applicant submitted revlced plans prior b the
hearlng. Hc raquested the hearlngs offlcer hold the record open for one week
for staff tro review rnd respond to the revlsed plans.

c. He testlfled that the County and Mctro calculste density
dlfferenily. The County lncludes street i,ighE of way ia its definltlon of 'net
developablc acrg;' Metro does not.

3, Don Guthrle, attomey Jel? Bachraoh and englneer Randy Dyer
appeared on behalf of the applicant, Rylan<l Group, lnc..

a. Mr. Guthrle summartzed thc proposed Maatcr Pfsn and the
hletory of the prolect,

i. Becausa thc applicant\iyorked wlth the Gounty, CiU of
Beaverton and the CPO in dorelopng the Mastcr Plan, thc appllcant made a
number.of clgnillcant changes b the Master Plan, Induding rclocaUng the '
propoeed access polnts and thc arca! of ptoposed mult-fbmily development
to tpduce hafllc volumes near thc proposed sclrool slte. The CPO votEd
unanimously ln oupport of the Mastcr Plan.

ii, Ha noted that the Master Plan includee an 8-acre school
sita artd roughly 20 acree of open spac€. The applicant proposed to eirtend the
exls0ng reglonal haiUbike path through the slte. The appllcant wilt landscape
the development to blend with and buffer the exlstlng neighborhood and the
park. The applicant can delete s proposed pedestrlan connectlon to the park to
address nelghborhood concerne if that ls what the Gounty wantrs.

lo

o
Cacsfr/c No. OO-0OI-M
(@ossamcr Hilla M.o/rf Pten)

ttaadngc offlcer Flnd Onlat
PFsE 3
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b. Mr. Bachrach summarlzed bhanges to the proposed Master
Plan and additional evidence submltted'by the applicant.

i. The applicants revised plans (dated May 10,2001)
provlde a thlrd public access (i.e., a prlvate driveway) lntersectlng Springville
itoad near the southeast corner of the eite, See plan sheets'S and 5. He
testifled that this access point was included ln the transportation analysis.t

ll. He noted that plan sheet 4 includes a rsvised density
chart. The rsvlsed'density cslculations provide a minlmum denslty sl7'|-1
dwelling units fot the entire slte. The applloant may further revise the minimum
density.as a result of ptanned dlscussione with Gounty etaff. The applicant did
not alter the propoeed maximum density.

iil. He introdrlced a rnemorandum from PBS Environmental
ln reeponse b the oonsems oplessed by the Clty of Beaverton about the
naturil resoutte arees on the slte. Applicant's Exhlbit 1. PBS revieuled the
resource aneas on the slte in coordination with USA. USA approval of the
resouroe areas ic requlred as a condition Of Master Plan approval.

iv. He introduced a feasibility concept plan demonstratlng
how the District could develop a ichool on thE proposed schoot site wlthln the
Master Ptan area. Applicanfs Exhibit 2. HE testified the applicant is negotiating
with the Sdrool Dlstrist about the school elte. fie conditlons of approval
require'a finat agreement between the Sctrool District and the applioant prior to
development approval on the slte.z

v. He noted the May 11, 2001 letter ffom the City of
Beaverton. He testified that the appllcant is willing to deslgn and construct
streets on the eite consistent with City standards, as requested'thereln,
because tha City expects to annex the site in the future. He requeated the
hearlngs orfficer modfi the condltlons of approval to that effect.

c. Mr. Dyer summarlzed the applicsnt's gredlng feaslbllity plan.
He tectilled thatthc plan le lntendcd b re3pond to condl0on of EPproval 1.A. He
noted that atthough the plan showr conslderable gradlng, the proposed
gradlng contours are very close tg the cxlsting contoura over 76-percent of the
slta. Thc propoged etreet profilcc largely bllor existing grades on the site.
The apF,licant deslgned the propoeed lots to be as flat ss posslble from tront to
bach whlch may requlrc conslderable grading/fill in eome catee. However
indlviduql devehperr rnay ehoose to reduce gradlng requlrements through the

lo

o

I Afihough the trantportatlon rcport by DI(S docr ooncldcr four accrsrlg to tht cita, lt doaa
not cohelder En acorla point aart of SloHr Tenace,

2 Sec rccommendcd condttlon of app;'ovd M, whioh requirec the appllcant to give thc -
aciool dirtrict'en opportnnff to acqulra up to 10 acrsr for a tchool shc.

Casollle No.OO-dOt-M
(Gossemar lJ llh Mastar'Plan)

Hoartngz Ofrosr Fnal Otderptgc 4
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uss of daylight basements, 'pony wallg' and other construction techniques.
The gnadlhg plan rnerely shows that it is feesible to create flat bullding sites on
the conceptually ProPosed lots,

4. Attomey Mike Robinson appeared on behalf of West Hills
Development Company. He requested he hearlngs officer hold the record
open to allow hlm to review the new evldenoe subrnitted by the applicant.

S. Susan Nolte testified ahe owns the land at the southweEt comer of
the elte. Although she does not went to be in the UGB, if thls slte is lncluded,
her property wlll be an island of rural land. Therefore, if the site is included in
the UGB, her propcrty should be as wetl.

a. She testtlld that her.drivalay, whlch sha sharcs wlth the
ownenB of thE abuttlng property to the north, the Bradley's, lntersectr Springville
Road near the southwest corner of the site. Thls intereection is unsrfo due to
inadequatE sight dlstance and the volume of trafllc on Springville Road.
Development on the site will exacerbate he exietng hazard by increasing traffic
on Sprhgville Road. She noted that thc appllcant proposed to provlde a atub
road to PCC property through proposcd Area 14. To provldc alternative access
to her property, so ehe does not have to access Sprlngville Rogd where sight
distance ie constrainsd, she proposed that the appllcent stub tha street so lt
can serve her property, too. She argues the street should be required to be
stubbed to her property in the first phase of the Master.Plan.

b. She argued that the appllcant should be required to develop
thE slte so that it "fita with the cornrnunity.' The appllcent should'be required to
facilitate blcycle and pedestrlan access in all directlons.

c. She quesUoned whether the appllcant coordinatgd wlth
Portland Communlty Collegc about the loceUon of the propoeed strset stub.

d. She argued the applicant ehould be requlred to provide a ttaffc
slgnal at the Intersectlon of Sprlngvill€ Road and the proposed rninor collector
street to provlde eafe pedestrlan and bicydo scccss to the school eite for
ctrlldren llvlng south of Sprlngvllle Road who. wll! attend the proposed school.

6. She argued that the appllcant should be requlred to provide
more than ths mlnlmum buller to protect the weUands. fie appllcant should
provide a 250-ioot weUand buf,er conslstent with Metro's proposed stiandalds.

6. Greg MallnowEki expressed ooncern that the applicant will not bear
the enUrr cogt of the prolec't. He questioncd wlrdher development on the sits
wlll meet Metro's minimum denslty goals.

Cassfib No. O0-80l-ttl
(Gotsamer Hilb MatEr Plan)

Hcaril'Ec offrctll, Finel odrr,
Pegc 5'.
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7. David Miller expressed concom that development will generate
additional Eafflc on Brugger Road north of the site. Brugger Road is narrow
with a'dfficult' intersection at lGieer Road. He argued the appllcant should ba
requtred to pay soms of the mst 9f lmproving Brugger Road. He argued the
applicant should be requlred to slgnalize the main Springville Road scc€BE,

8. County planner Phil Healy testified that conditlons of approval require
that the applicant cgnstruc't a publlc street stub to Bntgger Road to provide for
futtrre a6cess. However the stub street will be gated to allow for emergency
aocess only until BrugEer Road is redeveloped to County standsrds.

. a. He testfied that development ort the site is unlikely to generate
sufiicient treflic volume b warrant a signal at the prlmiry acoesc to Sprlngville
Road even at tull buildout of the eite. Trafftc from the site wlll be dlspersed to
the three proposed acoesses to Springvllle Road. Recommended condltion of
approval Vll.D requlres the appllcant to conduct a signalwanant analyale br
eactr phase of the development. lf drclmstances change and a eignal is
warranted, the appllcant can be requlred to install it or pay I share of its oost.

b. He tegti{led the County will workwith the Sctrool Dletrist to
determine what imprcvements rnay be needed to protect pedestrian safety
when a school is proposed to be developed on the site.

c. He testified that the County Wllevaluate sight dlstance when
development is proposed on the slte. He oplned that lsck of slght dlstrance
does no[ pose a hazard at an ernergency acceBs polnt, because an emergency
vehicle can use its llghts and glren.

9. John Breillng, cfiair of CPO 7, testified that the applicant significan$y
revised the Master Plan in response to concams elpressed by the
neighborhood. He reguested the hearlngs ofllcer hold open the reoord to allour
the puHlc to reapond to new evidence submltted by thc applicant at and after
the hearlng. He argued hat the applloanfs revlsed densities are adequate to
comply with Metro's density goals. He argued thgt a traffic signal ls wananted
on Springvllle Road at the primary acoeos to allow safa accees to the site end'
sctrool. He argued that thc appllcant should be required to provlde trafllc
calming measures ancund the sohool Eite.

10. The hearings ofllcer held the record open for tryo weeks for all
parties to submit new evldence. The hearings offlcer held the record open for a
third week to allow all partles to respond to the new evidence. The hearlngs
oflicer held the record open fior a fourth week for the appllcant to submit a final
argument. The record in thls caso cloeed at 5:00 PM, Monday, June 8, 2001,

c,r.filc No. 00-60l-*l
(Gosamer Hilla Mastet Plan)

tleamgn WcerFinal order
PsOc Co
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c.PJSUssloN
1, The hearlngs officer generally concuro in the analysis and

conclusions offered by County staff; to wlt, the proposed Master Plan doee or
can compty with the applicable standards and criteria, all of which ere identified
on Attrechment C of the Staff Report . Mopfion of recommended conditlona of
approval, with certaln changeg, will eneure development applicatlons can be
submitted and approved congistent with those oriteria and standards and the
Maeter Plan and wlll prevent, rdduoe or mitlgate potential adversE impacts of
the development oonsistent with the requlrements of the CDC. The hearings

' ofiicer adopb the ltndlngs and concluslone ln the Staff Report except as
othenrise expressly provlded herein.

'2. The hearings orfficer notes that the applicant, the Gounty, the City of
. Beaverton, several neighbors and area residents raised lssues End concerns

about,some aspects of the Master PIan, but, as8uming the site ie in the Urban
Growttr Boundary and cemptled with applicable standards for urben land, there
was general support for the development depicted conceptually in the Msster
Plan. Disputes rnostly Involve details that cannot be readily reeolved based on
substanUal evidenc6 ln the re@rd, because the application doeo not propose
specific development at this time. Conditlons of approval largely respond to

, these outstrandlng lssues, many of whlch will have to be resolved in future
development appllcation reviewe, Some dlsputed Issues are identifled and
discussed below and are resolved to the extent relevant or are addreeeed by
feaslble conditions wananted to comply wlth the standards for a Master Plan,,

3, For instence, there is a dispute about whether one of the proposed
roads ln the Maeter Plan should extend to the Nolte property, and, if so, whe{her
It should be requlred to be developed ln the first phase of the project. Sections
40E and 501 are relevant to these lssues.s See pp. 16-22 of the Stafi Report.

lo

t' Coc 408-5 prcvider ec fiollcnru ln nlwrnt parti

The following rerrlav rhndards chall: 1) bc used to provldc a generally direc{ and
uncirculbur pattcm of strootf lnd ecccrrvvayt to enlum arfe end convenl.nt eccrrr
llor motor vehlclcs, pedcstdanc, bicyclbb, and treneit us.rr: end 2) to enilre that
propoaed dewlopment will br dcdgned in a nrenncr whlctr will not prectuclr
propertier wilhin tho chculetlon enalyrie rrce from mertng the requlrcm:nte of
Sectlon 4O&5. Them atrndards ere epplicebb b all lrndr that are not deelgnated
on s Community Plan'r Looat Sircct Connec{vity Map.

4OE-5.1 For ainglc4amlly or duplax rcaidential dwelopmcr*, on-elte shootl ehrll br
provided wtrloh mcct thc followlng:

A. Blod< lengthr for local BtrEeti and colloctors shall not excecd elx hundred
(800) feet lpfwqen througn ltrootr, mcasurcd elong the n.arside fuht-of-' way llnr of tho through atrcot, axcogt when the proidslonr of Sectlonr 408-
5.1 D,, 40&5.5, 408-5.6 or 40&7 are met.

Cltollb rvo. 0G6or-^f
(Go*amer Hllle Mastil Plan)

Heeringt Officer Final Ordcr '
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b. Ms. Nolte argued the applicant should be requlred to provide
direct vehicular access'to heiproperly from a road in tuea 14, in the first phase
oine proiect. She dld not cite any basis lor such a reguirement under thE
COC, [nd ttre hearings officer is rjnable to find one on his oryn-a

L Me. Nolte did not offer muclr legal or evidentiary suPPort
for hEr argument that public accqss to the southwest corner of the slts should
6e provUlO early in the project to remedy exlsting siEht dlstance conshaints at

The totel length of a pedmeter 9! _e ll.oqk for local and mllec-tor 8be€ts thall
not axceed dghteen'hundred (1rq00J feet.between hrough Btrests,
;;asurad aloi'g the nearelde ri-glt-of-rrayLinai except wtran thc provia'tons of
secuons 40&5;1 D., +98€,5, 408-5.8 or 408-7 are met.

Culde,sgcs and pcrmanent dead-end sheete ehall ba prohib.ited excep!
wnaiJ cirnetruotion of a throuEh shcst iE found to bc irnpracticebls due to
inJprsvisions sf Seotion 40&rS.l D.., or aPpllcltion of Sectione 40&5'5, 408-
S.S 6r +08-7. When cul-dc-oacs or oloaed end strget! arc allowad undel
tfrisC provisiona, tlrey ahell be llmited to.two hundrad (200) faet and no morB
than twenty live (25)-drrelllng unitr unlsst impractlcable.

The Revlew Authorlty may approve e modifioaton b the rcvinYv gtrndarda of
SicUdn +-Og.-S.1 e.. 8,, ot C. ibovc baseA on findlngs that the modillcstion
ii-tirc mlnimum neieaisry to addreea thc constraint lnd the application of
the standard la impracticable due to thc followlng;..'

B.

D

lo

(2)

E

1

t
t
I
I
I
I
I
I
I

(3)

(4)

(5)

(6)

Cascfrle No.00-E0r-M
(Gorremer Hfrb Mastu Plen)

t2) Dreinegc hazerd aneal, wasends, flood plelnr, or r Bignificant Nrurel
RrEouroe aree;

(3) E:dsting development patterns on abutting property whlch Preolude
the logicat connection of slrcets or acceBswayE;

(4) Abutting undcveloped_or underdeveloped Property ls not designated
R-5, R-8. R€, R-l5, FD'10 or an urban resel?t ensa;-..

Strgets Ehrtl connect b all existlng or approved shJb streEts which abut lhe
develoPmant eite.

But eee, CDC 60H.3.H, which plwide3'[cJtreete, eiating end li.tture, sht]t:'

(t) Be caneietent with tha atandarda of Sectlon 408 (Naighborfiood
Citculation);

Prwlde br general publlc convcnience and mfuty in thr artit to bc
srrved:

Not rllow tre lntersediolt of more than h,ro chclti at any onc polnt;

Bt darigncd b encourrge refc rnd orllldent tmllic florr;

Be daaigncd b dlacouragt through tra?lie on mlnor rbmtrl; end

A locel or mlnor colbcmr strcct tn y b.3$rbllrhed whlch axccsds thc
maximum Gdrnty standar0 hr cul'de.rc bngfitr when tha stre€t ls
plennad to br.uliimatEly oonncotcd to anotlrir public ctrart rnd
ineetc Flre Mrrrhel apprwal tur sdequilr trrminus;

o
Hearinga Olltcer Fhal'Oder

Page ll



o

I
I
I
T

I
t
I
T

I

I
I
I
I
I
I
I
I
I

FTE ?5 'A? 02:15PI4 RAI"IIS CREI.J CORRIGFN

Caeefrle No. @$01-M
(Gossarner Hilb Mae/ier Phn)

P.?7

Hlrrbtgr Olllczr FhC Ordor
Pag.9

her drlveway. The sight distanoe constraint is an existing -condition. The

"ppfi"ant 
clii not create it, and the CDG does not require the aPplicant to fix lt

Per 3e.

ii, lncreaglng trip volume from the site to Springvllle Road
and vlce-versa wllt e)Gcerbate the exlstng Eight dlstance constraint at the Nolte
J;r"*Ay by reducing gaps between vehicles. At some point' ! not otherwise
aOdressLO, aevelopirini tn the Master Plan ls requlred to mitlgate that impacLe
The CDC doeg noi define precisely when such mltlgation is reguired.
Additionat eubstantial evidince that bear on thls lssue could be'lntroduced In
the context of tuture development apPlicatlons.

. lii. There 1ry general and spedtlc CDC strandards.(".e.:.fol
netgh6orhood connectivity and bloik slze) and Community Plan provisions that
areielevant to her requeet. The loop road shown in fuea 14 does not comply
with those standards, as noted in the Stafi Report. The appllcant may apply for
a modillcation to the standards to allow the longer-than-permitted loop road,
but rnitlgatlon is tikely to be wamnted for suctr a modificadon.

iv, The hearlnge officer cannot conclude that Area 14 must
be developed first to addreee Ms. Nolte's existing sight dletance prcblem.
CDC 4O8 hoes not requlre the appllcant to provlde acceas to rernedy an
exlsting slght dlstpnce deflclency to which lt does not subetantlally contribute'
There ie not sufffcient substantlil evidence fn the record to l!nd. that the lmpact
ot the development wanants suctr a remedy,lmmediately (1.e,, in the- llrst phase
of the develoiment), or that the remedy must lnvolve developmen! { Area 14.
However measurei to address the lmpact of the development will be
waganted at some polnt (i.e., when warranted by eubetantial evldence of such
impact).

v. Approval.of the Master Plan does not predude tfe
applicant from propoaing or the'County from requlring changeq !,1 the acoess to
the southwest comer of the slte. The Master Plan Ehouts a publio eaeement
extendlng to Springville Road tom the Publlc road In Area 14, Altftough not.
proposed to be usid ior non-emergency vehicles as part oil the Magter Plan, in

lo

o

5 Asruming 7O9T of trafic from thr slte trewls west, a3 In the applicrnt'a ffirc cbdy.,-the
ocefnoui tri'o rrotumc wcst of thr cit Will be about threr Umtr tho atirtlng wlumc. At soma
boint, if not 6thcrwtse addreaccd, a conditon of approvsl may bo wanentcd untter CDC 2OT-
5.1, which provkles;

Thr Reviaru Alrthorlty mey lrnposc conditions on any Typa ll or lll dpvelopment
apprwel. Such oonUisont rtrall be dmigncd !o proteot thc puUlc from potentirl
atwrse lrnpao{r tf the proposed us. or dnnlopmerrt or to fullill'en klanftlhd necd lor
publio carvl-oas wlthln tho impast arca of thc propocrd drvclopment Condltlonc shsll
;rot rertrlct densltler to lcss than that authorizcd by thc development standildc of
this Goda.



o

I
I
t
I
I
I
I
I
I

I
I
T

t
I
I
I
I
I

FEB ?6 'AZ AE:16PN RRNIS CREI{ CORRIGRN P.?A

b. Having such a connection would enhence vehicle connectivity
(albeit not a lot), and might address block gize or other standards in the GDG.
The Stiff RePort notes that sbeets in Area 14 violate the 600-foot standard in

CDC 408-5.f .A. The hearings ofricer agne€s. The abeam/weUand conidor
constralng a@ess to Area 14. Opportunites tur access to Sprlngvillc Road
we6t ol the site rnlght be limited by land use' ownership Patterns, toPograPhY'

a subsequent application for development.sf fuea 14 or any other area. of the
Master ptan, u.t" iiprioni could ir6pose !o g9nl an eesement from Me'

Nohe,s propefi orLr tft" easement tb ttre interior loop road in Area 14' lf the
aoolicant does noi Jo"o, a condition of approval cogld be imposed to. ac6leve
td;;;; iu*tt if r"r.on"bty related to the impact of the development ae

diecusced above.

4. The applcant urged the hearings ofllcer.to lind that tlre underlying
intent [of the f-Ads["i Ffaqiil to !w.-*d avoid 1a pub.llg rosd connection betweEn
A;;;-i4 enO Sprlngvilie Roiol in the future if possible.' (App.llc?nt's Reaponse
id f"f"V 25 Stai rnei.oranaum). The hearings ofrcer expressly decllnes to
make such a findlng.

a, A publlc road connection between Area 14 end Sprlngville
Road does not crois a slgnilicant naural resouroe nor violate any appllcable
standards on its faca. lt ls feasible.

ln

lo conn with
variaffons thereto,necessary to comply with appllcable etandards or Permltted

and il is not inconsistent wlth the Master Plan approval to ProPose or requlre it.

c. The hearings ofiicer infere from the applicant's gtatgryents that
it ts the appticant's intent thit access to Area 14 be restricted to the lnterior
io"apy.'tne ne.tings officer appreciates that Area 14 enioyq more Prlvacy
*noutifrrough traffrc-. Because, ae pnoposed,-emergenry and non-vehlcular
traffc will haie agoess to Area 14 fom Sprlngvllle Road, residents of that area
and points north and west witl heve good pedestrian and bicycle a@ess. Fmm
the ippltcent's stapdpolnl thet accels and proposgd road lmprovem^gnts fu|fill
ih; i#Gnt provteioris ot Ge Communlty Plin and CDC 408; dlrest all'vehlcle
access to Sfringvitte Road fiom Area 14 is not necessery to-aclrleve an

"aeqrat" 
leiret o:t seryico or connectvlty. Althq-ugh the Gounty does 1ot reach

ths dame conctuEior'r, the hearlngs officer declines to reEolve that dlspute,
because it le not nec,egsary to flnd thst the road will or wil not be accesslble to
all vehlcles to conclude thit the MaetEr Plan does or csn comply wlth
applicable standards.

Caeefrlc No.0U001-M
(Gosbamer Hillc. Master Plen)

o

Hearlng, olllccr Flnal Aldlcr
PeOe 10
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Caaefrls r{o. 0O-60t-M
(G*EameJ Hilb Mastcr Plan)

P.?9

o
d. There is a disputE about whether the applicant should be-re_quired to

install a traffic signal af ine intersection of the collector road and NW Sprlngville
ioaa. This dlsiute will be addressed with each phase of the Master Plan
based on condition otapptoratVll.B. The applicabb approval $!"tif -Oo not i

i.cuiie inJ ifnafzatiori is*re to be resolved before approval of the Master
Plan.

a. Based on the Coun$s haffic report and the appllcant's traifno
study, signat *"rr.ntr 

"re 
unlikely tob€ met at the hterseotion with tull bulld' :

out 6f thE site, particularty if the access to the southweet @mer,of the site is
opl" to:ifiritrlctes. lf winants are not met, the County generally doee not
dstalf a itgnal, because a signal may pose as many problems as it solves.
Therefore the signal may be a moot lssue'

b. The hearings officer is pereuaded that iesues relatng to the
safety of schoot children will Ue addressed by Org County and ths school dletict .'

pursriant to existing practices to coordlnate public road access to sclrool sltes-
h a signaf is winaitid, and it othenrise complies with the Uniform Ma,nual on
TraffidControl Devices, it can be required, ss can Uaffic-calrnlng mearures in
the vicinitY of the scftool.eite

c. The hearings officer acl<nowledgee the argument Pv te cPo, '

that chlldren arg entttled to lafe walklng conditione to gnd from schools. Hcrd
to dlsagree with that. But tha hearhgs.ofllcer is not persuaded lhat state or
federal'laws or constitutlons accord children the status of a protected claes or
othemvise requiraUre County to do more for them than provided ln the CDC'

e. There is something of a dispute about the mlnlmum density thet must
bc achleved on the site, assuming it ls included in the UGB. The minlmum
denstty haa declined over tlme aEtha applieant retlned plans f"I tf?. slte and
lnformltton about the slte that afiect the 'net developable acres' of the slte
under the GDG, The minlmum number of dwelling units neaessary to oomply
with mlnimum denalty standards wlll vary dependlng on thc outcome of
negoflaffons with the-Beaverton School Dlstlc't about the sdlool eites, the
prjciee delineation of parks, op€n spaces and wetland bufrer areas, snd other
iaAors that affect net developable acres. Hourever the nurnbers ere not llkely to
change dramatlcally.

a, The hearlngs olllcer ie persuaded that the slte can be
developed to achieve or exceed the minimum denefi standards for thc R-9
zone, liaEEd on the acreages and densities ahourn on the MsstBr Plan. Based
on the best evldence in the record, it appears the mlnlmum number of dwelllng
untE ls 546. But that number could ctrange ss noted above'

b. There does not appear to be a dlspute about the rnethodology
to be uEed to calculate net developable area and minimum or mardmum

lo

o
Heafinga Olfroor Flnal Orlor

frEa 11
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C.rillc l,lo.0O#1*l
(Gocsamer Hlllt Mtdcr Phn)

density. There are relatlvely minor fastual dlsputes about how much lend is
Aer.f6p"ute for purposes oi the CDC. Hgweygr the hearlngs offic€r linds those
Oiiputds wil be iesolved with rnore detailed infiormation that will be_ provlded ln
development applications irr the future before development occur3.c

c. The hearings oflicer turther finds that the appllcant should
revlse the tabte on sheet 4 of the Master Plan as needcd to reflect
methodological refinements, new informetion.and any changeu to the Master
Plan bebre tne County epprcves the first phase of the Master Plan'
Applica$Ons for each subsequent phase should be requlred to show.
rdsiAenUat development ln that phase is consistent with the approved density
range, subJect to bny amendmenE warranted by more detailed lnformation or
changes in the Mester Plen-

7, There ia a dispute aboui whether public streets should,be lmproved
to County or CitY standards

a. The partles did not tdentilY any authority in the CDC for
requlring streets to bi built to CIU standgrds. Suctr authorlty may'be inherent in
the office of the County Engineer gr may be granted by an lntergovemmental
agreemgnt that ls not in the record or may exist for oher reA8ons. However the
hearings officer finds he cannot lmpose a conditiol of appryva! of_ the Msster
PIan requlring the applicant to improve sEeets to City standards, based on
substanilal evidence in thE record and the applicable lsw ln thls caee.

b. For what it is worth, the hearings offrcer agreeo with the City
that improvement to Clty standards may be ln the longterm interests of the
pubtic,'because the City will be responsible for maintaining publlc streets after
ihe site is annexed, and it may be more famlliar or efiolent maintglning streetr
lpproved to Gity ttandardB. On the other hand, the City is and will be-
reiponslble for many streets that r,vere not lmproved to its strandards lni0ally,
and thare is no evldence that County strset standards are any mort or lesc
safe or maintenance-ftiendly than City street standards.

c. Thls isaue cen bp raised in subsequent development renrlews.
lf the parties can ldentlt! relevant ar,rthority br the hearlngr ofilcer b imPose
such i condltlon, or lf the County and CIV agree to reeolve tho matter in e
certaln way, the hearlngr offlcer will reconsider it. Approval of the Master Plan
ln no way prevents the Gounty fom requidng the applicants lbr future

6 There wag no dirpute about the maxirnum dansityl -The CP9 ruggcrbd not inoluding the
maxinium drnrity in iha denslty table, but, whlla the CPO.may not want thi sirt. to b.
devetoped to iE maximum density, the CDC does not authorlze tha hearines olllcrr to reduce
the miximum density. lt ir what it ia depending on the nrt davelopable aorec of the BitE.
Ths maxlmum dansity Ehould be stated on tha danslty table ln the interest! of ascuring full
and falr inforrnatlon for usc by all Partl6: in tha prooBss.

UartnOc Olllar Ftnal Onl.*Pry 12
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Crnafila Na 00401:M
(Goscanrer HilE ltastcr Plan)

development applications to lmprove public streets to city standards as a
conditibn of approval of those applications'

g. The City of Beaverton argues that a public street shoutd be provlded

throush area 11.'The applicant Proposes a PryaE street that will be
acceJsiule to the publlc,'i.e., it wifi not be gated. County staff did not address
this issue dlrectlY.

a. lt appears to the hearlngs officer thet a publlc street thlough
Area 11 would Ue niiOeO to oornply with Ulock size standards if Aua 1l was
;;A toi ringle family developmeit, However, because'it Is to be used for
.Jiitarnilyievelopment, tni nbck length_and perlmeter standarl-e in GDG
408-5.1.A and B d6 not apply to Area 11 . 'See pp. 16-17 of the Stafi Report.

' b. cDC 408-5.3 requlres any steets in Area 11 b oonnec{.to
existlng ot 

"pp-reO 
stuO streets that abui the site' Although ti"q ryPude thls

stendaid doei not apply because there Bre no stub streeta that abut the
Orr"fophent site, ne neartngs orfficer dieagreea.. The proposed B$e9t.Parallel
to SJrfngri[e Roao in Area t 5 could be conitued to be a stub sUeet subiect to
CDG 40-&5,3. lt could be argued that the applicant ie required to e,xtend that
street Into and through the multl-family area to the minor collEctor steet at the
north side of Area 11-. Doing so would tmpmve connectivity for vehicles and
1,-riO ierpond totne concefr vobed by the City of Beaverton without oeating
.n-otf,erpirUlic etreet intersection on Sprlngville Road. The hearings offlcer
infers fom ths Master Plan that the applicant doet not want treflle from the
;ilgt" anO mutfl-family areas to mi4 therefore no direct connecffon is prwided.
Hoirr.r the applicanfs preference is not an approval standard, and nothlng in
nL Community irlan or CDC discourages such a connection. lt is not
n"-oir"w to Jetermlne whether or where a public street should extend through
Area t l tb approve the Maeter Plani the lssue can be reeolved in the context of
tuturc devetiiment appllcatlons for the ereas ln questlon. The hearings ofilcer
.n.ourage" t'he applliint and County stafr to reconslder thle issue as part o-f

ttre reviiw of futu;e applications. Accassways may be P-PYlded (or required)
pursuant to CDG 408-6.4 for pedeetrlan and blcyote trafllc behrreen the slngle-

. ;;d multi-famity areas, uut thit does not addresl vehlcular connectMty.

9. The City atso raised concems abou-t utility placement and thc
adequacy of prop6eed stormwater detEntion facilities. These iscues are not
relevant io [l1bs[r P|En approval, The applicant's prelimlnary stormweter
calculatbnl show that it ie feasible to provlde stormweter dcbntion and
treabnent conelstent with appllcable standarde of the service provlder'

P.31
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10. A number of ctrangec to conditions of approval wEro requeeted or
recommended, Some of those haVe been addreesed above. Othere sre
addressed belo.w.

o
Hcadnge Ofrcer Final ordar
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a. Recommended cOndition of approval l.A, which requires a

pretiminary grading plan i" m.og! because the applicant has provided such a

;ffi. Th;i &ndl6in'can be deleted. See p- 2 of the May 25,2oA1memo ffom 
,

Chrie Goodell.

b, A condition of approval is wananted requlrlng phase 1 of the
Master plan to include extension bt tfre mlnor collector street to the school site
anO tfte essociated drainage hazard area altaration; consistent wlth the request
of tft" school dletrtct and tf,e apptlcent's acqulescence- See condltion of
approval ll.C.

c'RecommendedconditionofapprovalVlll.EprovidestheCounty
willproceseeppllcatIonsfordevelopm9ntlnthe.MesterPlanbutwillnotissue
perririg tor ap-pioved development until thE site ie ln the UGB. This conditlon
should ba arnended substantially as recomm,ended in the May 11! 

-2901 
memo :

from Ohris Goodell. The location of the site insidc or outsidE the UGB is not
lir"Afi, relevent to the Maeter Plan appllcation. However it ie rBl€vant to.-(?nd

"oufi irectude).lssuance ol develop-ment permits. The amended oondition
would'reflect liii relationship. The hearlngs ofiicer hereby adopts as hia own
tfrJdupptemental Flndings Regarding UGB Status.and Goal 14 as rcvieed
Jun" g, ZOO1 fV f.Ar. eacfirach [o supfort the condi1on of.approval snd to
Apt"i^ the reaione wtry $re UGB siatue of the property is addressed as such.

i. The CPO euggested a condithn of approvat allow the
applicant two or three years to resolve the UGB issue Bo tfq w9I! !y- tne

"ppiir"nt 
ina otfrer tntlrestad parties will not be wasted if the UGB iseue is not

riioped morg quickty. The nearings ofEcer notes that conditlon Vlll.l includes a
ttme llmit for thi decieion, conslstent with the cDG 201-4. That sectlon does
not suthorize the hearlngs ofticer to extend the effective datio of the declslon

ii. Condi$on of apprcval Vlll.l ehould be amended to re{lect
that.thc effestivE date of thls final order, and thereiore the start sf $re twoyear
expiration pertod for thls llnal order, would follour the effec{lve dats of any
declslon ln an appe'al of this final order.

d. Condiuon of approval lV.E should bE amended to makp it doar
that non.emergency vehicular iicess to Brugger Road should be evaluated in
the conte* ofipec'itic development applications, because the langua9e of .th9
condlilon aB re@mmehded lnthe Stafi Report did not do so clearly' As noted
in Ure testimony from several witnesees, Brugger Road ls not lmproved to an
urban standard, is subject to road design and lnterEectlon geometry
conatreintg, ani prlncilaily serveo land outside the UGB. General vehlcular
acc€ss to Gat robaway ie-not appropriate under exlstlng condiUonE, bUt rnay bo .

appropriate in the luture if lt Is (or wlll be) substantlally irnproved and can meet
the needs of traffic that would use it.

lo
I
t
I
I
I
I
I
I
I

C*efrlc No,0O40141
(Aosaamor Hillc Mzctcr Plan)
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e. Recomrnended condition of approval V.A,should be amended
to allow for Incremental annexation of the site to the Tualatin Hllls Park and
Recreatlon Districl as development is proposed, because that is conslstent
witfr Cln"rat Design Element 5 of the Bethan! Community Plan and Springville
Subarea Design Element 5'e-

f. A condition of approval is warranted clarifling that an
application to amend a portion of the Master Plan ls required to be authorized in
#iting by the owne(s) 6f only that portio! ol qe_ Master Plan that would be
subjeit tb such a charrge' See condition Vlll.D.3,

D. CONCLUSION

Based on the above findings, the hearings offfcer concludes the
Gossamer Hills'Master Plan should be approved in concept subject to the
conditions necommended by County stafi as amended conslstent with the
above discussion, because it does or can comply with applicable approval
standarde from the Washington County Community Development Code subJect
to recommended conditions bs amended herein.

E. DECISION

The hearings officer hereby approves Gaeefile 00-601'M {Gossamer
Hills Master Plan), subiect to the following conditions of appnoval:

P.33

Submlt the fiollowing to the Uni{led Seweraga Agency and obtaln a
servica provlder letten

A slte atEesgment and sensltlve atea certilicatlon
preseMng a conidor whtott separatec'the sensitlve area
hom the irnpact of development. The conidor muBt be set
aelde in a separate tract and not pert of any bulldable lot.

lo

o
Cas.frlc No. oo-Eol-M
(Gosiamcr Hllb Mastcr Plen)

Hcarlrtgc Olfictr Fhd Otttcr
tuge 15
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il.

\r.

Gasriib No,, ur4ot-ful
(Gloeaamer Hills Maetor Plan)

A Prpvlde avldence that final appnovsl has been obtained for
the Masbr Plan as outlined sbove'

B. . lnclude a development applicafron form eig19d by the
property owner(s) of record for all tax lots withln the-Gossamer 

Hllls Maeter Plan area ftonting NW Sprlngvlllc
Road including the proPerty o\ rner where the minor' collector roadway is proposed in the Master Plan.

C. Propoee construcilon of the mlnor collector rogd and
assoclated utilitieg at least to the east edge of Area 2,
lncluding any requlred dralnage hazard area alteretlon or
wetland buffer revi*rr. (207'5)

D. Propoee dedication of right-of'way along the entire Maeter

, Plan's frontage of NW SPrlngville Road. (ZO7-5)

E. Propoee conatruc'tion of the conctete sldewalk and
roatslde dralnage (ditch) improvements along the entire
rnas{cr plan's frontage of NW Springville Road In
riccordance with the WCRIDS- (207'5)

P.=4

Provlde a plan for the mlnor collector'e lntercectlon wlth NW
Springvilla Road which le consistent (ln terms of design)
wtttr the version included ln the Master Plan and m,eete the
crlterla lteted In the Springvllle Subarea Deslgn Element
No. 5.k. Thls plan is subJect to approval thruugh the
Englneerlng Division. (207-s)

Provlde a chart, llke the Density Summary on page 4 of the
Master Plan, and supporting analyeis showing that the
reaidentlal developrnent on the site wlll oornply wiflr the
minimum and maximum density range ln the R-9 zone'
The arrafsls shatl be consistent with the methodology in
he June 1. 2001 memorandum from Mr. Goodell or
amendmcnts thereto approved by the plannlng dlrecbr
ooniigtent with applicsble density standerds, and shall
reflect monl detailed dellneation of wetland bufiers (if any)
and other changes ln net developable area as detlned by
the CDC.

ttaadngt fficc,r FinC Odor
Page 18
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il,

o
Propose the o<tension of the minor collector and utilities to the
schbol site (Area 2), including, lf neoessary, a tyPe ll dralnage
hezard area aheration.

M,

A lnclude a plan for Master Plan Areas I and 10 (together or :

indivldually) for reporting sales information ensurlng that at
lesst 2Oolo ol the housing'units built in Areas 1, 4, 6, 8, I
end 10 (north of the resource area) ahall be for-ssle unfts
affordable to households at or below area medlan lncomee
using current HUD affordablllty datra as detailed In the
findings of thls Report. (See Sprlngville Subar-ea Design
Elernent No. 5.c.) Note3 Shifiing of resPonstbility tor thig
afrordability requirementliom Area to Area shall be allowed
only wheh the affected proPerty owner's signature ie on the
development apPllcatlon form.

lnclude a plarr (to be reviewed and approved by the County)
for Master Plan Areas 11, 13 and 14 (together or
lndivldually) for reporting sales information ensuring
compliancC vVlth Springville Subarea Design Element No.
5.c. Note: Shiffing of responslbility for thls afiordab[llty
requirement from ArEa to Arca shall be allowed only when
the affested pmperty ourner'e elgnature is on the
development apPllcatlon form.

The appllcaUon for each phase of the Master Plan '

containing residentlal uees ehall include evidence that.the
development proposed in that phase will be within the
relevant mlnimum and maximum density rengc,
considerlng the lable and the anallais approved pureuant
to condition of approval2,g and amendmEnts thereto
wananted as a result of modiflcetlons of lend useB or
arees ln the MastEr Phn (c.9,, to refler:t moFB detailed
deliheafion of wetland buficrs, other changes that affect net' '

dEvelopable acreage, or elimination of the sohool slte).

Development proposals shall emphaslze shorter block
tengths (otccpt for the collector akeet) and greater sbeet
and pedestrian connectivlty (accessways) than are
pr0posed ln lhe Master Plan. Future development

B.

lo
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I
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D.

Caralllc No. AO{O|-M
(G o *c m e r H illa Mactcr Ple n)o

Hearinga Ofrcor Fh,al Oder
Ptgc 17



I
t
I
I
t
I
I
I
I

I
I
T

I
t
I
I
I
I

FTB ?5 'g? A?I?4PN.RA}'1IS CREL,I CORRIGAI{

E.

applications shall be scrutinized for comp[ance with-the
ffiriings in the Stafi RePort w{th regard to Section 408
Neignuorhood circulation) and oorresponding discussion
in ne hearings offieer's final order. Thls shall ensure that
each Aree within the Goesamer HillE Master Plan provides
the highest degree of vehicular and Pedesbian connectvity.
See nirOings lrithe Staff Report and above regarding
Section 4OE-5 for the issues r€levant to this condltlon of
approval, Also ses condlson of approvalVlll'D.

The need for and timellness of road @nnections snd
acceSs to Brugger Road shall be evaluated at the time
future development applications are submltted.

P.35

o

A

B.

The subJed area(s) of
be requlred to annex to
Recreatirrn Distic't.

Goesamer Hille Master Plan shall
the Tiralatin Hills Park and

tlorrtags aficer Find orderptgt lO

lo

o

vl.

vlr.

A

Ctsctlb trip.. AO.AO',-M
(Gioazamer Htlt Mast* Plan)

The appllcant shall submlt evidenep demonetratng
compliance with the delayed snnexation agreem-ent
requirement with the City of Beaverton and that all
necessary servlce dlstrict annexations have taken place.

The apptlcant for developrnent shall provide evid_ence tha! a1
opporidnity hae treen provtded to the Beaverton School Distrlct for
aituHng up to 10 acreE of land (within the Master Plan Area) fur a
scfiool site,

Provide adequate illumination st the site accesses on NW
Sprtngvllle Road. Adequate llluminafion shall consist of at
le'ast qne 200 watr high pregsure eodium oobra head
lumlnaire mounted at a minimum height of 20 feet on
exlsting utitlty poles if available. The tlxErE shall have a
medlum semi-cutoff type lll dlstrlbuton, The pole chall be
wlthln the area defined by the radlus retums of the
intersection. The fxture shall be oriented at 9O degrees. to

v.
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centerllne of the collector or arterial. For intersec'tlons of
collec'tore wlth arterials, or arterials with afterlsls, the
luminaire fixture shall be installed at 90 degrees to the
hlsher classilied roadway. lf the lntersec'ting roadways are
ot-the same functional classification, the frxture may be
orientad at 90 degreee to either roaduray. lf no existing
utitity poles are available within the interaection area
defineb by the radlus retums, the developer shall meet the
requirements of the Department of Land Use and
Tiinspoftatiorr 1991 Riadway lllumination Standards,
latEet revision. The Traffic Engineer may require
illumination ln additlon to the abov+stated mlnlmums
Dircct tcchnical gues$ons concerning thia condition or the
19gl Roadway lllumlnation Standards to Tom Wolch, ;

TrafFc Englneer at (503) E46-7980-

At development review for each phase,'providc left and
right-tum refuge analysls for the intersestion'of Spring.llle
Road and Goisamer Hills Way, the main access, and for
Springville Road at the east sitE aosess. The turn refuge
analyses for each phaee should project qm refug.e-warrant
status upon thE build-out of the subleot phase and if the
Ggun$ debrmines that a turn warrant refuge ls met' the
refuge ahould be'constucted prior to the number df ,units
in.i?fsger it. Signal conduits should be lnstalled 6y the
appllcant at the tirne the intersection/left turn,lane is
construoted at the maln a@ess. ,

Allow no access points on Gossamer Hills W"y, the main
slte accees, north of lts interscclion wlth Sprlngville Ropd
for a distance !o be determlned at TyPe ll devetopment
reyiew of the phase whlch will construct the propoaed
acoess.

At development revtew for each phase, provide eignal :

rrvarant analysls for the lntercectlon of Springville Road,
165tI Avenuti, and Gossamer Hllls Way. The signal wanant
analyals submltted for eadt fiase should Froiec{ a'tgnal . ;

wanlnt stratug uPon the bulld-out sf the subject phatc, gnd
if the County deiarmlnes the wananta are met and that I'

signallzation iE reoommended, the stgnal and req-uired
Iane configuraton should be construc*Bd p{or to the
number o,f unlb that trlggers it. lf the signal ig determlned
by the County to not yet be reoommended until thE bulld-out
of the last phase, then prior to oocupancy of the last phase
an assurancc should be provlded for future constructlon.

B
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Ceceftc No. o0401-M
(Oossernar Htlc Neder Plan)

o
Heerings dicar Final odcr
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o E. Remove vegetation or uEe other methods as requlred to
provide adequate intersection sight distance along NW
bpringvllle Road for the site accesseg. After completion of
any riquired vegetatlon removal or other methods of
enhanctng sight digtance, linal eight distance certification
l?om a registered profesaional. englneer demonstrating that
adequate intereection slght dlstance exlstE in both
dlrestlons h accordance with the Community Development
Code shall be regulred.

:

Proportional lmprovements to the NW 185h Avenue/ NW
Sprlngvitle Road lntersection (as required by Springville,
Subsrea Design Element No.5.i.) shall be determined
through fu ture development applications.

Future development applications and/or building pErmits
for detachEd dwelling units, and singl6 fqmlly attached
dwelling unitr with lndlvidual vehicular aooess to a sheet,
that are located withln one thoueand three hundred and
twenty (1,320) feet of NW Sprlngville Road shall be requircd
to comply wlth the buildirig fagade requlrements in
accordance with Sectlon 304-8,

Future Tlpe ll dralnage hazard area altcrations shall be
required for the vahlcular and pedestrian sheam crossings
and the wetlands enhancement ln accordence with Sectlon
421 and 422.

To

o

vul.

A

B.

c.

D

Crralllo No, N-E?i-M' (fu.cmerHill, Ma*tgrPbn)

Future development applicationg within the Gqseamer Hills
Master Plan Area shall be substantially conslstent with the
approved Master Plan. Revlsions to the Mastar Plan shatl
be revlewed for cornpllance wlth the Bethany Gommunlty
Plan, the Community Development Code and findings
includcd or incorporated by reference ln thie llnal orderi
provHed, 

:

1. Appllcatlong for areas 11 and/ir 13 may pnopose or
be approved eubject to condiUona thst the applicant
provide for extenslon of a publlc road and/or oRs or
more a@sssvyays through Area 11, if conslstont wlth
and/or requlrad to cornply with CDC 408-5 or other
applicable standardg

|lctr*ngt olfllcrr Find Otrdet
Prgc 2O
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Cesefile 00€01-M
Stafi Repoil
?age 22

STAFF:

STAFF:

STIiEE:

$TAFE:

4t 2,3

4n8.1

A r.rttlity plen, ae requlred by thla Sectlon, shall be requlred at the
Derrelopment Review Stage.

Scotion 417 lrdgation

lnlgatlon plarc, ae requlred by Sectlon 417-2, shall be submitted at tha
Development Revlew stage,

Secfion 42'l Fld Ptrin rhd Drcinegc H*ard Arua '

Dcvclopmcnt

A dellneatlon of the on-sltc dnlnage hazard lrcaa wac inoluled ln the
origlnal mester plan appllcation materiala at requlred by Sec:tlon 421-
1.2.8. The crnent MaCer Plan materlale ehout that the drainage hazard
areeg yiill be altered firthne \rehioutar streem ofi]Beinge, pedeetrlan 

.

etream cmeslnga End for a wetlands enlranoement. Thes,e'uls arB
permitted through a Tlpe ll,proccdure In acoordance wlth Scdlons 421-
5.10, 4?1-5,15 and 421-5.16. Ther3fbrs, when thesc uses arE proposed
to be der eloped, Type ll land uee appllcatlona alral! be required to be
submified.

Secton tt22 significrnt llrturrl Rtgoutucs
'lBZn lrtob9rff.c?bdrbsrafo,r .

fho.e arEos tcr'ifftts, in the anphDlr cbnuwnty &n slDa Rtrr!+\rdleal
Fe.ouro3 Phn ELndil er S/Hilbrnf Atraltad Reeouree.

s@fudnl lVrtr*rl Reso.elatirv: bcen chcrifd h AP @nfirtttU Pbrs *
tha R(d/zl/tl',,wet Ramuur Ph,n El,/nd/tl ry rc fo//i,Jfry oahgerFsl

1Z-2., t*tllcr Attris .N tfiiu.txt - lOO yg,r M pilin dr*taga t+and atas and
panCa elrcript fhor efcrdy&vrbped 

:

1A-ZZ lthbr Nan aN Uffitand.rndFtsL ardVfikilie HeHfrd -ttttilel, ersand
m0trncb lltd rrt rho flsh aN ilEfc h.Dilrt

,TheSignlf,oarrtNaturalandCulturalReEoupesMapElement9fthc
Bethany Community Flan hal deeigneted a portlon of thc eubJect alte ie
VrHerArep:tand \l\Hl?nda and WaterAreet and @
Wldltfe Habitat

ffirtelorDqlyc,oprrlpll[
The rqutred mat|u p$n and s/fe ana}rsr,e fqla srle r,ulrmfi inolutEc g klenltrl6gl
natwd tesoupe shalli

P.39
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Caeelile 00€01-M
Stafi Report
Page 23

SIAEE:

STAFF:

STAEE:

StrAEE:

h ldpr,W lha looaUo'l ol lha nalunl resouroe(s), oraept In erees u,iere a
@al 5 analyeia hab bEen canPhled eN a Nqran decrston @ptad
puraant lo OAR 664 Dtlrrlslon 2S (atrative S*tefiiDe/ 1, 1996);

The applloant haa identified the.location of the nsturel reaourqea withlni
the GoEsamer HIIIE Master Plan. That informatlon oan be found in the an
Addendum to the 199E Natural Reeouroe Protectlon Plan prepared for
the Plan Arnendment (Ordinanoe $4E) and a mitlgation plan prepared bY
PBS Erwironmentef which has fUrther refined the boundarles of the on"
t$te slgnificant natuml area pursuant to SprtngMlle Subaree Derign
Element No.5.d.

B. Ctecctfbe tlnebeFiune{d rprqposedalteatb4, f any. My alMbn
proPcEf,C, pt tst/8,nt to Seolilon 1n-3.18. thn[ Do ooas,silsll urlD lDe
pragram ffin lg.lhc itulffi mtualnsare5 and

lmpacta oaused by the proposed mlnor collector etreet ard dewlopnent
ln Areaa 4, 6 and 6 an idcntificd in the impad atulysls and mitlgetlon
plan pEpsred by PBS ErMronmental. Mitlgetlon meaBu_re8 3ft, ptopotBd
in aciorOanoe wlth Scctlon 42-t.6 and t0&129 of the Communlty
Dwtlopmeril Code.

C. ltrtl llr despn ehmente ci'll.P tppliabb Cmmuily Pbrt:

The Bethany Genrnl Dcslgn Elemerils and Spilngv{lle Subarea Design
Elemerda harc been addreEsed in thiE Staff Report.

4A3,2 Opd? specc lndclelhe UGB:

A, Sherr Dt d]tt tr* I PwkkdtrI s3ot6r, 1A$1, Mastqtrignn ng' Srra '

,rte,&dq

B. When k;raw tne perlrdellciertemi c0 Elqrlffi dt lhr signmoan, nW
lgsolnuc rrap. lhc'agplanil &d ncidly tllpWtWfer. gair* prw*kd ths
plqped&arqprrcnt

Tho eppllcant haa ldenttfled requlrcd oPcn speoe in agoordarrcc with I

sccfidd 405. Tr,ralatln Hlllc paiX ana Heseatlon DM$on has beon
notllied rnd hac commented on the propoecd dernlopmed'

4e S.3 
''lv?,o',lng/n 

lMNn e Rtrynm WrWr, I,fAHATB8 ,nd Lr#,lFld\ .N y',,,Fr
Aras *d Vrilhnds end Fldl zrd lUlldtre F,eb
A- tlo rrlrn qcxrytcrd afaalbn of tttcvtgl:fitbtr w |a,ftalD dil,. R$erfu,.

ffisr(atffineAing3ctgr tW) t ifr1[tsrnl rnlryuec qvtella6
(.. ldelrrlfiad h frn +Pfr*,ble @inaaW PEin qtlp RrmUNrftrzl'
helourcr Phn Elsneitl, sfi a/ De a&lvted *Wl for tE toffi:
(1) Glose'r!tr fcrrfiectt, rwdt *othrr publb tatWrlatt,n 

'bc/'I'!s'

P.4A
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Caee{Ile 00€01-M
staff Reporl
Page 24

o A) @netnollon or t*crlsluclhlnotstreds, road,s cl-olharpublia
lB ttp,,oft alb n faciilrlbc.

fj) hstatlalbt orwnCtwtior, c/.-ltptolbvdno rfitliar; eaupraad lrler
lln*, CerlUt,, cofitmfiffiot and srgnal /frteq end gps dls}#lu/Jon
and turemissbn llnar.

I
t
t
T

I
I
I

(4) WtUllta v&rwirw araao andrcoreatbn ar natuntrellz

@ Whqe rI6en D€ darnonslrsH, vilh cortcwpna of lhs Claolcamas
Ddr6t bic/pgid u dhx applte,bb dl#;,id biqbgid qf ttte Oragon
Dqarlnant d Flsi and Wldih, tlat a iprWt@nbor,l,lEbrAr*s
and Wdtlanda, ot Vlalet Are€,s aad HAlltu:dt # FEh dld VfrklllE
l?a,bilal Das Oeen &gnd,, an srharcqlpntdtlrss stae! trfiitt
anfome to tl:c ffinltiorl aN rllctfa llshd in Seq,ron 4n$l mey .b perrrttl€d thtough e Wpe ll ptwfuitr,.

STAFF: The GosBamer Hllls Mrster Plan includee the above ligt;d r,reed within
ripadan aftras, Thergfore, lvhen theee useg are Propgceq to be .

. dorcloped, Type ll land uee appllcations as required by Sedion 421 and
4?2,altp,ll ba submitted.

1%96 Fq aW propcppd un ln a ElgnilkEnt Ncftral Faeouroe Atua lDsa sha, De's
frtrdng that tne Wooed rrs wtl nd wtowty lntet& wrlr, lha gamruatfu ol
f,th iN wilctltcareas and DsDrlsl tcreirltrhd in tho hEsfiinglorl @tfry
Carydlantrc fun xhwtie intedcctpeoan E n#/da/id.

The impaci analyaia and mltlgatlon repofi prepared by PBS
ErMronmental dernonetratee that impacts aarcclated with the prcpced
meCer plan, induding ths minor oollec'tor strpet and dsvolopment in
Areaa I, S ard 6 will not seriously lnterfera with the pre*ertftilion of flElr
ard wlldliie ngbiht. The applicant aaeerte that lmpacte oausad by
danlopment 0.e. stream crosslnge) within thc ldentified resoutce area
adJaceirt to Artaa 4, 11 and '13 however, will require a mone detailed
Signiflcant Natunel Resource analysla.

lvffii Redratrg lrrc inpeots d a WW*ed fuffi anebr fr*ning lie ber.of iobjtel
Fle$dUng fom dryebpnenl ln fieh, vdclllfe,, aN W lEmF tEt gD ErEtsr ttf&.llot tW
indtlop, M b;d nca3csefry linfud lq re4ruldnrryl: l) oiltffng of sfnriurs trerr eradt ofier and
ioilqlg1lilroftE mtfonof rfirtr*er'crl.i rr,rrlt io avodhsblal a affrclx, nfiilnW c,fif ot
;ad-odrsfrJdld ra ild rquirg;( fot ttnprcio$a ure .N, 4 twla/ir,g meruHabb bsl of
rnafrrs Dy pesiaDffi*,g ntg[raes firrt,ers! rosl, $ri ac @fot M rrrodlualbn, ooo?F'i-or
lheilrrltlheF,. Ia cttrararaas d dgrlifxltilil#r,Jrfit t€4rt, sr/crt- as npltsnds, dpqtrrt ffiiwr
irq wW UtA ndilp stttc, nptnfuarte aN cnhanainqil d tffielnfu rlaDrlbt, aetbaqkr rnd
resfiardllpn ddaraeg. snd ev*llng damggp wouH be appropdela.

Proposed Mitlgatlo.n me$rods include ewldancg of the malortty 9f th€ 
.

res6urce and iglec'tive grading within the dralnage hazard area to orEate

lo STAFF:
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10&129
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Gaaeflle 0G001-[,r
Stafl Report
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Io

STAFF:

SIAFF:

+

STAFF:

wetlands. Theee areeE qre to be planted with emergerrt wetland plant
speciee End othgr iratlrn vegetati6n

Sccffon 413 Enrslon Gontrcl

Secllon 426 requires erosion control mcaBurer ln the TUalatin River and
Oewego Lekc aub,baalne during conctruction to oontrol End limit soil
eroeion. The applicant has eubmified a pretirninary eroelon contrcl plan
lor thc development.

On July 1, 1990, Unlfled Sewerage Agenoy (USA) assumed reeponclblllty
ior eroeion controt.withln their dietrict bourrdarler. The appllcant wUl bo
required to rubrnlt a an erocion oontrol plan to USA for thelr apprcval ,

pdor to any on ite or ofrdtc work $noludlng wort wlthln the rlglt-of'way)
or conrtructlon that lr apprwed. throyghfr^rtun devoloprne{ applhetlon.

Sccflcn 4Ut Bleyolc Pafilng

Dcvolopmente equlrlng bioyele prrldrlg in aooordange wlth Sec{lon 1?92
(Applleabll$ thf,U be required to address thc dandards lided in thte' '

Section ae part of a fUture development ipptlcation;

Ar.tlole V, ErEliqlacill0ca and.8cflkilt:
Sectioa t0't PuHic Fac*lity and Ecrylca Reguirements

Requlred publlc saMceg and facilltlel can be provlded to the Eite to aeirrc
the propoaad use. All of thc agerrcirs listed in Sec{ion ll of this dafi ,

report wlth thr exceptlon of Tualatin Hillc Park and RecrEatlon Dlgtrlc't
and the Beaverton Sc*rool Dlctrlct, heve steted they can adequately scrve
the deirelopmcnt a$Jeot to complying with theirCandads.

Ths ladr of avallablllty of park rcMoe GHPRD) lg not grourdr for denlal
sf thc appllcdion es it ir considcred by thE Code to be e deEirabl€ (not a
cilScal or eeeefflal) seMce. ;

s:tafifinde thet ba=ed upon oRS 1B5.1lO(10), which intimates rohool
capadty ehall not ba thc aoto bads hr tha apprcwl or denlal of any
reeldentlal dsvelopment appllcatlon, unleee the appllaatlon lruolws'
ohengu to the localgocmment oomprrficnatvr plan or land ucc
regulatlone. Thla appllcailon does tmt lruolw amendlng.any plan
designation. Thereforc, the appllcatlon cannot be denied beoauEe of
inadcquatr rclrool capaclty alone,
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gon Division of State Lands
775 Summer Street NE, Suite No. 100

Salem, OR 97301-1279
(503) 378-3805

FAX (503) 37s-+8{{
TTY (503) 378-16t5

State Land Board

John A. Kitzh.'rber
Covernor

Bill Br.rr.tbury
Sscrctaft of St.rte

Jim t{ill
st.ltc Trr'.lsura'r

o fohn A. Kitzhabca bl.D., Govemor

Novembet 21,2000

Ryland Homes
10070 SW Murdock
Tigard, OR97224

To

o

Re: wetland Delineation for NW springville Rd. and 18sh Ave., Beaverton;
T1N RIW 517&18; DSL WD# 00-0298

Dear Mr. Guthrie:

I have reviewed the wetland delineation report for the above site done by PBS
Environmental and discussed the site with Bill Parks, the Oregon Division of State
Lands Permit Coordinator for the site. I basically concur with the delineation and
conclusions in the report as shown in figure 5 of the report; however; point 38 is wetland
and the wetland boundary needs to be changed to include the-point. The mapped
wetlands are subject to permit requirements of the state Removal-Fill Law. A state
permit is required for fill or excavation of 50 cubic yards or more of material in the
wetland areas.

This concurence is for purposes of the state Removal-Fill Law only. Federal or local
permit requirements may apply as well. The Army Corps of Engineers will make a
determination for purposes of Section 4M of the Clean Water Act at the time that a
permit application is submitted. We iecommend that you attach a copy of this
concurence letter to both copies of any subsequent joint permit application to speed
permit application review.

Please be advised that state law establishes a preference for avoidance of wetland
impacts. ln evaluating a permit application, we must first consider whether there is an
analysis of alternatives that avoid or minimize wetland or watenray impacts. Because
measures to avoid and minimize wetland impacts may include reconfiguring parcel
layout and size or development design, we recommend that you work with Bill Parks on
appropriate site design before cornpleting the city or county land use approval process.
He can be reached at (503) 378-3805 ext.234.

This concurence is based upon the information provided in the report. Should
additional information be provided or site conditions change, the Division would
consider the new information and revise our jurisdictional determination if needed.

ktructlands\dct - vm btters\20fl)\flX)298.doc
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o WETLAND DBLINEATION REPORT
NW Springville Road

Beaverton, Oregon

I.O INTRODUCTION

PBS Environmental was contracted by Don Guthrie of Ryland Homes to perform a
wetland delineation on the identified property. The property is located east of the
intersection of NW Springville Road and l85th Avenue in Beaverton, Oregon. The
location of the property is displayed in the Vicinity Map (Figure l). The legal land
description is Township 1N, Range lW, Sections l7 and 18.

The property consists of gently rolling field and pasture bisected by perennial and
intermittent drainages. Riparian scrub-shrub and forested plant communities form a
n[urow corridor adjacent to an unnamed perennial stream'that flows across the southern
portion of the site. A large upland/wetland forest complex that comprises the eastern end
of the property was not included in this investigation.

2.0 METHODS

The initial phase of the delineation involved the acquisition and review of existing data
pertaining to the site. This information included the Soil Survey of Washington County,
Oregon (Green, 1982). Other materials that were acquired in the initial analysis included
the U.S. Geological Survey Map of the Linnton, Oregon quadrangle (U.S. Geological
Survey, 1990), the National Wetlands lnventory NWD map for the Linnton, Oregon
quadrangle (U.S. Fish and Wildlife Service, 1995).

A site investigation was performed on May 5 and May 8, 2000 to delineate the wetland
boundary. The investigation utilized the methodology outlined in the Corps of Engineers
1987 l|retland Delineation Manual (U.S. Army Corps of Engineers, 1987). Data was
recorded on sample plots along each of l6 transects. Sample plots were established until
paired plots (one wetland and one non-wetland) were obtained to accurately determine
the location of the wetland boundary.

The data that was collected included an analysis of vegetation, soils, and hydrology (see
Appendix A for data sheets). Vegetation was categorized into three strata, which included
herbaceous ground cover, shrubs/saplings, and trees. Current taxonomic guides to local
flora were consulted to verify the identity of all plant species (Cooke, 1997; Guard, 1995;
Hitchcock, 1971; Hitchcock and Cronquist, 1973; Pojar and MacKinnon, 1994). The
50120 rule was utilized to determine the dominant species of vegetation within each plot.
In the assessment of hydrophytic vegetation, the U.S- Fish and Wildlife Service National
List of Plant Species That Occur in Wetlands: Northwest Region 9 (Reed, 1988; Reed,
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1993) was consulted to determine the wetland indicator status of all vascular plant
species within each sample plot.

Test pits were dug to a depth of at least 18 inches to assess soil and hydrological
characteristics. The Munsell Soil Color Charts (GretaMacbeth, 1998) were used to
determine the colors of the soil matrices and mottles. The presence of primary and
secondary hydrolo gical indicators was recorded.

3.0 RESULTS AIID DISCUSSION

This section is separated into a presentation of results and discussion pertaining to the
National Wetlands lnventory, topography, hydrology, soils, vegetation, and wetland
boundary. Typical views of the wetland and adjacent non-wetland areas on the property
are presented in Plates I through 10. Data sheets for each sample plot are presented in
the Appendix.

3.1 National Wetlands Inventory

The National Wetlands lnventory map for the Linnton, Oregon quadrangle (Figure 3)
identifies one wetland feature within the property boundaries. The stream channels are
identified as palustrine emergent wetlands that are seasonally flooded (PEMC). Our field
investigation verified the presence of such wetlands, as well as several other small
palustrine emergent (PEM) wetland areas associated with seeps and springs on the
hillside north of the main channel.

3.2 Topography

Surface elevations across the site range from approximately 320 feet in the northeastern
portion of the site to approximately 220 feet along the western half of the southern
boundary. The topography slopes gently from the north along Brugger Road toward the
channel at the southern boundary. The terrain also slopes from the northwest corner of
the site to approximately the center of the western half of the southern boundary in
association with an intermittent drainage channel (Figure 2).

Project # 70070.000 PBS Environmental
a

National wetland inventory maps are prepared by stereoscopic analysis of high altitude
aerial photographs. Wetlands are identified based on vegetation, visible hydrology, and
geography. Field evaluations are conducted of random sites on each map. Such a field
check was not conducted for the site in the current study. A detailed field examination
and analysis of the site may result in a revision of the wetland boundaries identified on
the NWI map.
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3.3 Hydrology

Site hydrology is dominated by an unnamed headwater tributary of Rock Creek. This
perennial stream flows toward the southwest from the southeastern portion of the site.
An intermittent channel flows across the southwestern corner of the site to midway along
the southern boundary. This channel continues in a southeasterly direction beyond the
property boundary for approximately 200 feet where it joins the perennial channel
described above. In addition to these channels, several springs and seep areas were also
observed. Most of these were located on the hillside north of the perennial channel.
These seeps and springs represent a major source of surface water hydrology as
expressed in channeling and sheet flow across the hillside

During the field visits, wetland hydrology indicators observed were saturated soils in the
upper 12 inches and distinct drainage patterns in the wetland areas. Oxidized
rhizospheres were also observed in sample plots throughout the site.

3.4 Soils

Soils within the study area have been historically impacted by agricultural activities. Soil
survey information (Figure 4) identifies the presence of six soil tlpes within the property
boundaries:

Cascade silt loam, 0 to 7oh slopes (7b) is a somewhat poorly drained soil that
formed in silty loess and old mixed alluvium on uplands. Permeability of this soil
is slow. Cascade silt loam is not listed as a hydric soil but may contain inclusions
of hydric soils in swales.

Cornelius and Kinton silt loams, 0 to 7o/o slopes (11b) and 7 to 72oh slopes
(l lc) are moderately well drained soils that formed in loesslike material over fine-
silty, old alluvium of mixed origin on uplands. Permeability of this soil is slow.
Comelius and Kinton silt loams are not listed as a hydric soil, but may contain
inclusions of hydric soils in swales.

Cornelius Variant silt loam, 3 to 7Yo slopes (12b) and 7 to l2oh slopes (12c)
are somewhat poorly drained soils that formed in lacustrine silts on broad valley
terraces. Permeability of this soil is moderately slow. Cornelius Variant silt loam
is not listed as a hydric soil, and generally does not contain inclusions of hydric
soils.

Delena silt loam, 3 to lloh slopes (16c) is a very poorly drained soil that formed
in mixed alluvium and eolian material on uplands. Permeability of this soil is
very slow. Delena silt loam is listed as a hydric soil.

Helvetia silt loam, 2 to 1oh slopes (19b), 7 to l2Yo slopes (19c), 12 to 20o/o
slopes (19d) are moderately well drained soils that formed in old alluvium of

Project # 70070.000 PBS Environmental
-3-
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mixed origin on old terraces. Permeability of this soil is moderately slow.
Helvetia silt loam is not listed as a hydric soil, but may contain wet spots in
depressional areas.

Wapato silty clay loam (43) is a poorly drained soil that formed in recent
alluvium on floodplains. Permeability of this soil is moderately slow. Wapato
silty clay loam is listed as a hydric soil, and may also contain inclusions of other
hydric soils.

Evidence of wetland soils included low and/or very low chroma matrix with
redoximorphic features in the upper l2 inches.

3.5 Vegetation

Vegetation on the project site is dominated by pasture grasses and forbs. A forested
riparian corridor is present along the perennial stream that flows through the southern
portion of the site. A complete list of all dominant plant species and their wetland status
is presented in Table l.

The herbaceous pasture vegetation is dominated by a nearly uniform mix of 80%
Kentucky bluegrass (Poa pratensrs; FAC),20yo meadow foxtail (Alopecurus pratensis;
FACW), with scattered patches of creeping bentgrass (Agrostis stolonifera; FAC), fowl
bluegrass (Poa palusrrrs; FAC), and reed canarygrass (Phalaris arundinacea; FACW).

Little difference in plant community composition was noted in the seep or spring-fed
areas as compared to the surrounding areas. A greater proportion of fowl bluegrass was
found in these areas, along with scattered occurrences of common rush (Juncus effusus;
FACW) and veronica americana(Yeronica amertcana; OBL).

The riparian forested area along the eastern portion of the creek is comprised of mature
Oregon ash (Fraxtnus latifoha; FACW) and Oregon white oak (fuercus garryana;
UPL). Most of the understory shrub vegetation has been cleared in this area, resulting in
an almost entirely herbaceous understory plant community similar to that described
above. Vegetation present within the banks of the stream charurel includes Himalayan
blackberry (Rubus discolor; FACU), nootka rose (Rosa nutkana; FAC), and soft rush
(Juncas effusus; FACW). The oak/ash plant community transitions to an herbaceous
plant community dominated by soft rush, then to shrub-scrub plant community fuither
downstream.

The intermittent stream in the northwest portion of the site has no distinct riparian
vegetation community. Vegetation consists of the same planted pasture grass assemblage
described above, with patches of reed canarygrass in the lowest areas.

Project # 70070.000 PBS Environmental
-4-
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.EXPLANATION OF WETLAND INDICATOR STATUS

Wetland Status Codc
Wetlands Probability

(o/o occurrence ofplant in a wetland)

OBL
FACW
FAC
FACU
UPL
NI

Obligate wetland speciess
Facultative wet wctland species
Facultative wetland spccics
Facultative upland specics
Obligate upland speciess
No indicator status

>99
67 to99
34 to 66
I to33

<I

creeping bentgrass
fowl bluegrass
Kentucky bluegrass
meadow foxtail
reed canarygrass
soft rush
velvet grass
white clover

stolonifera

arundinacea

palustrts
pratensis

pratensis

effisus
lanatus

FAC
FAC
FAC

FACW
FACW
FACW
FAC
FAC

Himalayan blackberry
nootka rose nutknna

discolor FACU
FAC

beaked hazlenut
bitter cherry
English hawthorn
Oregon ash

white oak

Corylus cornuta
Prunus emarginata
Crataegus monoglna
Fraxinus latifolta

FACU
FACU

FACU+
FACW
UPL

o
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3.6 Summary

The wetland boundary was established utilizing the data gathered in paired sample plots.
Numerous soil pits were excavated between these data points to verify changes in the
three wetland parameters. This data was coupled with a visual overview of site
topography, indicators of wetland hydrology, and shifts in plant community dominance.
Two wetland classes were observed on the property:

palustrine forested (PFO) wetlands in the riparian corridor adjacent to the
creek, and
palustrine emergent (PEM) wetlands associated with the spring/seep areas
and the intermittent drainage.

Total wetland area is estimated to be 3.4 acres in 5 distinct areas. Locations of the
wetland areas with surveyed boundaries and sample points identified are shown in Figure
5.

This wetland delineation is subject to concurrence by the appropriate jurisdictional
agencies. Upon agency approval, the delineation is valid for a period of five years from
the date of approval. The agencies may, at any time, require further evaluation of these
wetlands based upon any newly available evidence of wetland conditions.

o
Project # 70070.000
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WETLAND DETERMINATION FORM

Yes

Date: 5/5/00
State: OR

County: Washington
Township, Range , Section: T1N R1W 517

Plant Community: Pasture
Sample Plot: 1a

No
No

x FAC II'oa pratensis H 80
H 20 x FACW I Ilopecurus prafensis

ililI ilil-
ilil

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 212 = 10Oo/o

Comments:

1oYR 3/1 none-12"
common, small, distinct; clayey silt loama2-18" 1oYR 4/1 1oYR 3/4

^-,f
Hydric Soil lndicators: low/very low chroma matrix with redoximorphic features

Comments:

HYDROLOGY

T

I
I

Depth of surface water: N/A
to free water in pit: >1 8'

Depth to saturated soil: 10"

Primary lndicators:
lnundated-Fsaturated in upper 12 in.
Water marks

-Drifr 
lin"s

-sedim"nt 
deposits

Drainage pattems in weUands

Secondary lndicators:
X Oxidized rhizospheres in upper 12 in.

Water-stained leaves
TLocat soil suweydata

FAC neutral test

-othet
Comments:

WETLAND DETERMINATION

Wetland Hydrology?

Vegetation? Yes
Hydric Soils? Yes ls this sample plot within a wetland? Yes

Yes

Comments:I
t
I
o

PBS Environmental

ProjecUSite:
ClienUOwner:

NW Springville Road

P. O'Neill/|. Chane
on the

ls it an atypical situation?
ls the area a potential problem area?

luoflee;Qlon'.



WETLAND DETERMINATION FORM

Date: 5/5/00
State: OR

County: Washington
Township, Range, Section: T1N R1W 517

Plant Community: Pasture
Sample Plot: 1b

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 212 = IAOYo
Comments

Hydric Soil lndicators:
Comments:

low/very low chroma matrix with redoximomhic features

lffr'[ffJiT:ffi:i;
N/A
,18

Depth to saturated soil: 12'

I
I
I

Primary lndicators:
lnundated

Tsaturated in upper 12 in.
Water marks

- 
Drin rin".

-s"dir"nt 
deposits

_ Drainage pattems in wetlands

Secondary lndicators:
X Oxidized rhizospheres in upper 12 in.

_Water-stained leaves

_Local soil survey data
FAC neutral test

-othet
Comments:

Vegetation? Yes
Hydric Soils? Yes ls this sample plot within a wetland? Yes

Wetland Hydrology? Yes

Comments:

)oa pratensis H 80 x FAc ll
lopecurus pratensis H 20 x FACW I Iil

I ilil
I ililil

-8" 1oYR 3/2 few, small, faint; oxidized rhizospheres; clayey silt loam
l-19' 'toYR 4/1 1oYR 4/4 many, large, distinct; clayey silt loam

Ir

HYDROLOGY

WETLAND DETERMINATION

o

PBS Environmental

ProjecUSite:
ClienUOwner:

NW Sorinqville Road
Homes

circumstances on
ls it an atypical situation?

ls the area a potential problem area? No



WETLAND DETERMINATION FORM

I ProjecUSite: NW Springville Road
IctienYowner:ffi- festigator:
Eo'tFmal circumstances exist on the site? YesI
I ls it an atypical situation? No
-ls the arca a potential problem area? No

Date: 5/5/00
State: OR

County: Washington
Township, Range , Section: T1N R1W 517

Plant Community:
Sample Plot: 1c

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 111 = 100o/o

Comments:

Hydric Soil lndicators: low chroma matrix with redoximorphic features
Comments:

Depth of surface water: N/A
to free water in pit: >1 8"

Depth to saturated soil: '12'

Primary lndicators:
lnundated

f,-saturated in upper 12 in.
Water marks

-Drift 
lin"s

- 
sedirent deposits
Drainage patterns in wetlands

Secondary lndicators:
X Oxidized rhizospheres in upper 12 in.

Water-stained leaves

-Local 
soil survey data

FAC neutral test

-othet
Comments: This is a shallow channel, apparently fed by a seep or spri NCI

Vegetation ? Yes
Hydric Soils? Yes ls this sample plot within a wetland? Yes

Wetland Hydrology? Yes

I
I
I

Comments:

x FAC IIn pratensis H 80
H 15 FACW I Itopecurus prafensis

ililI il
ltilil

-8" 1oYR 3/2 1oYR 3/4 many, medium, distinct; oxidized rhizospheres; clayey silt loam
many, large, distinct; clayey silt loamt-18', 10YR4l2 1oYR 4/3

^-rtt

HYDROLOGY

WETLAND DETERMINATION

o

PBS Environmental

Pasture

:GETATION

SOILS



WETLAND DETERMINATION FORM

I ProjecUSite: NW Springville Road
I ClienUOwner: Ryland Homes

.*;"i;r,H,
I ls it an atypicalsituation?T--r l. th" arca apotentiai problem area?----G-

Date: 5/5/00
State:

County: Washington
Township, Range, Section: T1N R1W 517

Plant Community Pasture
Sample Plot 1d

oa pratensis H 80 x FAC II
lopecurus pralensis H 10 FACW I Iil

I llltililil
Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 111 = 10Oo/o

Comments:

-12" 1oYR 3/2 1oYR 4/4 many, medium, distinct; oxidized rhizospheres; clayey silt loam
lz-',t8" 1oYR 3/2 1oYR 4/3 many, larqe, distinct: clayey silt loam

.-.U
Hydric Soil lndicators: low chroma matrix with redoximomhic featuresI Comments:

HYDROLOGY
Depth of surface water: N/A

to free water in pit: >19'
Depth to saturated soil: >18"

I
I
I

Primary lndicators:
lnundated

-saturated 
in upper 12 in.

Water marks

-Drifl 
lin""

-sediment 
deposits

Drainage patterns in wetlands

Secondary lndicators:
_Oxidized rhizospheres in upper 12 in,

Water-stained leaves

- 
Local soil survey data
FAC neutral test

-other
Comments:

WETLAND DETERM!NATION
Vegetation? Yes

Hydric Soils? Yes
Wetland Hydrology? No

Comments:

ls this sample plot

o

PBS Environmental

within a wetland? No

t
T

I



t WETLAND DETERMINATION FORM

site? Yes
No

? No

Date: 5/5/00
State: OR

County: Wastington
Township, Range , Section: T1 N R1W S17

Plant Community: Pasture
Sample Plot: 1e

oa pratensis H 50 x FAC ll
lopecurus pratensls H 50 x FAcw I I

Poa palustis H 10 FAC II
I il

ltililil
Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 212 = 'lOOo/o

Comments:

-8" 1oYR 3/2 1oYR 4/4 many, small, distinct; oxidized rhizospheres; clayey silt loam
t-18', 10YR4l2 1oYR 4/3 many, large, distinct; clayey silt loam

-,rtt
Hydric Soil lndicators: low chroma matrix with redoximorohic features

Comments:

HYDROLOGY

I
I
t

Depth of surface water: N/A
to free water in pit: surface

Depth to saturated soil: surface

Primary lndicators:
X lnundated

f-Saturated in upper 12 in.

-water 
marks

-Drift 
lines

-sediment 
deposits

TDrainage patterns in wetlands

Comments: This appears to be a sprinq.

Secondary lndicators:
X Oxidized rhizospheres in upper'12 in.

_Water-stained leaves

_ Local soil survey data

_ FAC neutral test
Other

WETLAND DETERMINATION
Vegetation? Yes

Hydric Soils? Yes ls this sample plot within a wetland? Yes
Wetland Hydrology? Yes

Comments:

o

PBS Environmental

I
I
t

ProjecUSite:
ClienUOwner:

NW Sorinoville Road
Homes

on
ls it an atypical situation?

uom-

SO!LS



I
I
I
I
I
I
I
T

I

WETLAND DETERMINATION FORM

ClienUOwner:
ProjecUSite: NW Sprinqville Road

lnvestigator:
Ryland Homes
P. O'NeilUl. Chane

Date: 5/5/00
State: OR

County: Washington
Township, Range, Section: T1N R1W 517o" normal circumstances exist on the site? Yes

ls it an atypical situation? No
ls the area a potential problem area?---fr-

Comments:

Plant Community: Pasture
Sample Plot: 2a

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 22 = 10Oo/o

Poa pratensis H 80 x FAC ll
Alopecurus pralensis H 20 x FAcw llilililililil

0-14" 1oYR 3/2 10YR 4/4 few, small, faint; clayey silt loam
14-19" 1oYR 3/2 1oYR 4/3 many, large, distinct; clayey silt loam

lo Hydric Soil lndicators: low chroma matrix with redoximorphic features
Comments:

HYDROLOGY
Depth of surface water: N/A

Depth to free water in pit: >19"
Deplh to saturated soil: >18"

Primary lndicators:
lnundated

-saluraled 
in upp€r 12 in.

Water rnarks

- 
Drift lines

-sedinenl 
deposits

_ Drainage pattems in wetlands

Secondary lndicators:
_Oxidized rhizospheres in upper 12 in-

Water-stained leaves

- 
Lo"al soil survey dita

_ FAC neutral test
Other

Comments:

I
I
t
I
t
I
t
I
I

HydrophyticVegetation? Yes
Hydric Soits?f-

Wetland Hydrology? No

Comments:

ls this sample plot within a wetland? No

WETLAND DETERMINATION

o

PBS Environmental



WETLAND DETERMINATION FORM

I ProjecUSite: NW Springville Road
f ClienUOwner: Rvland Homes

lestigator: P. O'Neill/!. Chane
lolErmalcircumstances exist on the site? Yes
I ls it an atypicalsituation?To-I- ls the arca a potential problem area? No

Date: 5/5/00

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 212= 1OO%
Comments:

Hyd ric Soil lndicators: low chroma matrix with redoximorphic features
Comments:

Depth of surface water: N/A
to free water in pit: >1 8"

Depth to saturated soil: >18"

t
I
I

Primary lndicators:
lnundated

-S"t 
rated in upper 12 in.

Water marks

-Drifl 
lines

-sediment 
deposits

_Drainage pattems in wetlands

Secondary lndicators:
_Oxidized rhizospheres in upper 12 in.

_Water-stained leaves

_Local soil survey data
FAC neutral test

-othet
Comments:

Vegetation? Yes
Hydric Soils? Yes ls this sample plot within a wetland? No

I
I
T

Wetland Hydrology? No

Comments:

oa pratensis H x80 FAC ll
lopecurus prafensis H 20 x FACW I Iil

I il
IIlt

- ilil

-12" 1oYR 3/2 1oYR 4/4 few, small, faint; clayey silt loam
12-19', 1oYR 3/2 10YR 4/6 many, large, distinct; clayey silt loam

^Itt

HYDROLOGY

WETLAND DETERMINATION

o

PBS Environmental

State: OR
County:

Township, Range, Section: T1N R1W 517
Plant Community:

Sample Plot: 2b

Stratum.



WETLAND DETERMINATION FORM

site? Yes

Date: 5/5/00
State: OR

County: Washington
Township, Range, Section: T1N R1W 517

Plant Community: Pasture
Sample Plot: 2c

? No
No?

oa pratensis H 80 x FAC ll
lopecurus pratensis H 20 x FACW I Iil

I il
lt- ltilil

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 212 = lOOo/o
Comments:

.10" 1oYR 3/2 1oYR 4/4 few, small, faint; clayey silt loam
D-19" 1oYR 3/2 1oYR 4/6 many, large, distinct; clayey silt loam

t Î
low chroma matrix with redoximorphic featuresHydric Soil lndicators:

Comments:

HYDROLOGY

E:n'I
of surface water: N/A
free water in pit: >18"

Depth to saturated soil: >18"

Primary lndicators:
_ lnundaled

_Saturated in upper 12 in.
Water marks

-Drift 
lines

-sediment 
deposits

_Drainage pattems in wetlands

Comments:

I
I
I

Secondary lndicators:
_Oxidized rhizospheres in upper 12 in

_Water-stained leaves

_Local soil survey data
FAC neutal test

-other

WETLAND DETERMINATION
Yes

Hydric Soils? Yes
Wetland Hydrology? No

Comments:

ls this sample plot within a wetland? No
Vegetation?

o

PBS Environmental

I
t
I

ProjecVSite:
ClienUOwner:

on

NW Road

5



WETLAND DETERMINATION FORM

Yes

Date: 5/5/00
State: OR

County: Washinqton
Township, Range, Section: T1N R1W S17

Plant Community: Pasture
Sample Plot: 2d

No
No

fioa pratensis H 80 x FAC II
lopecurus pratensis H 20 x FACW I Iil

I ilil- ilil
II

Percent of dominant species that are oBL, FAcw, or FAC (excluding FAC-): zlz = 'looo/o
Comments:

.19" 1oYR 3/2 sYR 3/4 few, small, faint; oxidized rhizospheres; clayey silt loam
ic-19" 1oYR 4/1 1oYR 4/6 many, large, distinct;clayey silt loam

r
low chroma matrix with featuresHydric Soil lndicators:

Comments:

HYDROLOGY
of surface water: N/A

to free water in pit: >18"
Depth to saturated soil: >18"

T

I
t

Primary lndicators:
lnundated

-saturated 
in upper 12 in.

Water marks

- 
Drifl lines

-sediment 
deposits

_ Drainage pattems in wetlands

Secondary lndicators:
X Oxidized rhizospheres in upper 12 in.

Water-stained leaves

- 
Local soil survey data
FAC neutral test

-othet

WETLAND DETERMINATION
Vegetation? Yes

Soils? Yes
Wetland Hydrology? No

Comments:

ls this sample plot within a wetland? NoHydric

o

PBS Environmental

I
I
T

ProjecUSite:
ClienUOwner:

Road

on
ls it an atypical situation?

ls the area a potential problem area?

Comments:



I
I

WETLAND DETERMINATION FORM

Proj,ecusite: NW Sprinqville Road Date: 5/5/00
State: OR

County: Washington
Township, Range, Section: T1N R1W 517

Plant Community: Pasture
Sample Plot: 3a

ClienUOwnen lylqlq !ie!!es
JestiOaton P. O'Neill/I. Chane

lortrmalcircumstances exist on the site? Yes
I ts it an atypicat situation?-li6-
- ls the atea a potential problem area?---T-

oa prafensis H 80 x FAc l!
lopecurus pratensls H 20 x FACW I Iilr IIil

IIil
II

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 212= lOOo/o
Comments:

-8" 1oYR 3/2 1oYR 4/4 oxidized, small, rhizospheres; clayey silt loam
t-19" 'toYR4l2 10YR 4/3 many, large, distinct; clayey silt loam

^-.IU
low chroma matrix with redoximorphic featuresHydric Soil lndicators:

Comments:

HYDROLOGY

I
I
I

of surface water: N/A
to free water in pi[ >'18'

Depth to saturated soil: 8"

Primary lndicators:
lnundated

Tsaturated in upper'12 in.
Water marks

-Drifr 
lines

-sediment 
deposits

_Drainage patterns in wetlands

Comments: This appears to be a sprino.

Secondary lndicators:
X Oxidized rhizospheres in upper 12 in.

_Water-stained leaves

_ Local soil survey data
FAC neutral test

-other

WETLAND DETERMINATION
Vegetation? Yes

Hydric Soils? Yes
Wetland Hydrology? Yes

Comments:

ls this sample plot within a wetland? Yes

o

PBS Environmental

to
Cover .



I WETLAND DETERMINATION FORM

I ProjecUSite: NW Springville Road
I ClienUOwner: Rvland Homesr- alvestigator: P. O'Neill/|. Chane

-DlrmalcircumI ts it an atypical situation? 

- 
Nor ls the area a potential problem area?-Ii6-

Date: 5/5/00
State: OR

County: Washington
Township, Range, Section: TIN R1W S17

Plant Community: Pasture
Sample Plot: 3b

roa prafensis H 80 x FAC II
lopecurus prafensis H 20 x FACW I I

II
I ilil
I ltilil

Percent of dominant species that are oBL, FAcw, or FAC (excluding FAC-): 212 = looo/o
Comments:

-10" 1oYR 3/2 1oYR 4/4 few, small, faint; oxidized rhizospheres; clayey silt loam
l0-1 g" 10YR4t2 1oYR 4/3 many, large, distinc!; clayey silt loam

I I
low chroma matrix with redoximorphic featuresHydric Soil lndicators:

Comments:

HYDROLOGY

I;"lfl'lL?:""J[X::#5[.
N/A,18-

Depth to saturated soil: 9"

Primary lndicators:
lnundated-Fsaturated in upper 12 in.
Water marks

- 
Drifr lin""

-s"dirnent 
deposits

_ Drainage pattems in weUands

Comments: This appears to be a sorinq.

Secondary !ndicators:
X Oxidized rhizospheres in upper 12 in.

_Water-stained leaves

_Local soil survey data

_ FAC neutral test
Other

I
I
I
WETLAND DETERMINATION

Vegetation? Yes
Hydric Soils? Yes ls this sample plot within a wetland? Yes

Wetland Hydrology?

Comments:

o
Yes

PBS Environmental

I
I
I



I
I

WETLAND DETERMINATION FORM

ProjecUSite: NW Sprinqville Road Date: 5/5/00
ClienUOwner: Ryland Homes State: OR

County: Washington
Yes Township, Range, Section: T1N RlW S17

Plant Community: Pasture
Sample Plot: 3c

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 212 = 10oo/o
Comments:

T
Hydric Soil lndicators:

Comments:
low chroma matrix with redoximorphic features

of surface water: N/A
to free water in pit >18'

Depth to saturated soil: >18"

Primary lndicators:
lnundated

-saturated 
in upper'12 in.

Waler marks

-Drin 
lines

-sediment 
deposits

Drainage pattems in wetlands

Secondary lndicators:
X Oxidized rhizospheres in upper 12 in.

_Water-stained leaves

_ Local soil survey data
FAC neutral test

-oth"t
Comments:

Vegetation? Yes
Hydric Soils? Yes ls this sample plot within a wetland? No

Wetland Hydrology? No

I
I
I

Comments:

,a pratensis H 80 x FAC II
opecurus pratensls H 20 x FACW I Iil

I ililililil

'12' 1oYR 3/2 1oYR 4/4 few, small, f?int; q{dizqC rhizospheres; clayey silt loam
lD-18" 1oYR 3/2 1oYR 4/3 many, large, distinct; clayey silt loam

.-.r!

HYDROLOGY

WETLAND DETERMINATION

o

PBS Environmental

P. O'Neill/1.

ls it an atypical situation? No
the area a potentialproblem area?--To-



I WETLAND DETERMINATION FORM

I ProjecUSite: NW Springville Road
ClienUOwner: Ryland Homes

Date: 5/5/00
State: OR

County: Washingtonsite? Yes Township, Range, Section: T1N R1W 517
No Plant Community: Pasture
No Sample Plot: 4a

Percent of dominant species that are oBL, FACW, or FAC (excluding FAC-): 2t2= 100%
Comments:

I Hydric Soil lndicators:
Comments:

low chroma matrix with redoximorphic features

Depth of surface water: N/A
to free water in pit: >18"

Depth to saturated soil: 10"

I
I
I

Primary lndicators:
lnundated

Tsaturated in upper 12 in.

_Water marks
Drifi lines

-sediment 
deposits

X Drainage pattems in wetlands

Secondary lndicators:
X Oxidized rhizospheres in upper 12 in.

_Water-stained leaves

_Local soil survey data

_FAC neutral test
Other

Comments:

Vegetation? Yes
Hydric Soils? Yes ls this sample plot within a wetland? Yes

Wetland Hydrology? Yes

I
T

I

Comments:

loa pratensis H 80 x FAC ll
lopecurus pratensis H 20 x FACW I Iil

I ilil- il
I Iil

-10' 10YR 3/2 1oYR 4/4 many, small, distinct;oxidized rhizospheres; clayey silt loam
l0-19" 10YR4l2 1oYR 4/3 lqany, large, distinct; clayey silt loam

r̂

HYDROLOGY

WETLAND DETERMINATION

o

PBS Environmental

ls it an atypical situation?
ls the area a potential problem area?

P

sOILS



I WETLAND DETERMINATION FORM

Yes

Date: 5/5/00

No
No

ioa pratensis H 80 x FAc ll
lopecurus prafensrs H 20 x FACW I Iil

II
t!I ilil
lt

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 212 = 100o/o
Comments:

-12" 1oYR 3/2 10YR4t4 many, medium, distinct; oxidized rhizospheres; clayey silt loam
2-18" 1oYR 3/2 1oYR 4/3 many, large, distinct; clayey silt loam

I
-

low chroma matrix with redoximoroh ic features

I
Hydric Soil lndicators:

Comments:

HYDROLOGY
tDeoth of surface water:
*p,ir to free water in pit:

Depth to saturated soil:

N/A
11 8"

I
I
!

Primary lndicators:
lnundated

-saturated 
in upper 12 in.

Water marks

- 
Drifl lines

-sediment 
deposits

Drainage pattems in wetlands

Secondary lndicators:
_Oxidized rhizospheres in upper 12 in.

Water-stained leaves

- 
Local soil survey data
FAC neutral test

-oth"t
Comments:

WETLAND DETERMINATION

Jvo 
roo n vt,"rYffi 

:,3:i: ; Yes
Yes - ls this sample plot

Wetland Hydrology? \o
Comments:

o
PBS Environmental

within a wetland? No

ProjecUSite: NW Springville Road
ClienUOwner: Ryland Homes

ls the

State: OR
County:

Township, Range, Section: T1N R1W 517
Plant Community:

Sample Plot: 4b



I
I

WETLAND DETERMINATION FORM

ProjecUS ite: NW Springville Road
ClienVOwner: Ryland Homes

Date: 5/5/00
State: OR

County: Washington
Township, Range , Section: T1N R1W 517

Plant Community: Pasture
Sample Plot: 5a

Yes
No
No

>a pratensis H 80 x FAC II
opecurus pratensis H 10 FACW I I

Agrostis stolonifera H 10 il
I ilil- ltilil

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 111 ='100o/o
Comments:

.9" 'toYR 3/2 1oYR 4/4 few, sma[ fai4t; oxidized rhizosphqrqs; clayey silt loam

'19"
10YR 412 1oYR 4/3 many, large, distinct; clayey silt loam

.-.rr
Hydric Soil lndicators: low chroma matrix with redoximorphic features

Comments:

HYDROLOGY

WETLAND DETERMINATION

I
I
I

of surface water: N/A
to free water in pit: >1 8"

Depth to saturated soil: 8"

Secondary lndicators:
X Oxidized rhizospheres in uppell2 in.

Water-stained leaves

- 
Lo""l soil survey data
FAC neutral test

-other

Vegetation? Yes
Hydric Soils? Yes

Wetland Hydrology? Yes

Comments:

ls this sample plot within a wetland? Yes

o

PBS Environmental

t
t
I

on
ls it an atypical situation?

the area a potential problem area?

I

Primary lndicators:
lnundated

Tsaturated in upper 12 in.
Water ma*s

-Drift 
lin"s

-sediment 
deposits

Drainage pattems in wetlands

Comments:



t
I

WETLAND DETERMINATION FORM

ProjecVSite: NW Springville Road Date: 5/5/00
ClienVOwner: Ryland Homes State: OR

County: Washington
Yes Township, Range, Section: T1N R1W S17
No Plant Community: Pasture
No Sample Plot: 5b

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 212 = lOOo/o
Comments:

I Hydric Soil lndicators: low chroma matrix with redoximorphic features
Comments:

Depth of surface water: N/A
to free water in pit: >'l 8"

Depth to saturated soil: >18"

I
I
I

Primary lndicators:
lnundated

-saturated 
in upper 12 in.

Water marks

-Drift 
lines

-sudim"nt 
deposits

Drainage patterns in wetlands

Secondary lndicators:
X Oxidized rhizospheres In upper 12 in.

Water-stained leaves

- 
Lo""l soil survey data
FAC neutral tesl

-othet
Comments:

Vegetation? Yes
Hydric Soils? Yes ls this sample plot within a wetland? No

Wetland Hydrology?

I
I
I

Comments:

'oa pralensis H 80 x FAC II
Uopecurus pralensis H 20 x FACW I I

lt
I il

IIil
I IIil

-18" 1oYR 3/2 sYR 3/4 few, small, faint; oxidized rhizospheres; clayey silt loam
lo-18" 10YR 4il 1oYR 4/6 many, large, distinct; clayey silt loam

.-.IU

HYDROLOGY

WETLAND DETERMINATION

o
No

PBS Environmental



WETLAND DETERMINATION FORM

Date: 5/5/00
State: OR

County: Washington
Township, Range, Section: T1N RIW 517

Plant Community: Pasture
Sample Plot: 6a

FAC II'oa pratensis H 80 x
FACW I Illopecurus prafensts H 20 x ililI ilil

ltI il
Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 212 = 'l}Do/o

Comments:

none,-5" 1oYR 3/2
many, small, faint; oxidized rhizospheres; clayey silt loam5-10" 1oYR 3/2 1oYR 3/4
many, large, distinct; clayey silt loaml0-18" 10YR 5/1 1oYR 4/4

-Itt
Hydric Soil lndicators: low/very low chroma matrix with redoximorphic features

Comments:

HYDROLOGY
Depth of surface water: N/A

to free water in pit: >18"
Depth to saturated soil: 9"

Primary lndicators:
lnundated

Tsabrated in uppell2 in.
Water marks

-Drifl 
lines

-S"dir"nt 
deposits

Drainage patterns in wetlands

Comments:

Secondary lndicators:
X Oxidized rhizospheres in upper 12 in

Water-stained leaves

- 
Local soil survey data
FAC neutral test

-oth"t

WETLAND DETERMINATION
Hydrophytic Vegetation? Yes

Hydric Soils? Yes
Wetland Hydrology? Yes

Comments:

ls this sample plot

o

PBS Environmental

within a wetland? Yes

ProjecUSite: NW Springville Road

ls it an atypical situation? No
ls the area a potential problem area? No

clavev silt loam



WETLAND DETERMINATION FORM

Date: 5/5/00
State: OR

County:yesr[glql
site? Yes Township, Range, Section: TIN R1W S17
? No Plant Community: Pasture

ls the area a potential problem area? No Sample Plot: 6b

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 212 = 1O0o/o

Comments:

Hydric Soil lndicators: low chroma matrix with redoximorphic features
Comments:

Depth of surface water: N/A
to free water in pit: >1 8"

Depth to saturated soil: >18"

I
I
I

Primary lndicators:
lnundated

-saturated 
in upper 12 in.

Water marks

- 
Drift lin"t

-s"diment 
deposits

_ Drainage pattems in wetlands

Secondary lndicators:
X Oxidized rhizospheres in upper 12 in.

Water-stained leaves
Local soil survey data
FAC neutral test
Other

Comments:

Hydrophytic Vegetation? Yes
Hydric Soils? Yes ls this sample plot within a wetland? No

Wetland Hydrology? NoI
I
I

Comments:

x FAC IIoa pratensis H 80
H 20 x FACW I Illopecurus prafensis

ililltililr il

1oYR 3/2 none-o
many, small, faint; oxidized rhizospheres; clayey silt loam6-1 1" 1oYR 3/2 1oYR 4/3

1oYR 4/6 many, medium, distinct; clayey silt loamI 1-18" 't}YR4t2

-tv

HYDROLOGY

WETLAND DETERMINATION

o

PBS Environmental

ProjecUSite: NW

on



T

I
WETLAND DETERMINATION FORM

ProjecVSite: NW Springville Road Date: 5/8/00
ClienUOwner: Ryland Homes State: OR

County: Washington
Yes Township, Range, Section: T1N R1W 517
No Plant Community: Pasture
No Sample Plot: 7b

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 212 = 10Oo/o
Comments:

Hydric Soil lndicators:
Comments:

low chroma matrix with redoximorphic features

of surface water: N/A
to free water in pit: >18"

Depth to saturated soil: '14"

t
I
I

Primary lndicators:
lnundated

-saturated 
in upper 12 in.

Water marks

-Driff 
lines

- 
sediment deposits
Drainage patterns in wetlands

Secondary lndicators:
X Oxidized fiizospheres in upper 12 in.

Water-stained leaves

- 
Local soil survey data

_FAC neutral test
Olher

Comments

Vegetation? Yes
Hydric Soils? Yes ls this sample plot

Wetland Hydrology?

I
I
I

Comments:

oa pratensis H 80 x FAC II
lopecurus pratensls H 20 x FACW I Iil

I il
II
!t

I ilil

.12" 1oYR 3/2 1oYR 4/4 many, medium, distinct; oxidized rhizospheres; clayey silt loam
12-'t8' 10YR 4t2 1oYR 4/4 many, large, distinct; clayey silt loam

^IU

HYDROLOGY

WETLAND DETERMINATION

o
No

PBS Environmental

within a wetland? No

on
ls it an atypical situation?

ls the area a potential problem



I
I

WETLAND DETERMINATION FORM

ProjecVSite: NW Sprinqville Road Date: 5/8/00
ClienUOwner: Ryland Homes State: OR

Jestioator:
lo'ltbrmal circumstances exist on the site? Yes

I ts it an atypicat situation?-Io -
ls the area a potential problem area? No

County: Washington
Township, Range , Section: T1N R1W S17

Plant Community: Pasture
Sample Plot: 8b

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 214= 5Oo/o

Comments:

Hydric Soil lndicators:
Comments:

Depth of surface water: N/A
to free water in pit: > 19"

Depth to saturated soil: >18"

I
I
I

Primary lndicators:
lnundated

-Sat 
r"ted in upper 12 in.

Water marks

- 
Drifl lin".

-sediment 
deposits

_Drainage pattems in wetlands

Secondary lndicators:
_Oxidized rhizospheres in upper 12 in.

_Water-stained leaves

_ Local soil survey data
FAC neutral test

-other
Comments:

Vegetation? Yes
Hydric Soils? No ls this sample plot within a wetland? No

Wetland Hydrology? No

Comrnents: Sample plot is at top of bank ; there is no 8a, or weUand plot as it would be in the channel.

oa pratensis H 100 x FAc ll
lubus discolor S 100 x FACU I I
Fraxinus latifolia T 50 x FAC II
luercus qarryana T 50 X UPL IIilll
I II

II

-12" 1oYR 3/2 none clayey silt loam
12-1$', 1oYR 3/1 none clayey silt loam

^IU

HYDROLOGY

WETLAND DETERMINATION

o

PBS Environmental



I WETLAND DETERMINATION FORM

? Yes

Date: 5/8/00
State: OR

County:
Township, Range, Section: T1N 17

Plant Community: Pasture
Sample Plot: 9a

No
No

'oa pratensis H 70 x FAC II
lopecurus pratensis H 5 FACW I I

Juncus effusus H 20 x FACW I I
llolcus lanatus H 20 x FAc llil

IIilil
Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-):

Comments:

-8n 'toYR 4/1 sYR 3/4 many, medium, distinct; oxidized rhizospheres; clayey silt loam
u-19" 1oYR 3/1 7.sYR 4t4 many, medium, dis!ilr9!; clayey silt loam

^-.rf
low/very low chroma matrix with redoximorphic featuresHydric Soil lndicators:

Comments:

HYDROLOGY
Depth of surface water: N/A

to free water in pit: >1 8"
Depth to saturated soil: 8"

I
I
I

Primary lndicators:
lnundated

Tsatrrated in upper 12 in.
Water marks

-Drin 
lines

_Sediment deposits

_ Drainage patterns in wetlands

Secondary lndicators:
X Oxidized rhizospheres in upper 12 in.

_Water-stained leaves

_Local soil survey data
FAC neutral test

-other
Comments:

WETLAND DETERMINATION
Vegetation? Yes

Hydric Soils? Yes
Wetland Hydrology? Yes

Comments:

ls this sample plot

o

PBS Environmental

within a wetland? Yes

t
I
I

ProjecUSite:
ClienUOwner:

ls it an atypical situation?
ls the area a potential problem area?

NW Springville Road

P. O'Neill/|. Chane

3/3 = 100%



t
I

WETLAND DETERMINATION FORM

ProjecUSite: NW Springville Road
ClienUOwner: Rland Homes

Date: 5/8/00
State: OR

County: lMqsh14g!o!
Township, Range, Section: TIN R1W S17

Plant Community: Pasture
Sample Plot: 9b

site? Yes
? No
? No

oa pratensis H 80 x FAC II
lopecurus pratensis H 20 x FACW I Iil

I ililil
IIil

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 212 = 10Oo/o

Comments:

-8" 1oYR 3/2 1oYR 4i4 many, medium, distinct; oxidized rhizospheres: clayey silt loam
u-19" 'loYR 3/2 none clayey silt loam

^-.IU

solLs
raEtillill ltIIETEEIIEUIItrE EffiEI

Hydric Soil lndicators: low chroma matrix with redoximorphic features
Comments:

HYDROLOGY
Depth of surface water: N/A

to free water in pit: >1 g"
Depth to saturated soil: >18'

Primary lndicators:
lnundated

-saturated 
in upper 12 in.

Water marks

-Drift 
lines

-sedirent 
deposits

_Drainage patterns in weUands

Comments:

Secondary lndicators:
_Oxidized rhizospheres in upper 12 in.

Water-stained leaves

- 
Lo"al soil survey data
FAC neutral test

-oth"t

WETLAND DETERMINATION
Vegetation? Yes

Hydric Soils? Yes
Wetland Hydrology? No

Comments:

ls this sample plot

o

PBS Environmental

within a wetland? No

I
I
I

on

l :ii.: .ID



t
I

WETLAND DETERMINATION FORM

ProjecUSite: NW Springville Road Date: 5/8/00
ClienVOwner: Ryland HqOqq State: OR

]estiOator: P. O'Neill/1. Chane
{}dFrmal circumstances exist on the site? Yes
I ls it an agpicatsituation?T-
- ls the area a potential problem area? To-

County: Washington
Township, Range, Section: T1N R1W 517

Plant Community: Pasture
Sample Plot: 10b

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 317 = 43o/o
Comments:

Hydric Soil lndicators
Comments:

Depth of surface water: N/A
to free water in pit: >1 8"

Depth to saturated soil: >18"

I
I
T

Primary lndicators:
lnundated

-saturated 
in upper 12 in.

Water marks

-Drin 
lines

- 
sedirent deposits
Drainage pattems in weUands

Secondary lndicators:
_Oxidized rhizospheres in upper 12 in.

Water-stained leaves

- 
Local soil survey data
FAC neutral test

-oth"t
Comrnents:

Vegetation? No
Hyd ric Soils? No ls this sample plot

Wetland Hydrology? No

I
I
t

Comments:

'oa pratensis H 60 x FAC II
lopecurus pratensis H 20 x FACW I I

Juncus effusus H 10 FACW I I
flolcus lanatus H 20 x FAC II

lubus discolor S 70 X FACU I I
Crataegus monogyna S 20 x FACU+ I I
Corylus comuta T 40 X FACU I I

trunus emarginata T 60 X FACU I I

-10" 1oYR 3/2 none clayey silt loam
l0-18" 'toYR4t2 none clayey silt loam

^-.IU

HYDROLOGY

WETLAND DETERMINATION

o

PBS Environmental

within a wetland? No



I
I

WETLAND DETERMINATION FORM

ProjecUSite: NW Springville Road
ClienVOwner: Ryland Homes

Date: 5/8/00
State: OR

County: Washington
Township, Range, Section: T1N R1W 51B

Plant Community: Pasture
Sample Plot: 'l1a

festiOator: P. O'Neill/|. Chane
IbtEmal circumstances exist on the site? YesII ls it an a$pical situation? NoI-ls the arca a potential problem area? No

oa pratensis H 80 x FAC II
'opecurus pratensis H 20 x FACW I I

H 10 FAC IIilI il- ltilil

Tifolium

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 212 = 100o/o
Comments:

.1 1" 1oYR 3/2 none clayey silt loam
1oYR 5/2 many, medium, distinct; clayey silt loaml7l-18" 1oYR 4/6

.-.
f
Hydric Soil lndicators: low chroma matrix with redoximorphiclqaluryqI Comments:

HYDROLOGY

I
I
t

of surface water: N/A
to free water in pit: 15"

Depth to saturated soil: 8"

Primary lndicators:
lnundated

Tsaturated in upper 12 in.
Water marks

-Drifr 
lines

-sedlrent 
deposits

Drainage pattems in wetlands

Comments:

Secondary lndicators:
_Oxidized rhizospheres in upper 12 in.

Water-stained leaves

- 
Lo".l soil survey data
FAC neutral test

-othet

WETLAND DETERMINATION
Vegetation? Yes

Hyd ric Soils? Yes
Wetland Hydrology? les
Comments:

ls this sample plot

o

PBS Environmental

within a wetland? Yes

t
t
I



I ProjecUSite: NW Springville Road
ClienUowner: Ryland Homes

WETLAND DETERMINATION FORM

? Yes

Date: 5/8/00
State: OR

County: Washinoton
Township, Range, Section: T1N R1W 518

Plant Community: Pasture
Sample Plot: 11b

No

n pratensis H 80 x FAC II
Drostrs stolonifera H 20 x FAC II
Tifolium repens H 5 FAC ll
I ililil
I il

II
Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 212 = 100%

Comments:

18 1oYR 4/3 1oYR 4/6 many, medium, distinct; clayey silt loam
I

-.rtt

I Hydric Soil lndicators:
Comments:

HYDROLOGY
of surface water: N/A

to free water in pit: >1 g'
Depth to saturated soil: >18"

T

I
I

Primary lndicators:
lnundated

-saturated 
in upper 12 in.

Water marks

-orift 
lines

-s"dir"nt 
deposits

Drainage pattems in wetlands

Secondary lndicators:
_Oxidized fiizospheres in upper 12 in.

_Waler-stained leaves

_ Local soil survey data
FAC neubal test

-oth"t
Comments:

WETLAND DETERMINATION
Vegetation? Yes

Hydric Soils? No
Wetland Hydrology? No

Comments:

ls this sample plot

o

PBS Environmental

within a wetland? No

I
I
I

ls it an atypical
the area a potential problem area? No

o/o :- . ':
Cover ,



I WETLAND DETERMINATION FORM

I ProjecUSite: NW Springville Road
! ClienUOwner: Ryland Homes

"ff'iX?,':JI ls it an atypical situation?-T-t ls the arca a potential problem area? -T-

Date: 5/8/00
State: OR

County: Washington
Township, Range, Section: T1N R1W 518

Plant Community: Pasture
Sample Plot: 11c

'oa pratensis H 80 x FAC II
lopecurus pratensis H 20 x FACW I I

Tifolium repens H 10 FAC llr ililililll
Percent of dominant species that are OBL, FACW, or FAG (excluding FAC-): 212 = 100%

Comments:

-18 10YR4t2 1oYR 4/6 many, small, distinct; oxidized rhizospheres; clayey silt loam
I

.-.lf
Hydric Soil lndicators: low chroma matrix with redoximorphic features

T Comments:

HYDROLOGY

t
I
I

Depth of surface water: N/A
to free water in pit: >18'

Depth to saturated soil: >18"

Primary lndicators:
lnundated

-saturated 
in upper 12 in.

Water marks

-Drifl 
lines

-sediment 
deposits

_ Drainage pattems in weUands

Comments:

Secondary lndicators:
X Oxidized rhizospheres in upper 12 in.

Water-stained leaves

- 
Loc"l soil survey data
FAC neutral test

-other

WETLAND DETERMINATION
Yes

Hydric Soils? Yes ls this sample plot within a wetland? No
Wetland Hydrology?

Comments:

o
No

PBS Environmental

I
I
T

lsPsurg--,'.. i. i j,,': ,r-t r,"f,:.-''; .



I ProjecUSite NW Sprinqville Road
ClienVOwner: Ryland Homes

WETLAND DETERMINATION FORM

? Yes

Date: 5/8/00
State: OR

County: Washington
Township, Range, Section: T1N R1W 518

Plant Community: Pasture
Sample Plot: 12a

No
No

ra pratensls H 80 x FAC ll
opecurus pralensls H 't0 FACW I I

Fhalaris arundinacea H 20 x FACW I I
I ilililil

lt
Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 212= 10O%

Comments

18" 1oYR 3/1 1oYR 4/6 many, medium, distinct; clayey silt loam

^-.
I

Hydric Soil lndicators: very low chroma matrix with redoximomhic features
Comments:

HYDROLOGY

t
I
I

surface water: N/A
to free water in pit >18"

Depth to saturated soil: 10"

Primary lndicators:
lnundated-li-saturated in upper 12 in.
Water marks

-Drifi 
lines

-s"dir"nt 
deposits

X Drainage pattems in weUands

Comments:

Secondary lndicators:
_Oxidized rhizospheres in upper 12 in.

_Water-stained leaves

_Local soil survey data
FAC neutral test

-oth"t

WETLAND DETERMINATION
Vegetation? Yes

Hydric Soils? Yes
Wetland Hydrology? Yes

Comments:

ls this sample plot within a wetland? Yes

o

PBS Environmental

I
I
I

the



I
I ProjecUSite: NW Sprinqville Road

ClienUOwner: Ryland Homes

WETLAND DETERMINATION FORM

site? Yes

State: OR
County: Washington

Township, Range, Section: T1N R1W 518
Plant Community: Pasture

Sample Plot 12b
?
?

No
No

oa pratensis H 80 x FAC II
llopecurus pratensis H 20 x FACW I Iil
I ililil
t ilil

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 21? = 1O0o/o
Comments:

-12', 1oYR 3/2 1oYR 3/4 few, small, faint; clayey silt loam
l2-19" 1oYR 3/2 1oYR 4/4 many, medium, distinct; clayey silt loam

^.!tt
low chroma matrix with featuresHydric Soil lndicators:

Comments:

HYDROLOGY

T

t
I

Depth of surface water: N/A
to free water in pit: >1 8"

Depth to saturated soil: 16"

Primary lndicators:
lnundated

-satur"ted 
in upper 12 in.

Water marks

- 
Drifl lin".

- 
sedirent deposits
Drainage pattems in weUands

Comments

Secondary lndicators:
_Oxidized rhizospheres in upper '12 in.

Water-stained leaves

- 
Local soil survey data

_FAC neubal test

_Other

WETLAND DETERMINATION
Vegetation? Yes

Soils? YesHydric ls this sample plot
Wetland Hyd

Comments:

o
rology? No

PBS Environmental

within a weUand? No

T

I
T

Date: 5/8/00

circumstances on



T

I
WETLAND DETERMINATION FORM

ProjecVSite: NW Springville Road
ClienUOwner: Ryland Homes State: OR

County: Washington
Township, Range, Section: T1N R1W 318

Plant Community: Pasture
Sample Plot: 13a

Yes

FAC IIoa pratensis H 100 x
ltil

I ilililil
II

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 111 = 100o/o
Comments:

-o 10YR4t2 1oYR 3/4 many, small, distinct; clayey silt loam
1oYR 4/1 1oYR 4/4U.18" many, medium, distinct; clayey silt loam

^-,r!,
Hydric Soil lndicators: loWvery low chroqq matrix with redgx!4qp[lc tqa'lq1est Comments:

HYDROLOGY

t
I
I

Depth of surface water: 0.5"
to free water in pit: surface

Depth to saturated soil: surface

Primary lndicators:
X lnundated

l-saturated in upper 12 in.
Water marks

-Drifr 
lines

-sedirent 
deposits

X Drainage pattems in wetlands

Comments:

Secondary lndicators:
_Oxidized rhizospheres in upper 12 in.

Water-stained leaves

-Local 
soil survey data

FAC neubal test

-othet

WETLAND DETERMINATION

Wetland Hydrology?

Vegetation? Yes
Hydric Soils? Yes ls this sample plot within a wetland? Yes

Comments:

o
Yes

PBS Environmental

I
I
I

ls it an atypical situation? No
ls the area a potential problem area? No

Date: 5/8/00



t
I ProjecUSite: NW Springville Road

ClienUOwner: Ryland Homes

WETLAND DETERMINATION FORM

? Yes

State: OR
County: Washington

Township, Range , Section: T1N R1W S18
Plant Community: Pasture

Sample Plot: 13b

FAC II'oa pratensis H 80 x ilI il
I ilil

IIilr
lt

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 111 = 100o/o
Comments:

-12" 1oYR 3/2 none claye'
l2-18" 10YR4t2 none clayey silt loam

.-.ttt
Hydric Soil lndicators:

Comments:

HYDROLOGY
Depth of surface water: N/A

to free water in pit >18'
Depth to saturated soil: >18"

I
I
I

Primary lndicators:
lnundated

-saturated 
in upper 12 in.

Water marks

- 
Drifl lines

-sediment 
deposits

_ Drainage pattems in weUands

Secondary lndicators:
_Oxidized rhizospheres in upper 12 in.

Water-stained leaves

- 
Local soil survey data
FAC neutral test

-other
Comments:

WETLAND DETERMINATION
Vegetation? Yes

Hydrric Soils? No
Wetland Hydrology?

Comments:

ls this sample plot

o
No

PBS Environmental

within a wetland? No

on
ls it an atypicalsituation? No

ls the area a potential problem area? No

Date: 5/8/00

o,i9,'Y,oi1.,yit 
It!



I
I ProjecUSite NW Sprinqville Road

ClienUOwner: Ryland Homes

Yes

State: OR
County: Washington

Township, Range, Section: T1N R1W S18
Plant Community: Pasture

Sample Plot 14a
No
No

oa pratensis H 80 x FAc ll
lopecurus prafensis H 20 x FACW I Iil

I ililil
- ilil

Percent of dominant species that are OBL, FACW, or FAC (exctuding FAC-): 212 = 100o/o
Comments:

.8" 10YR4t2 1oYR 3/4 many, small, Cistinct; clayey silt loam
t-19" 1oYR 4il 1oYR 4/4 many, medium, distinct; clayey silt loam

-,rtt
: loWvery low chroma matrix with redoximorphic featuresHydric Soil lndicators

Comments:

HYDROLOGY

T

I
t

of surface water: N/A
to free water in pit >18"

Depth to saturated soil: 10"

Primary lndicators:
lnundated--Fsaturated in upper 12 in.
Water marks

-orifi 
lines

Tsediment deposits
X Drainage patterns in vyetlands

Comments

Secondary lndicators:
_Oxidized rhizospheres in upper 12 in.

_Water-stained leaves

_ Local soil survey data

_ FAC neutral test
Other

WETLAND DETERMINATION
Vegetation? Yes

Hydric Soils? Yes ls this sample plot within a wetland? Yes
Wetland Hydrology? Yes

Comments

o

PBS Environmental

I
I
T

WETLAND DETERMINATION FORM

Date: 5/8/00

on
ls it an atypical situation?

ls the area a potential problem area?



WETLAND DETERMINATION FORM

Date: 5/8/00
State: OR

County: Washington
Township, Range, Section: T1N R1W 518

Plant Community: Pasture
Sample Plot: 14b

Percent of dominant species that are oBL, FACW, or FAC (excluding FAC-): 212 = looo/o
Comments:

Hydric Soil lndicators:
Comments:

Depth of surface water: N/A
to free water in pit: >18"

Depth to saturated soil: >18"

I
I
I

Primary lndicators:
lnundated

-saturated 
in upper 12 in.

Water marks

-Drift 
lines

-sediment 
deposits

_ Drainage patterns in wetlands

Secondary lndicators:
_Oxidized rhizospheres in upper 12 in.

_Water-stained leaves

_ Local soil survey data
FAC neubal test

-other
Comments:

Vegetation? Yes
Hydric Soils? No ls this sample plot within a wetland? No

Wetland Hydrology?

I
I
I

Comments:

'oa pratensis H 80 x FAC II
lopecurus pralensis H 20 x FACW I I

lt
r ililililil

-10" 1oYR 3/2 none clayey silt loam
lt0-18', 10YR4l2 none clayey silt loam

r̂

HYDROLOGY

WETLAND DETERMINATION

o
No

PBS Environmental

ProjecUSite:
ClienUOwner:

Road

on
ls it an atypical situation?

ls the area a potential problem area?



I
I
I
I
T

T

I
I
T

WETLAND DETERMINATION FORM

ProjecUSite: NW Sprinqville Road Date: 5/8/00
ClienUOwner: Ryland Homes State: OR

o" lnvestig ator: P. O'Neill/|. Chane County:ffi
, Section: T1N R1W 518normal circumstances exist on the site? Yes Township, Range

ls it an atypical situation? No
ls the area a potential problem area?----T-

Plant Community: Pasture
Sample Plot: 15a

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): Z2 = 1O0o/o
Comments:

Io lodvery low chroma matrix with redoximorphic features

t
I
T

I
T

T

T

I
I

Depth of surface water: N/A
Depth to free water in pit: 11"

Depth to saturated soil: 6"

Primary lndicators:
lnundated

f,-saturated in upper 12 in.

- 
water rnarks
Drift lines

-T-S"Oin*nl deposits
-l-D.ainage pattems in wetlands

Comments:

Secondary lndicators:
_Oxidized rhizospheres in upper 12 in.

Water-stained leaves

- 
Local sclil survey dala
FAC neutral test

- 
oth"t

Hydrophytic Vegetation? Yes
Hydric Soils? Yes ls this sample plot within a wetland? Yes

Wetland Hydrology? Yes

Comments:

Poa pratensis H 80 x FAC II
AloDecurus pralensls H 20 x FACW II
Phalais arundinacea H 15 FACW ll

II
IIilil
II

0-4" 10YR 3/2 7.5YR 414 many, medium, distinct; clayey silt loan!
4-1 8" 1oYR 3/1 7.5YR 4/6 many, medium, distinct; clayey silt loam

HYDROLOGY

WETLAND DETERMINATION

o

PBS Environmental

Hydric Soil lndicators:
Comments:



I
t
I
I
I
I
I
I
I

WETLAN D DETERMINATION FORM

Proj,ecVSite: NW Springville Road Date: 5/8/00
ClienVOwner: Ryland Homes State: ORo lnvestigator: P. O'Neill/|. Chane County: Washington
normal circumstances exist on the site? Yes Township, Range , Section: T1N R1W 518

ls it an atypical situation?
ls the area a potential problem area?

No Plant Community: Pqsture
No Sample Plot: 'l5b

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 212 = 10Oo/o
Comments:

lo Hydric Soil lndicators: low chroma matrix with redoximorphic features
Comments:

I
I
I
I
t
I
I
I
I

Depth of surface waten N/A
Depth to free water in pit: >19"

Depth to saturated soil: >18"

Primary lndicators:
lnundated

-saturated 
in upper i2 in.

Water marks

- 
orift lines

-sedin'rent 
deposits

Drainage pattems in wellands

Secondary lndicators:
_ Oxidized rhizospheres in upper 12 in.

_Water-stained leaves

_ Local soil survey data
FAC neutral lest
Other

Comments:

Hyd rophytic Vegetation? Yes
Hydric Soils? Yes ls this sample plot within a wetland? No

Wetland Hydrology? No

Comments:

H 80 x FAC IIPoa pratensis
Alopecurus pratensis H 20 x FACW
Phalaris arundinacea H 5 FACW llililililil

0-6" 1oYR 3/2 none clayey silt loam
6-14" 1oYR 3/2 1oYR 3/4 few, medium, faint; clayey silt loam
14-18" 10YR 4t2 1oYR 4/6 manv. medium. distinct clayey silt loam

HYDROLOGY

WETLAND DETERMINATION

o

PBS Environmental



WETLAND DETERMINATION FORM

ls the area a potential problem area?

Dale: 5/8/00
State: OR

County: Washington
Township, Range, Section: T1N R1W S18

Plant Community: Pasture
Sample Plot: 16a

FAC IIH 70 xca pratensis
10 FACW I I)opecurus pratensis H

Fncw I IH 30 xPhalais arundinacea il
IIil
ltI il

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 212 = lOOo/,

Comments:

many, medium, distinct;clayey silt loam4 1oYR 3/2 7.sYR4t4
7.5YR 4/6 many, medium, distinct; clayey silt loam4-18" 1oYR 3/1

I

-rv
Hydric Soil lndicators: low/very low chroma matrix with redoximorphic features

Comments:

HYDROLOGY

I
I
I

Depth of surface water: 0.5"
to free water in pit: surface

Depth to saturated soil: surface

Primary lndicators:
X lnundated-Fsaturated in upper 12 in.

Water marks

-Drifl 
lines

Ts"oirent deposits
T Drainage patterns in wetlands

Secondary lndicators:
_Oxidized fiizospheres in upper 12 in.

Water-stained leaves

- 
Loc"l soil survey data
FAC neutral test

-othet
Comments:

.IVETLAND DETERMINATION
Vegetation? Yes

Soils? Yes ls this sample plot within a wetland? Yes
Wetland Hydrology? Yes

Comments:

Hydric

T

I
I
o
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ProjecUSite: NW Road
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No
No
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WETLAND DETERMINATION FORM

ProjecVSite: NW Sprinqville Road
ClienVOwner: Ryland Homes

gator: P. O'Neill/|. Chane
circumstances exist on the site? Yes

ls it an atypical situation? No
ls the area a potenti al problem area? No

Date: 5/8/00
State: OR

County: Washington
Township, Range, Section: T1N R1W S18

Plant Community: Pasture
Sample Plot: 16b

'oa pratensis H 70 x FAc ll
llopecurus pratensis H 15 FACW
Phalais arundinacea H 20 x FACW I I
I ilil

lt
I il

II
Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 212 = 10Oo/.

Comments:

-10" 1oYR 3/2 none clayey silt loam
T0-19" 1oYR 3/2 1oYR 3/4 few, medium, faint clayey silt loam

^rtt

SOILSIrEEii@ IlEEilIlEEE NEIIIETEIEm| Wtiltlr,drnrn

low chroma matrix with redoximorphic featuresHydric Soil lndicators:
Comments:

HYDROLOGY
Depth of surface water: NiA

to free water in pit: >1 g"
Depth to saturated soil: >18"

I
t
I

Primary lndicators:
lnundated

-saturated 
in upper i2 in.

Water marks

-Drifl 
lines

-S"dir"nt 
deposits

Drainage patterns in wetlands

Secondary lndicators:
_Oxidized rhizospheres in upper 12 in.

Water-stained leaves

- 
Lo""l soil survey data
FAC neutral test

-oth"t
Comments:

WETLAND DETERMINATION
Vegetation? Yes

Hydric Soils? Yes
Wetland Hydrology? No

Comments:

ls this sample plot

o

PBS Environmental

within a wetland? No
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APPENDIX B

Site Photographs



Plate 1: View looking northwest showing west channel, Wetland A.

Plate 2: view looking north/northwest showing east channel, wetlandA.



Plate 3: View looking southwest showing depressional wetland area, Wetland B.

Plate 4: View looking south showing Wetland C.
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lo Plate 5: View looking east showing spring area, Wetland D, in the vicinity of sample plot 5A.
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Plate 6: View looking south showing wetland area associated with spring #1, Wetland D.
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Plate 7:Yiew showing spring/seep area (spring #2) in the vicinity of sample plot 4A, Wetland Do

o
Plate 8: View looking north showing wetland vegetation (darker green) in shallow channel associ-
ated with spring #3, Wetland D.
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Plate 9.' View looking northwest showing stream channel at south end of Wetland D.

Plate 10: View showing depressional wetland area, Wetland E, south of main stream charu:el.
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o WETLAND MITIGATION REPORT
NW Springville Road

Beaverton, Oregon

1.0 INTRODUCTION

This mitigation plan is intended to compensate for impacts to approximately 1.9 acres of
wetland delineated by PBS Environmental (2000). The plan proposes to restore, enhance
and create wetlands adjacent to an intermittent stream which flows northeast to southwest
across the property. This plan was coordinated with the Oregon Division of State Lands,
the U.S. Army Corps of Engineers, the Oregon Department of Fish and Wildlife, and the
Washington County Unified Sewerage Agency. The mitigation plan is intended to
provide a balance between protection of wetland areas and opportunities for residential
development.

1.1 Objective

This plan will enhance structural and plant diversity in existing wetlands, create
additional wetlands adjacent to the identified stream, and restore the wetland plant
comrnunity along an intermittent tributary to the stream. The plan will also create an
overflow channel in the floodplain area south of the stream at its eastern end. Wetland
areas to be impacted include a0.7-acre portion of Wetlands A and B,0.3 acres identified
as Wetland C, 1.8 acres in the northern portion of Wetland D, and 0.005 acres of wetland
south of the creek in the area of the proposed road crossing.

This plan proposes to enhance wetland areas adjacent to the stream by removal of non-
native vegetation, followed by establishment of natural riparian and wetland plant
communities. New wetlands will be created adjacent to the eastern and middle reaches of
the stream on this property. This will be accomplished by selective grading in the
floodplain area to create a natural hydrologic regime, accompanied by revegetation with
native riparian and wetland plant species. Additional hydrology will be provided by
redirecting flow from three springs on the hillside. A high-flow channel will be
excavated south of the eastern reach of the stream. Forest and scrub-shnrb riparian
buffers will be established adjacent to all wetland areas. These modifications will
increase the habitat value of this area for fish, wildlife, and waterfowl and contribute to
improved water quality and flood conhol.

1.2 Study Area

The identified property is located east of the intersection of NW Springville Road and
185th Avenue in Beaverton, Oregon. The location of the property is displayed in the
Vicinity Map (Figure l). The legal land description is Township lN, Range lW,
Sections 17 and 18. Figure 2 depicts the impact area and proposed mitigation area.
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NE Springville Road

Beaverton, Oregon
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1.3 ReportOrganization

This report is organized into an overview of existing conditions to provide a basis for
evaluating this plan (Section 2.0), a discussion of the proposed mitigation plan detailing
the design concept, plant selection, and distribution of plants within the mitigation area
(Section 3.0), and a monitoring plan to ensure long term success of the proposed planting
(Section 4.0). Reference information is presented in Section 5.0.

2.0 EXISTINGCONDITIONS

This section represents a summary of information presented in the wetland delineation
report (PBS Environmental 2000) and additional field information pertaining to soils,
hydrology, and vegetation. This section is intended to provide a framework in the
evaluation of the proposed mitigation plan.

The property consists of gently rolling field and pasture bisected by perennial and
intermittent drainages. Riparian scrub-shrub and forested plant communities form a
n:urow corridor adjacent to an unnamed stream that flows across the southern portion of
the site.

The wetland areas are located adjacent to the identified stream and its tributary. The
stream currently flows in a narrow, incised channel with steep banks. While mapped as
intermittent, in most years the stream reportedly carries at least some water throughout
the year. Streamside vegetation consists of mature Oregon ash/Oregon white oak
(Fracinus latifolialfuercus garryana) with minimal understory vegetation along the
easternmost reach. The mature ash/oak complex transitions to a predominantly scrub-
shrub community with some mature trees along the remainder of the creek on this
property. The scrub-shrub community is dominated by wild rose (Rosa nutkana, Rosa
pisocarpa), Himalayan blackberry (Rubus discolor), and English hawthorn (Crataegus
monogyna). Vegetation along the tributary channel consists of reed canarygrass
(Phalaris arundinacea) and planted pasture grasses. Remaining floodplain vegetation
consists of predominantly planted pasture grasses and weedy annuals. The entire area has
been significantly impacted by grazing.

2.1 Wetland Resources

A wetland delineation, completed by PBS Environmental (2000) in accordance with the
Corps of Engineers 1987 Wetland Delineation Manual (USACE 1987), identified
wetland areas of approximately 3.5 acres (Figure 2). The wetland boundaries were
established and flagged for reference. According to the findings of this delineation, these
wetlands would be classified as Palustrine Forested (PFO), Palustrine Scrub-shrub (PSS),
and Palustrine Emergent (PEM) wetlands (Cowardin Classification System 1979). The
wetland area to be filled is the northern portion of the eastern wetland (Wetland D, see

Figure 2). This wetland is classified as a Palustrine Emergent wetland.o
hoject #: 70070.001
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The National Wetlands Inventory map for the Linnton, Oregon quadrangle identifies one
wetland feature within the property boundaries. The stream channels are identified as
palustrine emergent wetlands that are seasonally flooded (PEMC). Our field
investigation verified the presence of such wetlands, as well as several other small
palustrine emergent (PEM) wetland areas associated with seeps and springs on the
hillside north of the main channel.

2.2 Topography

Surface elevations across the site range from approximately 320 feet in the northeastern
portion of the site to approximately 220 feet along the western half of the southern
boundary. The topography slopes gently from the north along Brugger Road toward the
channel at the southern boundary. The terrain also slopes from the northwest corner of
the site to approximately the center of the westem half of the southern boundary in
association with an intermittent drainage channel.

2.3 Hydrology

Site hydrology is dominated by an unnamed headwater tributary of Rock Creek. This
stream enters the site from the east and flows in a southwesterly direction. A smaller
intermittent channel flows across the southwestem corner of the site to midway along the
southern boundary. This channel continues in a southeasterly direction beyond the
property boundary for approximately 200 feet where it joins the main channel described
above. In addition to these channels, several springs and seep areas were also observed.
Most of these were located on the hillside north of the main stream channel. These seeps
and springs represent a major source of surface water hydrology as expressed in
channeling and sheet flow across the hillside.

During the field visits, wetland hydrology indicators observed were saturated soils in the
upper 12 inches and distinct drainage patterns in the wetland zreas. Oxidized rhizo-
spheres were also observed in sample plots throughout the site.

2.4 Vegetation

Vegetation on the project site is dominated by pasture grasses and forbs. A forested
riparian corridor is present along the stream that flows across the southern portion of the
site.

The herbaceous pasture vegetation is dominated by a nearly uniform mix of 80%
Kentucky bluegrass (Poa pratensrs,' FAC), 20oA meadow foxtail (Alopecurus pratensis;
FACW), with scattered patches of creeping bentgrass (Agrostis stolonifera; FAC), fowl
bluegrass (Poa palusrris,' FAC), and reed canarygrass (Phalaris arundinacea; FACW).

o
Project #: 70070.001
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Little difference in plant community composition was noted in the seep or spring-fed
areas as compared to the surrounding areas. A slightly greater proportion of fowl
bluegrass was found in these areas, along with scattered occurrences of common rush
(Juncus effusus;FACW) and veronica americana (Veronica americana; OBL).

The riparian forested area along the eastern portion of the creek is comprised of mature
Oregon ash (Fraxinus latifulia; FACW) and Oregon white oak (Quercus garryana;
UPL). Most of the understory shrub vegetation has been cleared in this area, resulting in
an almost entirely herbaceous understory plant community similar to that described
above. Vegetation present within the banks of the stream channel includes Himalayan
blackberry (Rubus discolor; FACII), nootka rose (Rosa nutkana; FAC), and soft rush
(Juncus effusus; FACW). The oalc/ash plant community transitions to an herbaceous
plant community dominated by soft rush, then to scrub-shrub plant community further
downstream.

The intermittent stream in the northwest portion of the site has no distinct riparian
vegetation community. Vegetation consists of the same planted pasture grass assemblage
described above, with patches of reed canarygrass in the lowest areas.

2.5 Soils

Cascade silt loam, 0 to 7oh slopes (7b) is a somewhat poorly drained soil that
formed in silty loess and old mixed alluvium on uplands. Permeability of this soil
is slow. Cascade silt loam is not listed as a hydric soil but may contain inclusions
of hydric soils in swales.

Cornelius and Kinton silt loams, O to 7oh slopes (1lb) and 7 to l2o/o slopes
(11c) are moderately well drained soils that formed in loesslike material over fine-
silty, old alluvium of mixed origin on uplands. Permeability of this soil is slow.
Comelius and Kinton silt loams are not listed as a hydric soil, but may contain
inclusions of hydric soils in swales.

Cornelius Variant silt loam, 3 to 7Yo slopes (12b) and 7 to l2o/o slopes (12c)
are somewhat poorly drained soils that formed in lacustrine silts on broad valley
terraces. Permeability of this soil is moderately slow. Cornelius Variant silt loam
is not listed as a hydric soil, and generally does not contain inclusions of hydric
soils.

o
Project #: 70070.001
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Delena silt loam, 3 to l2oh slopes (16c) is a very poorly drained soil that formed
in mixed alluvium and eolian material on uplands. Permeability of this soil is
very slow. Delena silt loam is listed as a hydric soil.

Helvetia silt loam, 2 to 7o/o slopes (19b), 7 to l2o/o slopes (19c), 12 to 20o/o
slopes (19d) are moderately well drained soils that formed in old alluvium of
mixed origin on old terraces. Permeability of this soil is moderately slow.
Helvetia silt loam is not listed as a hydric soil, but may contain wet spots in
depressional areas.

Wapato silty clay loam (43) is a poorly drained soil that formed in recent
alluvium on floodplains. Permeability of this soil is moderately slow. Wapato
silty clay loam is listed as a hydric soil, and may also contain inclusions of other
hydric soils.

Evidence of wetland soils included low and/or very low chroma matrix with redoximor-
phic features in the upper 12 inches.

2.6 Wildlife

This area has been historically impacted by agricultural practices resulting in
fragmentation of natural forested areas. Currently, most of the habitat value on this
property is provided by riparian forested and scrub-shrub plant communities adjacent to
the current stream channels. Grazing and trampling by cattle has reduced and degraded
available habitat for birds and small mammals. Several bird species were observed on
the site, including a pair of nesting red-tailed hawks. No other signs of wildife use of this
area were noted.

Limited wildlife habitat value is currently available within the identified wetland area due
to a very narrow vegetated corridor that is dominated by non-native vegetation. The
proposed mitigation areas also offer only limited habitat value in the present condition.
Significant opportunity exists to increase and improve habitat attributes for fish, birds,
waterfowl, and other wildlife. The proposed mitigation concept would improve the
structural diversity of this area for wildlife usage through the restoration of wetland and
riparian forest, scrub-shrub, and emergent wetland plant communities. The proposed
high-flow charurel would offer additional habitat opportunities.

3.0 MITIGATION PLAII

3.1 ProposedMitigation

The proposed mitigation will include selective grading within the floodplain adjacent to
the creek to create two small wetland areas north of the stream, a larger wetland area
north of the confluence of the two drainage channels, and a supplementary channel too
Project #: 70070.001

-5-

PBS Environmental



Wetland Mitigation Report
NE Springville Road

Beaverton, Oregon

o

I
t
I
T

T

I
I
t
I

I
I
I
I
t
I
I
T

I

Io

o

carry additional flow during peak runoff periods south of the steam. Grading will occur
to sufficient depth to insure adequate hydrology to support emergent wetland vegetation
in the excavated areas. Additional hydrology will be provided to the wetland areas north
of the creek by redirecting flow from three identified springs on the hillside to north of
the creek. Hydrologic contributions will also be received from stormwater runoff from
the proposed development following appropriate pre-treatment. All grading will be
designed to minimize erosion and other damage to stream habitat. Emergent wetland
plant communities will be planted in the excavated wetland areas.

Existing wetland areas will be enhanced through removal of non-native species and
replanting with native vegetation. The mitigation will also restore historic wetland and
riparian plant communities in Wetland areas A and B at the west end of the property.
fuparian forest and scrub-shrub plant communities will be planted in buffer areas
adjacent to all wetland and water features.

All restoration work will occur within the identified mitigation area (Figure 2). No fill or
removal of material will occur in other wetland areas on the property.

3.2 Planting Plan

A schematic planting plan is shown in Figure 3. Table I contains the list of plant species
and their specifications. The planting plan includes a variety of native tree, shrub, and
herbaceous vegetation. Plants were selected to provide maximum structural and species
diversity that are typical of a high quality natural riparian and wetland habitats. This
planting plan provides for the variable moisture levels evident within the mitigation area.
Plant densities are high to ensure long{erm success of the planting. The planting is
designed to provide greater than 50% tree and shrub cover after a three-year monitoring
period.

These plant communities are intended to provide maximum habitat diversity as well as
important buffer functions to the stream. Shrubs, in particular, were chosen for their high
food value for birds and other wildlife. The planting is designed to replicate similar
natural riparian and wetland communities in the surrounding area. To accomplish this
objective, a total of 800 trees (7 species), 1800 shrubs (10 species), and 700 herbs (5
species) will be planted. These will be supplemented by a hydroseed mix throughout the
area containing a variety ofgrasses and other herbaceous species.

3.3 Installation

Site preparation will include selective grading of the floodplain area with a small dozer to
minimize impacts. All other preparation will use hand labor. Areas will be selected and
staked, holes dug, and soil amendments added according to accepted landscaping
techniques. Plants will be obtained from local nurseries and will be individually chosen
to ensure the highest quality planting materials. All grading and planting will be
supervised by a qualified ecologist from PBS Environmental.

Project#: 70070.001 PBS Environmental
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PLANTING SPECIFICATIONSo Installation

lo

1. Contractor to time planting to occur during late fall or early spring.
2. If species are not available, similar species may be substituted upon agency approval.

All species must be native to the Columbia Basin.
3. Removal of non-native species:

a. Reed canarygrass to be removed by scraping with a small trackhoe to a depth
of 2 feet to ensure removal of root mass.

b. Himalayan blackberry to be excavated by hand prior to planting.
c. Care is to be taken so as not to damage existing trees and shrubs

4. Willow and red-osier dogwood stakes to be gathered from existing plants on the
property no more than two days prior to planting. Branches are to be stripped of
leaves and cut into two foot lengths. Stakes are to be stored in buckets of water until
planting. Some willow stakes should be in each bucket to provide its natural growth
hormone.

5. Container plants are to be kept saturated and shaded prior to installation. Bareroot
plants will be covered with mulch, sawdust, or heeled into the ground to prevent
desiccation.

6. Immediately after planting, plants are to be watered to saturation.
7. Trees are to be staked so as to prevent blowover or significant leaning from prevailing

wind.
8. Placernent of all plants shall be supervised by a qualified botanist from PBS

Environmental.
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Maintenance

1. Newly installed plant material will be watered a minimum of l" per week from Julyl
through October 15 to ensure an80Yo survival rate after 3 years.

2. After completions of plantings, wetlands and wetland buffers are to remain in a
natural, undisturbed state except for periodic maintenance as described.

3. Weeding will be performed on an as-needed basis.
4. Maintenance and replacement of dead plant material will occur in late fall, or spring

for the duration of the 5-year monitoring period.
5. Reed canary shall be trimmed with a weed whacker once a year prior to setting seed

to allow other plants to grow evenly.
6. Recurring Himalayan blackberry shall be dug out by hand and/or treated with a

contact herbicide approved for streamside use.

o
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Planting Schedule. Grading will occur during late summer to fall during the instream
work window. Grading at this time will facilitate accurate assessment of the dry season
water table. Planting will occur in the late fall or early spring.

Maintenance. Maintenance of the wetland and buffer plantings will be the
responsibility of the property owner. It shall include:

a Watering of the entire site with l" of water every week from July I to October
15 during the first two years after planting.

a Removal of all non-native invasive species for five years after planting:
Himalayan blackberry, English ivy, Scots broom, reed canarygrass, morning
glory, purple loosestrife, etc.

4.0 MONITORING

Monitoring will be conducted for a period of five years following final installation by a
qualified botanist from PBS Environmental. The following criteria will be used to
evaluate success of the planting according to established landscape standards for riparian
buffer and wetland vegetation communities in the Doulgas firllfestem hemlock zone
(Franklin and Dyrness 1973) west of the Cascade Crest.

L The goal of this mitigation is to restore and enhance wetland and riparian habitat
native to and typical of undisturbed Washington County lands.

2. Vegetation will have at least 80% survival after three years.
3. Tree and shrub cover will be greater than l0% after one year, greater than 30%

after two years and greater than 50% after 3 years.
4. Non-native invasive plants will not make up more than l0% of cover in any

growing season.
5. If any monitoring report shows that mitigation is not meeting these performance

standards, the property owner will work with the County to perform corrective
actions appropriate to the mitigation: e.g., failing plants will be replaced, other
plant species will be substituted, non-native species will be removed by hand
without pesticides, etc.

The monitoring report will consist of the following:

l. Vegetation transects (five randomly selected) that detail herb, shrub, and tree aerial
cover at radii of lm, 5m, and 10m respectively.

2. Percent of planted materials surviving, classified by condition (e.g., vigorous,
living, stressed).

3. Report on invasive vegetation, vandalism, dumping, or other conditions acfually or
potentially harmful to the mitigation.o

Project#: 70070.001
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4. Identiff maintenance concerns (e.g., plants need to be replaced, etc.).
5. At least twelve 4" x 6" original color photographs that show the entire mitigation

site, taken from photo points drawn on a map of the mitigation area, keyed to lines
of sight from those photo points.

This monitoring will result in an annual report that will be sent to the Oregon Division of
State Lands and the property owner by October 3l of each year of the monitoring period.
The report will include a sunmary of the condition of the planting. Those areas which do
not meet the above criteria will be identified, and recommendations made for corrective
actions to be implemented by the property owner.

o
Project #: 70070.001
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Supplement to
WETLAND MITIGATION PLAN

NW Springville Road
Beaverton, Oregon

The following is intended to replace Sections 3.0 and 3.1 in the Wetland Mitigation Plan
for this site dated July 2000.

3.0 MITIGATION PLAN (Revised 218102)

3.t ProposedMitigation

The proposed mitigation will include selective grading within the floodplain adjacent to
Springville Creek to create 41,377 square feet of wetland north of the stream and 37,210
square feet of wetland near the southeastern property boundary. The area nar the
southeastern boundary will include a supplementary channel to carry additional flow
during peak runoff periods (Figure 2). Grading will occur to sufficient depth to insure
adequate hydrology to support emergent wetland vegetation in the excavated areas.
Additional hydrology will be provided to the wetland areas north of the creek by
redirecting flow from three identified springs on the hillside to north of the creek.
Hydrologic contributions will also be received from stormwater runoff from the proposed
development following appropriate pre-treatment. All grading will be designed to
minimize erosion and other damage to stream habitat. Emergent wetland plant
communities will be planted in the excavated wetland areas.

To compensate for a total 76,000 square feet of wetland to be filled, this mitigation plan
proposes to enhance existing wetlands or create new wetlands as shown in the table
below. Total compensation, based on the appropriate mitigation ratios is 87,944 square
feet.

MITIGAIION
TYPE

AREA
(sq.ft-)

MITIGATION
RATIO

COMPENSATION
FOR WETLAI\ID

FILL (sq.ft.)
Enhancement 13,883 3:l 4.628
Enhancement 42,500 3:l 14,167
Enhancement 37,369 3:l 12,456

5,053 3:l 1,684
Creation 38,603 1.5: I 25.73s
Creation 43,91t 1.5: I 29,274

Total 181,462 87,944

o

Enhancement
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o Existing wetland areas will be enhanced through removal of non-native species and
replanting with native vegetation. The mitigation will also restore historic wetland and
riparian plant communities in Wetland areas A and B at the west end of the property.
Riparian forest and scrub-shrub plant communities will be planted in buffer areas
adjacent to all wetland and water features.

All restoration work will occur within the identified mitigation area. No fill or rernoval
of material will occur in other wetland areas on the property.

lo

offi Supplement Datc
Ap,ril 13, 2001

PBS hojcct Numbcr 70070.005 -2-
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Subject: Significant Natural Resource Memo
Ryland Homes Development, l.[lV Springville Road
Beaverton, OR

Dete: December 6,2000

Prepared on behalf of: Don Guthrie
Ryland Homes
10070 SW Murdock
Tigard, OR 97224

The proposed dwelopment of the identified properly will impact two wetland areas and sections
of an established riparian corridor. Based on PBS' review of item 422-3.6 of the Washington
County Code, this development should not significantly interfere with the preservation of fish
and wildlife areas or habitats as identified in the Washington County Comprehensive Plan.

Minor interference of wetland and riparian resources will occur dufing site developrnent and will
be mitigated according to the mitigation plan devised by PBS Environmental (July 2000). The
main components of this plan were discussed and aicepted in an on-site meeting on 6120t00.
The meeting was attended by:

Allson Rhea (Washington County Unified Sewerage Agency)
Ross Van Loo (Ifr/ashington County Unified Scwerage Agency)
Btll Parks (Oregon Division of State Lands)
John Godsey (CES Northwest)
JeIf Bachrach (Attorney)
Pe*y O'Nelll @BS Enviromental)

PBS Environmental prepared a Natural Resource Evaluatton and Protection Plan (1998) which
identified significant riparian and wetland nesources on the site and provided rccommendations
for their protection and e,nhancement. PBS zubsequently delineated all the wetlands on site as
wcll as wetlands south of the creek in an easment for the proposed rcad crossing. In the Natural
Resource Evaluation and Protection Plan,PBS indicated that protection and enhancement of the
riparian and wetland resourges is important due to benefits for water quality, \4rildlife habitat,
channel morphology, and shoreline stability.

As discussed in the technical report (PBS 1998), some areas within the riparian corridor and
wetland area maintain these beneficial functions, while much of the riparian and wetland zones
have been significantly degraded by livestock grazing and historical agricultural activities.
Because of this degradation, much of the existing riparian zone and wetlands located outside of

EIIGINEERIT{G AND ENVIRONMENTAL SOLUTIONS
Vlrowcr . Bcnd ' Eugeoo . Porthnd Scrttlc Tri{itics

l3l0 Main Strcet Vmcouver. WA 98660 (360)6904331 (360)69&90O1 frx
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ttre riparian conidor offer minimal value to water quality or wildlife habitat. PBS suggested a
variety of enhancement activities in riparian and wetland zones to improve the beneficial
firnctions of thesc areas for water quality, wildlife habitat, channel morphology, shorline
stability, and flood contnol.

lhe site dwelopment intcgrated recommc,ndations by PBS to avoi( as feasible, significant
riparian and wetland areas and establish a minimum sO-foot buffer adjacent to thesc areas. The
mitigation plan prepared by PBS (2000) is designed to preserve most of the existing riparian
corridor and improve the quality of the existing corridor. Riparian corridor quality will be
imp'roved by replacing hon-native plant species with nativc plmts and by increasing the total
vcgetated riparian area This emhancement will increase tho overall quality of the riparian habitat
forwildlife, wat€,r quality, and flood conhol firnctions.

Existing vcgetation in thc riparian corddor is generally spase urd is dominated by non-native,
invasive species, such as Ilimalayan blackberry (Rukts dtscolor) and reed canarygrass (Phalaris
antndinacea). The wetland mitigation plan includes measur€s to replace non-native species with
native plants which will increase thc structural complexity and species diversity of the riparian
corridor. Thc only native vegetation that will be removed tom the ripuian corridor will be
within the road crossing area Planting within thc existing riparian corridor and cstablishm€,lt of
a minimum SO-foot vegetated buffer adjacent to the corridor wilt widen the existing vegetated
area along most of the stream channel. This will p,rovidc increased wildlife habitat, contribute to
improved water quality by facilitating bio-filtration, maintain channel morphology through
shorpline stabilizatioq and provide increascd flood control. -.

Wetlands wittrin thc proposed developme,nt are highly degmded due to livestock grazing and
trampling as well as historic agricultural use. Wetlands immediately adjacent to thc steam
corridor will be preseved and enhanced with plantings of native wctland species. Two wetlmd
areas will be filled and mitigated through sr€ation of a largc wetland adjacent to the steam
corridor at the oonfluence of the Eibutary and main channels. In addition, a high flow channel
will be crcated south of the creek at the eastern end of the site, and wetland areas will be creatcd
from upland areas adjacent to the creek to expand the current steamside wetland at thc eastern
e,lrd of the site. The created wetlands will provide grcatcr plant spccies diversity and stnrctual
complocity ofwetland vegetation, significantly improving quality ofthe existingwildlifc hebitat.
The created wctlands will also provide continuity of wetlands dong the sheam corridor, which
re,pres€nts an irnportant factor in improving wildlife habitat valuc. The enhanccd and cteated
wetlands will improve water quality by providing natural biosrvales, and will enhance oristing
flood control functions through increased water retqrtion capacity. 

'

Thc recent realignment of the access road from lifw Springiville Road has slighly changed the lot
configrration. In this new ve.rsron, lots 14 & 15 Extend into the proposed buffer adjaccnt to the
created wettand. PBS is suggesting moving the bormdary of tho created wetland slightty to the
west to facilitate establishme,lrt of a minimun SO-foot buffer bcfiveen the created wetland and
these lots. This adjustuent should result in a minimal reductiou of wetland mitigation area
Because the proposed mitigation plan provides an additional 8000 square fect of mitigation area
than is required by Oregon statute, this slight reduction in sizc of the sreated wetland can be
achieved without compromising the mitigation plan for this site.

P8S ENVIROM{B}ITAL
E{OINERINO Al{DEIWIIJOMTIENT LSOLUTIONS

Vmcouvct . Bcod . Eugmo' Pqtlrnd' Scrtllc . Trl-Citia
13l0 Mrin Stscct Vmcowcr,WA98660 (360)69G1331 (36(})69690ettu

lo

o



I
t
I
I
I
T

T

I
t

I
t
I
I
I
I
I
I
T

PBSo
MEMORANDUM

TO

RE

Don Guthrie
Ryland Homes

Gossamer Hills Master PIan
Wetland Mitigation Plan

FROM: Peggy O'Neill

DATE: 5ll0l0l

PROJECT NO: 70070.005

lo

The following information is presented in response to questions/concerns raised by City of
Beaverton and USA staff. This information is based upon a thorough understanding of regulatory
issues and concerns as well as extensive field study at the proposed development site by PBS
Environmental staff including evaluation of wetlands, streams, riparian corridors, and wildlife
habitat.

Coordination with USA staff

Design of the wetland mitigation plan followed the standards set forth in Chapter 3: Standard Design
Requirements for Storm and Surface Water of Design and Construction Standards for Sanitary
Sewer and Surface Ll/ater Managemenr (Unified Sewerage Agency, February 2000). PBS staff has
a thorough understanding of the USA requirements and believes that the plan as set forth is feasible
and consistent with USA standards. The plan is designed to increase and enhance wetland, riparian,
and wildlife habitat within and adjacent to the existing stream corridor.

In addition, PBS staff coordinated a pre-application site meeting at an early stage of the mitigation
design in Spring 2000. Present were Alison Rhea of USA, Jeff Bachrach, representing the client,
Peggy O'Neill of PBS, and staff from DSL, ODFW, and the Corps. Purpose of the meeting was to
discuss proposed impacts and potential mitigation opportunities. Suggestions and recommendations
made by agency staff at that meeting were incorporated into the final mitigation design.

Proposed created wetland in southeast corner of site: concern whether wetlands could be
successfully created in an area with an 11 to l4o/o grade.

A grade of approximately this degree exists from Springville Road to about the southern boundary
of the proposed development. However, the area proposed for wetland creation in the southeast
corner is relatively flat with only a very slight grade from the south toward the creek bed. While
further hydrologic study of this area will veriff that adequate hydrology is present in this area to

ENGINEERING AND E}IVIRONMENTAL SOLUT]ONS

l3l0 Main Stsect Vancouvcf, WA 98660 36O/69G4331 Fax 360/6969064

BEND EUGENE IORTLAND SEATTLS TRJ.CITIES VANCOWER

o

txYtioxnfrraL



t
I
t
I
I
I
I
I
I

I
I
t
I
I
I
T

T

I

o

support the created wetland, the existing topography should present no problem

Small wetland area at far west end of site: concern that this is a perennial stream according
to the Perennial Streams Mapping Project.

According to Section 4.0 (bX2Xa) of Appendix C: Natural Resource Assessment of the Unified
Sewerage Agency's Design and Constructton Standards for Sanitary Sewer and Surface Water
Manageme"t 

". ...Streams are considered perennial until proven intermittent with adequate
field documentation (photos, field data), or determination by the Oregon Division of
State Lands."

A wetland delineation conducted by PBS staff in May 2000 documented the presence of a very
shallow drainage channel in the far westem portion of the site. The wetland delineation report
identifies this as "Wetland A." The "channel" is little more than a slight depressional which appears
to contain water only during wetter periods of the year. At the time of the delineation (near the end
of our traditional wet season) water depth in the channel ranged from approximately %to 3 inches.
Site visits conducted by PBS staffto the site at other times of the year veriff that water is not present
in this drainage year around. In addition, maps available from USA show no stream in this area.
Based on this information and on our professional opinion, this should be considered an intermittent
stream.

Proposed future road crossing in wetland in western portion of site:

A proposed future road crossing Wetland A in the western portion of the site may impact and area
of wetlands proposed for enhancement in the current mitigation design. Further study at the time
of impact will be needed to determine the extent of impact to this area. We believe that ample
opportunity exists to mitigate for any impacts that may be necessary in this area.

ENGINEERING AND ENVIRONMENTAL SOLUNONS

l3l0MainSrect Vancouver,WA 98660 360/6904331 Fax360/6969064
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APPENDIX D

Site Photographs
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lo PLATE 1: View of incised channel of Springville Creek with adjacent pasture and scattered mature ash and oak

PLATE 2: View of degraded riparian forested community on east end of Springville Creek within proposed
development area.

Report Date

8t20t0lPBS
hoject # 7049.003

o



t
I
t
T

I
I
I
I
I

o

lo
PLATE 3: View of pasture community and stream bank trampling along Springville Creel$ within proposed

development area. riloody vegetation is along the fenceline.

I
I
t
I
I
t
I
I
I

PLATE 4: View of reed canarygrass community adjacent to Springville Creek, south of proposed development
area.

:
PBS
hoject # 7049.003

Report Date
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PLATE 5: View of cultivated fields and degraded riparian forested community within buffer of Springville

Creek, south of the proposed development area, near confluence with Wetland C Tributary.

PLATE 6: View of small "Wetlnnd C" intermittent tributary above confluence of main stem of Springville
Creek.

Report Date
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PLATE 7: View of Western Intermittent Tributary looking southeast toward Springville Creek
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PLATE 8: View of Forested Ash lVetland located east of the proposed development area.
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Natural Resource Assessment Vegetation Data Forms
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Natural Resource Assessment
Vegetation Form

70070.006 Sensitive Area Springville Creek
r2l20lol Plant CT:

Sample Plo#: SP# IB.
Plot size: 20' x 141' - 2820 sq. ft.

10' r (herbs); 30' r (woody); or varible

ative IA.I:InvasiveA.loxious

l, Tree Canopy Cover:

Cover by Natives:

Invasive*A.{oxious#:

30 Corridor Condition Degraded

J
30

0
f lnvasive: Rubus discolor, Phalaris arunclinacea, Dipsacus /ullonum, Hedra helit, Solanum sp., Clemotis ligusticifolia and C. vitabla

]o*iou.,sorr".'
Orcgon Departmen of Agriculture Noxious Weed List & Portland Plant List

I
I

Herbsrees
Festuca antndinaceae 65 NFarxinus latifuilia l5 Y

l5 Y Dactylis glomerata 5 NQuercus garryana
30Other grass sp.

I

-
$[rubs

I

^rU

>$OYo

AND
>sOYo

50%-80%
AND

26o/n50%o

<50o/o

AND
<25o/o

OR OR OR
t0%-20% >20o/o<lOYo

DegradedGood Marginal

Jative sp. make up:

l*":*:o':**'
lnvasrve/noxlous sp

Jooatioo

o

PECIES CON/IPOSITION

r,.A.I ING CRITERIA
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Natural Resource Assessment
Vegetation Form

fln::
70070.006 Sensitive Area Springville Creek

t2/2010r Plant CT: Pasture
B.Vining Sample Plot#: SP# 2

Plot size: 314 sq.ft - l0'radius

l0' r (herbs); 30'r (woody); or varible

N:Native IA.{=Invasive/Noxious

l" r*" canopy cover: o Corridor Condition Degraded

J"
Cover by Natives: T

Invasive*A.Ioxious#: 0

,Jnvasive: 
Rubus discolor, Phalorts arundinacea, Dipsacus fullonum, Hedra helk, Solanum sp., Clematis ligusticdolia and C. vitabla

loxious:Source: Orcgon Departrnen of Agriculturc Noxious Wecd List & Portland Plant List

Herbsrees
NFestuca arundinaceae 90

Agrostis stolonifera l0 NI
Juncus effusus T Y

t

firubs

I

--v

>80%
AND
>50Yo

s0%-80%
AND

26%-50%

<5Oo/o

AND
<25%

OR OR OR
<lOYo t0%-20% >20Yo

DegradedGood Marginal

lative sp. make up:

Jree 

canonV cover:

Invasive/noxious sp:

Jooa,ioo

IECIES COIvIPOSITION

IATING CRITERIA



I
I
r?,*.

Natural Resource Assessment
Vegetation Form

70070.006 Sensitive Area Wetland D
t2/20lot Plant CT: Pasture
B. Sample PIot#: SP# 3

Plot size: 314 sq.ft - l0'radius

l0' r (herbs); 30' r (woody); or varible

IA.{=InvasiveA.loxious

l r*" canopy cover:

I-1",:"?-H::",,,

0 Corridor Condition Degraded

0

0
tlnvasive: Rubus discolor, Phalaris arundinocea, Dipsaas fullonum, Hedro hel*, Solanum sp., Clematis ligusticifolia and C. vitablo

]o*ioo.,so*.,
Oregon Departrncn of Agriculturc Noxious Wccd List & Portland Plant List

I
T

Herbsrees
Festuca arundinaceae 90 N
Agrostis slolonifera l0 NI

-
I

-
Shrubs

I

^rtt

>80%
AND
>50Yo

so%-80%
AND

26%-50%

<50%
AND
<25%

OR OR OR

to%-20% >20Y"<70o/o

Marginal Degraded

canoPy cover:

sp. uP:

sp:

Good

RATING CRITEzuA

o

.:.r IiN

]ECIES CONIPOSITION



I
I
#;x:

Natural Resource Assessment
Vegetation tr'orm

70070.006 Sensitive Area Wetland C
t2/20/ot Plant CT: Pasture
B.V Sample Plot#: SP# 4

Plot size: 314 sq.ft - lO'radius

l0' r (herbs); 30' r (woody); or varible

ative VN:lnvasiveA.Ioxious

f," rr." canopy cover:

t;::::.H:::,,
0 Corridor Condition Degraded

0

0
*Invasive: Rubus discolor, Phalaris arundinacea, Dtpsacas fullonum, Hedra helix, Solanum sp., Clematis ligusticdolia arul C. vitabla

!No*iour,sour"",
Oregon Departnrn of Agriculurrc Noxious Weed List & Portland Plant List

t
t

Herbs'rees

F*tuca arundinaceae 90 N
Agrostis stolonifera l0 NT

a

I

t
Shrubs

I

^-,rtt

<5OYo

AND
<2sYo

>80Yo
AND
>50%

50%-80%
AND

26%-s0%
OROROR

<L0Yo t0%-20% >20Yo

DeeradedGood Marginal

fative sp. make up:

canopy coverl

sP

fona,ioo

RA'TING CRITERIA

o

PECIES CONIPOSTTION



I
I
l**::

Natural Resource Assessment
Vegetation Form

70070.006 Sensitive Area West Tributary - Intermittent
t2120/01 Plant CT: Pasture

Sample Ptot*tB.Vining
Plot size: 314 sq.ft - l0'radius

I 10' r (herbs); 30' r (woody); or varible

VN=InvasiveA.Ioxious

l" r*" canopy cover: 0 Corridor Condition Degraded

J
Cover by Natives:

Invasiver/Noxious':

0

0
flnvasive: Rubw discolor, Phalaris arundtnacea, Dipsac-us fullonum, Hedra helix, Solanum sp., Clemalts ligusticifolia and C. vitabla

]o*io*,so,-,r.r'
Oregon Departmen of Agriculturc Noxious Weed List & Portland Plant List

I
I

IIerbs'rees

Festuca arundinaceae 90 N
Agrostis stolonifera l0 NI

I

J

ihrubs

!

-ftt

>8OYo

AND
>50%

50%-80%
AND

260/o-50o/o

<5OYo

AND
<2sYo

OR OROR
<lOYo l0o/o-20%o >2OYo

Good Marginal Degraded

lative sp. make up:

l"'"*o":*"''
Invasrve/noxlous sp:

looo,ioo

D.ATING CRI'TERIA

PECIES CONIPOSITION



T

t
*ru'

Natural Resource Assessment
Vegetation Form

70070.006 Sensitive Area Springville Creek
Plant CT: Cultivated fieldt2l20lol

B.Vining Sample Plot#: SP# 6

Plotsize: 314 sq.ft - lO'radius

l0'r (herbs); 30'r (woody); or varible

ative L/N:Inv asiveA.{oxious

l" r*" canopy cover:

[::::"'JH;::.,

0 Corridor Condition Degraded

2

0
f lnvxive: Rubus discolor, Phalaris arundinacea, Dipsaats fullonum, Hedra helix, Solanum sp., Clematis liguslicifolia and C. vitabla

]o*ior'sorr"",
Orcgon Departnrn of Agriculturc Noxious Wccd List & Portland Plant List

I
I

Herbsrees
100 NFestuca arundinaceae

I

I

I

[hrubs
3 Yosa nutkana

$prous)

^rtt

>80%
AND
>50%

50o/o-80o/o

AND
260/o-50Yo

<5lYo
AND
<25Yo

OR OR OR
>20Yo<t0% 10%-20%

Marginal Degraded

lative sp. make up:

l'""-oo':**'
Invasrve/noxrous sp:

J*a,i* Good

D.ATING CRI'TERIA

o

CON{POSITION



I
I
*:x:

70070.006

Natural Resource Assessment
Vegetation Form

Sensitive Area Springville Creek

tzt20t0l Plant CT: Forested riparian
Sample Plot#: SP# 7

Plot size: 2820sq. ft. - 20' x l4l'
10'r (herbs); 30'r (woody); or varible

J:Native
IA.{:Invas iveA.,loxious

J
Tree Canopy Cover:

Cover by Natives:

55 Corridor Condition Degraded

140

7o Invasive*A.Ioxious# : 35

H:,*::::: Phalaris arundinacea, Dipsacrs fullonum, Hedra helix, Solanum sp., Clematis ligusticifolia and C. vitabla

Departmen of Agriculture Noxious Weed List & Portland Plant List

Herbsrees
Y Polystichum munitum 20 YFraxinus latifulia 15

Y35 Y Tolmiea menziesii 5lluercus garryana
seudotsuga menziesii T Y

5 YVlnus ntbra
I

-'
$hrubs

35 N Yubus discolor
YRosa nutkana 30

25 YRubus ursinus
Y'qfus cornuta 5IU

I

>800h
AND
>50o/o

50%-80%
AND

26%-s0%

<5OYo

AND
<2sYo

OR OROR
<lOYo t0%-20% >20o/o

Depraded

canopy cover:

upsp.

sp:

Good Marginal

TATING CRITERIA

B.Vining

PECIES CONIPOSITION



I
I
*;#:

70070.006

Natural Resource Assessment
Vegetation Form

Sensitive Area Springville Creek
Plant CT: Riparian Scrub-Shrub

Sample Plot#: SP# 8

Plot size: 2820sq. ft. - 20'x l4l'
l0'r (herbs); 30'r (woody); or varible

12120/0t
B.Vining

Herbsrees
25 N Y5 Y Phalais arundinaceaeFraxinus latifulia

Equisetum arvensis 5 Y5 Yllnus rubra

I

$hrubs
Yosa nutkana 45

35 N YRubus discolor
Qornus stolonifera 5 Y

-rv

l, r*" canopy cover:

IA.{=InvasiveA.{oxious

0 Corridor Condition Degraded

J,
65

60
rlnvasive: Rubus discolor, Phalais arundinacea, Dipsaats fullonum, Hedra helix, Solanum sp., Clematis ligusticifolia and C. vitdbla

J..Io*iour,sorrce: 
Oregon Departrnen of Agriculturc Noxious Weed List & Portland Plant List

Cover by Natives:

Invasive*/Noxiousr:

I
I

>8004
AND
>50%;o

50%-80Yo
AND

26%-50%

<5004
AND
<25o/o

OR OR OR
t0%-20% >20Yo<lOYo

Good Marginal Degraded

fative sp. make up:

free 

canonl cover:

Invasive/noxious sp:

Jora,ioo

'lATIrr*G CRITERIA

PECIES CON/IPOSITION


