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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 northern 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
development areas 1, 2, 3, 4, 5, 6, 7, 8, 9, 10, and 12 and is located within the overall 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:

Springville Creek, a perennial tributary to Rock Creek;
western unnamed Tributary to Springville Creek;
Wetland C tributary;

delineated wetland areas: A, B, C, D, E, F, and G; and
non-delineated wetland areas.

e o o o o

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

1. 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 summer 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.

= Report Date
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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 1:1 ratio.
Buffer areas impacted through wetland fill, except road corridor impacts, do not require a 1:1
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 alternative 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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1.0 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 8-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 (Springville
Creek) crossing for the minor collector road and the development proposed for Areas 4, 5,
and 6.”

Report Date
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“PBS Environmental has prepared a mitigation plan (Figure 2, dated 4/13/01), which as the
reports describe will more than compensate for the impacts that will result from the
construction 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 satisfy 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
Management (USA 2000). The site assessment study area includes the proposed development area
and adjacent areas within 200 feet.

CWS has intergovernmental 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, 2001 by 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 Management (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 1 or
Tier 2 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.g., 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 1). The six parcels included
within the study area are tax lot nos. IN117C000500 and 1N1180000600, 601, 690, 700 and 800 on

Report Date
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assessor map #I1N1 18W, Washington County, Oregon (Figure 2). The study area is located in
Township 1N, Range 1W, 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 11 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 concurrence 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.

1.5  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 111 acres (Figure 2).

— Report Date
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1.5.2 Site Characteristics

The majority of the study area is characterized by gently rolling farmlands consisting of cultivated
fields and pasture. Two active farms are located within the study area. The northern 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 northwestern 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 corner 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 ash (Fraxinus latifolia) and
associated with Springville Creek. This area is separated from the pasture by a 50-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.

20 METHODS

The methods employed for this NRA are outlined in the Design and Construction Standards for
Sanitary Sewer and Surface Water Management (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 Assessments 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 Insurance 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)

——— Report Date
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- 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 1: VEGETATED CORRIDOR WIDTH CRITERIA

Streams with intermittent flow draining:

e 10 to <50 acres o 15

* 50 to 100 acres & it 25
Existing or created wetlands < 0.5 acres 25
Existing or created wetlands 0.5 acres or greater
Rivers, streams, and springs with year round flow <25% 50
Streams with intermittent flow draining > 100 acres 3
Natural lakes and ponds
Streams with intermittent flow draining:

e 10 to <50 acres >25% 30

e 50 to 100 acres 50
Existing or created wetlands Variable (from 50 - 200 ft.)
Rivers, streams, and springs with year round flow 525% 25ft. increments from starting point to
Streams with intermittent flow draining > 100 acres break in > 25% slope.
Natural lakes and ponds plus 35 fi. past

2]

ource: Design and Construction Standards for Sanitary Sewer and Surface Water Management, (Unified Sewerage Agency, February 2000)

L
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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 5%. 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

Combination of native tree,
e shrub, and herbaceous species | Greater than 50% tree canopy | Less than 10% cover by invasive, non-
covering greater than 80% of | (aerial measure), or native species, or noxious weeds'
the area, and
Combination of native tree, : 10- 20% cover by invasive, non-native
Marginal shrub, and herbaceous species | 25-50% tree canopy (aerial species, or noxious weeds! )
covering 50 - 80%of the area, | measure), or ¥
and
Combination of native tree,
Degraded shrub, and herbaceous species | Less that 25% tree canopy | Greater than 20% covered by invasive, non-
covering less than 50% of the | (aerial measure), or native species, or noxious weeds'
area.

TInvasive, non-native species are defined by Rubus discolor, Phalaris arundinacea, Dipsacus fullonum, Hedra helix, Solanum sp., Clematis
ligusticifolia, and Clematis vitabla. Noxious species are those found in most current version of Oregon Department of Agriculture Noxious Weed
List and Portland Plant List.

Source: Design and Construction Standards for Sanitary Sewer and Surface Water Management, (Unified Sewerage Agency, February 2000)

Il
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. 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
1998), 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.

2.1 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
Springyville 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 narrow 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.

En— Report Date
T 3/29/02

Project #70070.006 9




l , : — —
. ' . | l_ |l | . B . 1 s DENSITY CALCULATION SUMMART }
I : ' s 1 _ | l NOTE®: TOTAL AREA « 10872 Ac. PBS
' el § oh (02 ¥ I: I mmlgmgmm%mm A ArgAs DEVELOPARLE | NOV-ORVELCPABLE | reerun | ruarnt
- = MpaE v : ? | . : | I | THRCUGH L F THAT CONMECTION 16 RECUIRED, Tl =3 AREA (ACRER) | AREA(icrEs) | uimy wame
: _ 1 | AREA N AREA Il WLL BE REDUCED AND THE DENSITY
. | Wl ng ACCORDNGLY. # NOWTH AREA =
l ? B N A | R e e — | aso acees) Project #:
| ; | | T LCcss REPORT DATED LY 1 1000, PrEFARED warrar®| %6 o | % 70070.006
l : RURAL INGTON COUNTT ] m‘ Y@ 462 3 L. Date:
| : : | wau-sarar (9 w42 "] o3 )
l 1 P e ransanr (3 &3l - e JANUARY 2002
_l_ & o= ' Lo e © s ° [ ®
I Y : suguecT Area | - rassc (3) 120
@ | L 30] (2
: L ese Acwes ® I_ I i @ e
e m o [ T p— p——" S mm——= o 1L i= o o
T ® SNGLE FAMLY TQUNHOMES ' : _] . ormi seaca ) en
S . ’ @ . LOCAL WTREET ROW s
169 o1t o 4o
I . POR EASEENT a3
ENTLAMD ELFrER asl
Ne0 ‘B0 e ]
I -, o I_ | ekl 60 &8
&) * ] em 18
4l 44 48
. L

@33
e

eps .- 1924 %3 2

3448 5424 545 e W04

NW SPRINGVILLE ROAD
WASHINGTON COUNTY, OR

FINELU TOTAL UNITS PER NET DEVELOPABLE ACRE « WO
HAXELUM TOTAL UNITS PER NET DEVELOMADLE ACRE « bé

P a9

/_

COURTESY OF: WRG DESIGN INC.

3
GOSSAMER HILLS MASTER PLAN DEVELOPMENT

FIGURE

70070 = Ryland\70070.008 \NRA\dwg'\fig3.dwy

NI ERENNNNERERERRRRE NRNERANY

_ - _J 3

2/28/02 10:1




1/7/02 11:12 V:\70000\,70070\70070.008\dwg'\nro_figures.dwg

APPROXIMATE SCALE: 1" =400'

\
NW BRUGGER ROAD

—_————
=o0

MASTER PLAN AREA BOUNDARY
PROPOSED DEVELOPMENT AREA BOUNDARY
STUDY AREA BOUNDARY

SURVEYED STREAM (CES, 2000)

100 YR FLOOD PLAIN (CES, 2000)
SURVEYED CONTOURS (CES, 2000)

Prepared for: RYLAND HOMES

Project #:
70070.006

PBS/| e

TOPOGRAPHY/HYDROLOGY

NW SPRINGVILLE ROAD
WASHINGTON COUNTY, OR

FIGURE

4




2l

Natural Resource Assessment Report
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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, narrow 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 southern 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 southern 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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. 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.

33 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):

Springyville Creek, a perennial tributary to Rock Creek;
the unnamed 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 two 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 features 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 PLANT SPECIES BY PLANT COMMUNITY TYPE

P
Y

cer circinatum vine maple Y

ldcer macrophyllum big leaf maple Y,

4 grostis stolonifera creeping bentgrass N X X X

4lopecurus pratensis meadow foxtail N X X

ldmelanchier alnifolia serviceberry Y Y

ldvena sativa common oak N X

Berberis aquifolium tall Oregon-grape ¥

Betula papyrifera paper birch Y

ICallitriche sp. . water starwort X X

Calocedrus decurrens incense cedar Y

(Carex hendersonii Henderson's sedge ¥ X

Carex obnupta slough sedge P X

Cornus stolonifera red-osier dogwood Y X X

Corylus cornuta beaked hazelnut Y X X

Crataegus monogyna English hawthom N X

Dactylis glomerata orchard grass N X X X

Daucus carota Queen Anne's lace N X

Echinochloa crusgalli barnyard grass N X X

Equisetum hyemale scouring rush Y X X X X
quisetum arvense field horsetail Y X X X

\Festuca arundinacea tall fescue N X

(Fraxinus latifolia Oregon ash Y X X

Gaultheria shallon salal i 4

Glyceria occidentalis western manna grass Y X X

Holcus lanatus velvet grass N X X

Holodiscus discolor oceanspray Y X

llex aquifolium English holly N X

uncus bufonius toad rush b d X X

Juncus effusus common rush Y X X

\Juncus patens spreading rush Y X X

Lemna sp. duckweed X X

Lolium perenne perennial ryegrass N X

IMalus sp. apple

Oemleria cerasiformis Indian plum X X

Phalaris arundinacea reed canarygrass N X X X

Physocarpus capitatus Pacific ninebark b X

Pinus ponderosa ponderosa pine ¥

Plantago lanceolata English plantain Y X X

\Poa palustris fowl] bluegrass N X X X

Poa pratensis Kentucky bluegrass N X X X

Polygonum hydropiper marshpggdpcr N X X

Polystichum munitum sword fern Y X X

Populus balsamifera black cottonwood b'd X

\Prunus sp. cherry X




TABLE 3: DISTRIBUTION OF PLANT SPECIES BY PLANT COMMUNITY TYPE

PRy

Prunus emarginata

Veronica americana

American brooklimei

b
Pseudotsuga menziesii | Douglas-fir ¥ X
Pteridium aquilinum bracken fern Y X X
(Quercus garryana Oregon white oak b'g X
IRhamnus purshiana cascara buckthorn b 4 X
Rorippa curvisiliqua ;::-;oe\g;pr:sds Y
Sqo;:’z;:f:u:lasmnium- watercress N X
Rosa eglanteria sweetbriar rose N X X X
Rosa nutkana Nootka rose b'd X X X
osa pisocarpa clustered wild rose Y X X X
IrRubm discolor ;Il::::]l:g:yn N X X X
Rubus laciniatus ;}’::f;‘::‘y N X X
IRubus ursinus Pacific blackberry Y X X X
Salix lasiandra Pacific willow Y X X
Salix scouleriana Scouler's willow Y X X
Solanum dulcamara :::;::]‘:;?: N X
Sonchus asper prickly sow-thistle b 4
\Spiraea douglasii douglas's spirea Y X X X
ISymphoricarpos 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
Vaccinium parvifolium | red huckleberry Y X
Vancouveria hexandra inside-out flower ¥ X
Y

Y=yes; N=no; X=present
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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 Wetland 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

(R
B L R e

Springville Creek _ 8 2,459 1,535
Western Intermittent Tributary 12 934 710
Wetland C Tributary 6 234 65

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

Within Proposed Development Area : ™ , B,C, , E 42,5 lited
Within Dedicated South Access Road ROW G 21,177 Delineated
South sides of stream channels 110,247 Estimated
North of confluence of streams to fence line F 37,369 Delineated
Eastern Forested Wetland 126,558 Estimated

3.3.1 Vegetated Corridors

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 25%. 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
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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

Spring\ne Creek perennial stream 50
Unnamed Tributary intermittent stream - 15
Wetland C Tributary intermittent stream - 15
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

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.

I 1||
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TABLE 7: PLANT COMMUNITY TYPES IN VEGETATED CORRIDOR OF SPRINGVILLE CREEK

Sample Plot 1 Sample Plots 7 Sample Plot 8 Sample Plot 2
Cover Cover Cover Cover

Fraxinus latifolia 15 | Quercus garryana 35 | Fraxinus latifolia 5 Festuca arundinacea 90
Quercus garryana 15 Fraxinus latifolia 15 | Alnus rubra 5 Agrostis stolonifera 10

Pseudotsuga menziesii T Juncus effusus T
Rubus discolor’ T' | Alnus rubra 5
Festuca arundinacea 65 Rubus ursinus 25 Rubus discolor 35
Dactylis glomerata 5 Rosa nutkana 30 | Rosa nutkana 45
other grass sp. 30 | Rubus discolor 35 | Cornus stolonifera 5

Corylus cornuta 5

Polystichum munitum 20 | Phalaris arundinacea 25

Tolmiea menziesii 5 Equisetum arvense 5
% Cover by Natives 30 | % Cover by Natives 135 | % Cover by Natives 65 | % Cover by Natives T
% Tree Canopy 30 | % Tree Canopy 55 | % Tree Canopy 10 | % Tree Canopy 0
% Invasive/Noxious T % Invasive/Noxious 35 | % Invasive/Noxious 60 | % Invasive/Noxious 0
Condition — Degraded Condition - Degraded Condition — Degraded Condition —Degraded

'Invasive Species: Rubus discolor, Phalaris arundinacea, Dipsacus fullonum, Hedra helix, Solanum sp., Clematis ligusticifolia and C. vitabla.
Source CWS, 2000; Noxious Species Source: Oregon Department of Agriculture Noxious Weed List and Portland Plant List
*T= Trace
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TABLE 8: PLANT COMMUNITY TYPES IN VEGETATED CORRIDOR OF UNNAMED TRIBUTARY

Sample Plot 5 Cover Sample Plot 6 Cover
Festuca arundinacea 90 Festuca arundinacea 100
Agrostis stolonifera 10 Rosa nutkana (sprouts) 3
% Cover by Natives 0 % Cover by Natives 3
% Tree Canopy 0 % Tree Canopy 0
% Invasive/Noxious' 0 % Invasive/Noxious' 0
Condition - Degraded Condition - Degraded

"Invasive Sp.: Rubus discolor, Phalaris arundinacea, Dipsacus fullonum, Hedra helix, Solanum sp., Clematis ligusticifolia and C. vitabla,
Source: CWS, 2000. Noxious Sp. Source: Oregon Department of Agriculture Noxious Weed List and Portland Plant List.

TABLE 9: PLANT COMMUNITY TYPES IN VEGETATED CORRIDOR OF WETLANDS

Sample Plot 3 Cover Sample Plot 4 Cover
Festuca arundinacea 90 Festuca arundinacea a 90
Agrostis stolonifera 10 _Agrostis stolonifera 10
% Cover by Natives 0 % Cover by Natives 0
% Tree Canopy 0 % Tree Canopy 0
% Invasive/Noxious' 0 % Invasive/Noxious' 0
Condition — Degraded Condition — Degraded

41  Potential Impacts

Invasive Sp.: Rubus discolor, Phalaris arundinacea, Dipsacus fullonum, Hedra helix, Solanum sp., Clematis ligusticifolia and C. vitabla.
Source: CWS, 2000. Noxious Sp. Source: Oregon Department of Agriculture Noxious Weed List and Portland Plant List.

4.0 POTENTIAL IMPACTS, MITIGATION, AND ALTERNATIVE ANALYSIS

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.

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
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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 1:1 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 1:1 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 10 shows which buffer encroachment areas need
replacement at 1:1 ratio.

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

TABLE 10: SENSITIVE AREAS BUFFER ENCROACHMENT

Wetland A & B buffer 33,033 No

Wetland C buffer outside ROW 3,155 No'
Wetland D buffer 54,662 Nt:nl
Springville Creek, Wetland G and C buffer inside ROW 5,130 Yes

A 1:1 replacement of buffer areas is not required because mitigated wetlands will be assigned CWS standard buffers.

4.2 Alternative Analysis

Section 3.02.1 of the CWS Design and Construction Standards requires a Tier 1 or Tier 2 alternative
analysis unless the project meets the standards presented Sections 3.02.3 and 3.02.4. 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 “compliant”
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 1:1 ratio.
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Washington County, Oregon

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 and 3.02.4), 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.
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Washington County
Depaitment of Land Use and
Transportation

Land Development Services
155 N First Ave, Suite 350
Hillsboro, OR 87124

NOTICE OF DECISION OF
HEARINGS OFFICER

- PROCEDURE TYPE: |ll

P

Thp's Copy RECEIVED

JUL 0 9 2001

RAMIS CREW ;
APPLICANT: CORRIGAN & BACHRACH, LLP

Ryland Group. Inc. (Don GutiidPRNEYS AT LAW
1 rdock Street ;
Tigard, Oregon 97224

APPLICANT'S REPRESENTATIVE:
RG Design, In¢c. (R
10450 Southwest. Nimbus Avenue

Beaverton, Oregon 87223

CASEFILE: 00-601-M

CONTACT PERSON:

CPO: 7 COMMUNITY PLAN: Jeff Bachrach

Bethany :

' OWNER:
LAND USE DISTRICTS: i e ile
" R-8 (Residential 9 Uni cre District :

LOCATION: North side of NW Springville

PROPERTY DESCRIPTION: Road approximately. 1,850 feet west of NW-

ASSESSOR MAP#: 1N1 17C and IN1 18 Kaiser Road '

TAX LOT#: 500 & 600 & 601, 690, 700 and

800 respectively

SITE SIZE: Approximately 108.7 Acres

ADDRESS: Several site addresses

PROPOSED DEVELOPMENT ACTION: Master Plan Revi r a Residentlal D

“G Hills” i ing single-family and multi-family rasidenti elopment together with .

a school/park site centered around a future minor collector street.

A summary of the decision of the
Hearings Officer and supplemental
findings are attached.

This decision may be appealed to the
Land Use Board of Appeals (LUBA) by
filing a notice of Intent to Appeal with
LUBA within 21 days of the date of this
decision. Contact your attorney if you
have any questions in this regard.

For further information contact the Land
Use Board of Appeals at 503-373-1265.

h The complete case, including Notice of
Decision, Application, Staff Report,

Findings and Conclusions, and
Conditions of Approval, if any, are
available for review at no cost at the
Department of Land Use and _
Transportation. Copies of this material
will be provided at reasonable cost.

DATE OF DECISION:
July 3. 2001

Notice to Mortgagee, Lien Holder,
Vendor or Seller: ORS Chapter215 |
requires that if you receive this notice it
must promptly be forwarded to the
purchaser.
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Notice of Decision of Hearings Officer
July 3, 2001

Page 2

CASEFILE NUMBER: 00-601 -MW/S/DHA/W

SUMMARY OF DECISION:

On July 3, 2001, the Washington County Hearin
(Attachment “C”) on the request for a Master P

lan Review for a Residential .
Development “Gossamer Hills” including single-family and multi-family residential
development together with a school/park site centered around

street on property located on the

O_R_DEB:

The Application is A

pPproved, subject to the Conditions set forth in
Attachment “B”,

Attachments:

A. Vicinity Map
B. Conditions of Approval
C. Hearings Officer's Findings, Conclusion and Order

.11

north side of NW Springville Road approximately
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TAX MAPLOT NO. 1N1 17 Co QuS00, 00600; 1N1 18 00 00601, 00690, 00700, COBDQ CASE FILEN

ATTACH. :NT A VICINIT-izMAP!

AF10

b
INTIBADOOBO0| 4\ ooyroe s
TN118AD01 100

INTIBADD120

0. 00-601-M

i
1
!
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!
I
I
i

INTAYTROOO400 IN117BO00B0D
1 INT17B000700
IN117B000600
N117C00010
by BRUGET R en

|
i

s il

_SITE & SURROUNDING LAND USE DISTRICTS:
‘RO (Residential 7-9 units/acre)
l RS (Residential 5-8 units/acre)
R15 (Residential 12-15 units/acre)
R24 (Residential 19-24 units/acre)
IINST (Institutional)
Urban Growth Boundary
AFS (Agriculture & Forest 5 Acre Minimum)

AF10 (Agriculture & Forest 10 Acre Minimum)
EFU (Exclusive Farm Use) :

REVIEW STANDARDS FROM CURRENT OR
APPLICABLE ORDINANCE OR PLAN:
WASHINGTON COUNTY COMPREHENSIVE PLAN -
APPLICABLE COMMUNITY PLAN (See Front of Notice)
TRANSPORTATION PLAN ‘
WASHINGTON COUNTY COMMUNITY D CODE:
!

e0®3

EVELOPMENT
ARTICLE |, INTRODUCTION & GENERAL PROVISIONS
ARTICLE fi, PROCEDURES
ARTIGLE Iif, LAND USE DISTRICTS
ARTICLE IV, DEVELOPMENT ST, , i
ARTICLE V, PUBLIC FACILITIES AND SERVICE'S |
ARTICLE VI, LAND DIV. & LOT LINE ADJUSTMENTS
ARTICLE VI, PUBLIC TRANSPORTATION FACILITIES |
R & O 86-95 TRAFFIC SAFETY IMPROVEMENTS i
ORD. NO. 524 UNIFORM ROAD IMPROVEMENT STANDARDS |
ORD. NO. 379 TRAFFIC IMPACT FEE , :
R & O 91-75 BURFACE WATER QUALITY/QUANTITY

Tomm

i
i
i
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1.

D. Propose dedication of right-of.

E. Propose construction of the concrete sidewalk and roa

M RAMIS CREL CORRIGAN

Attachment B

CONDITIONS OF APPROVAL

PRIOR TO FINAL APPROVAL OF THE GOSSAMER HILLS MASTER PLAN THE
APPLICANT SHALL: - ,

Submit the following to the Unified Sewerage Agency and obtain a service
provider letter: a

A site assessment.and sensitive area certificatio
Separates'the sensitive area from the impact of
must be set aside In a 8eparate tract and not pg

N preserving a corridor which
development. The corridor
rt of any buildable lot,

HE APPLICANT FOR DEVELOPMENT APPLICATION

TH S
PHASE OF THE GOSSAMER HILLS MASTE P

ICAT

A. Provide evidence that final approval has been obtained for the Master Plan

as outlined above,

B. Include a development application form signed by the

Propose construction of the minor collector road and associated utilities at
least to

the east edge of Area 2, including any required drainage hazard area
alteration or wetland buffer review. (207-5)

-way along the entire Master Plan’s frontage of
NW Springville Road. (207-5)

dside drainage (ditéh)
improvements along the entirg master plan’s frontage of NW Springville Road
in accordance with the WCRIDS. (207-5)

F. Provide a plan for the minor colle

ctor's intersection with NW Springville road
which i ' i '
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Casefile 00-601-M
Conditions of Approval
Page 2

Provide a chant, like 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 maximum density range in the R-9 zone. The
analysis shall be consistent with the methodology in the June 1, 2001
memorandum from Mr. Goodell or amendments thereto approved by the
planning director consistent with applicable density standards, and shall

reflect more detailed delineation of wetland buffers (if any) arid other changes

in net developable area as deflned by the CDC,

THE APPLICANT FOR THE FIRST DEVELOPMENT APPLICATION (PHASE)
NORTH OF THE CREEK SHALL:

Propose the extension of the minor collector and utilities to the school site (Area.2),
including, if necessary, a type Il drainage hazard area alteration. ( :

FU

E DEVELOPME PLIC S (AS LICABLE) WITHIN THE .

GOSSAMER HILLS MASTER PLAN AREA SHALL:

A.

Include a plan for Master Plan Areas 9 and 10 (together or individually) for
reporting sales information ensuring that at least 20% of the housing units
built in Areas 1, 4, 6, 8, 9 and 10 (north of the resource area) shall be for-sale
units affordable to households at or below area median incomes using
current HUD affordability data as detailed in the findings of this Report. (See
Springville Subarea Design Element No. 5.c.) Note: Shifting of responsibility
for this affordability requirement from Area to Area shall be allowed only when
}he affected property owner’s signature is on the development application
orm.

Include a plan (to be reviewed and approved by the County) for Master Plan
Areas 11, 13 and 14 (together or individually) for reporting sales information
ensuring compliance with Springville Subarea Design Element No. 5.c. Note:
Shifting of responsibility for this affordability requirement from Area to Area
shall be allowed only when the affected property owner’s signature is on the
development application form.

The application for each phase of the Master Plan containing residential
uses shall include evidence that the development proposed in that phase will
be within the relevant minimum and maximum density range, considering: the
table and the analysis approved pursuant to condition of approval 2.g and
emendments thereto warranted as a result of modifications of land uses or
areas in the Master Plan (e.g., to reflect more detailed delineation of wetland
buffers, other changes that affect net developable acreage, or elimination of
the school site).
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Casefile 00-601-M
Conditions of Approval
Page 3

D. Development proposals shall emphasize shorter block lengths (except for the
collector street) and greater street and pedestrian connectivity (accessways)
than are proposed in the Master Plan. Future development applications shall
be scrutinized for compliance with the findings in the Staff Report with regard
to Section 408 (Neighborhood Circulation) and corresponding discussion in
the hearings officer's final order. This shall ensure that each Area within the
Gossamer Hills Master Plan provides the highest degree of vehicular and .
pedestrian connectivity. See findings in the Staff Report and above regarding
Section 408-5 for the issues relevant to this condition of approval. Also see
condition of approval Vill.D. : :

E. The need for and timeliness of road connections and access to Brugger Road
shall be evaluated at the time future development applications are submitted.

PRIOR TO FINAL APPROVAL FOR A DEVELOPMENT APPLICATION FOR THE
FIRST PHASE '

o E GO MER HILLS MASTER PLAN:

A. The subject area(s) of Gossamer Hills Master Plan shall be required to annex
to the Tualatin Hills Park and Recreation District.

B.  The applicant shall submit evidence demonstrating compliance with the - .‘ |
- delayed annexation agreement requirement with the City of Beaverton and
that all necessary service district annexations have taken place. '

PRIOR TO COMMENCING DEVELOPMENT FOR ANY PORTION OF THE
GOSSAMER HILLS MASTER PLAN:

The applicant for development shall provide evidence that an opportunity has been

provided to the Beaverton School District for acquiring up to 10 acres of land (within
the Master Plan Area) for a school site.

TRAFFIC SAFETY IMPROVEMENT CONDITIONS TO BE IMPLEMENTED AT THE
DEVELOPMENT REVIEW STAGE:

A. Provide adequate illumination at the site accesses on NW Springville Road.
Adequate illumination shall consist of at least one 200 watt high pressure .
sodium cobra head luminaire mounted at a minimum height of 20 feet on
existing utllity poles if available. The fixture shall have a medium semi-cutoff
type lll distribution, The pole shall be within the area defined by the radius
returns of the Intersection. The fixture shall be oriented at 90 degreesto
centerline of the collector or arterial. For intersections of collectors with
arterials, or arterials with arterials, the luminaire fixture shall be installed at 80
degrees to the higher classified roadway. If the intersecting roadways are-of
the same functional classification, the fixture may be oriented at 90 degrees
to either roadway, If no existing utility poles are available within the
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I main access, and for Springville Road at the east site access. The turn

P.16

intersection area defined by the radius returns, the developer shall meet the
requirements of the Department of Land Use and Transportation 1991
Roadway lllumination Standards, latest revision. The Traffic Engineer may
require illumination in addition to the above-stated minimums. Direct
technical questions conceming this condition or the 1991 Roadway
lNumination Standards to Tom Wolch, Traffic Engineer at (503) 846-7960.

B. At developr_nent review for each phase, provide left and right-turn refuge
analysis for the intersection of Springville Road and Gossamer Hills Way, the

refuge analyses for each phase should project turn refuge warrant status
upon the build-out of the subject phase and, if the County determines that g
turn warrant refuge is met, the refuge should be constructed prior to the
number of units that trigger it. Signal conduits should be installed by the -

applicant at the time the intersection/left turn Jane is constructed at the main
access,

C. Allow no access points on Gossamer Hills Way, the main site access, north
of its intersection with Springville Road for a distance to be determined at

Type Il development review of the phase which will construct the proposed
access.

D. At development review for each phase, provide signal warrant analysis for the
intersection of Springville Road, 165" Avenue, and Gossamer Hills Way,
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determines the warrants are met and that signalization is recommended, the
signal and required lane configuration should be constructed prior to the -
number of units that triggers it. If the signal is determined by the County to
not yet be recommended until the build-out of the last phase, then prior to

occupancy of the last phase an assurance should be provided for future
construction. !

E: Remove vegetation or use other methods as required to provide adequate
intersection sight distance along NW Springville Road for the site accesses.
After completion of any required vegetation removal or other methods of -
enhancing sight distance, final sight distance certification from a registered
professional engineer demonstrating that adequate intersection sight distance

exists in both directions In accordance with the Community Development
Code shall be required.
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A.

Vill. ADDITIONAL CONDITIONS:

Proportional improvements to the NW 185" Avenue/ NW Springville Road
intersection (as required by Springville Subarea Design Element No. 5.i.)
shall be determined through future development applications.

Future development applications and/or building permits for detached
dwelling units, and single family attached dwelling units with individual
vehicular access to a street, that are located within one thousand three
hundred and twenty (1,320) feet of NW Springville Road shall be required.

to comply with the building fagade requirements in accordance with Section
304-8. -

Future Type Il drainage hazard area alterations shall be required for the
vehicular and pedestrian stream crossings and the wetlands enhancement
in accordance with Section 421 and 422,

Future development applications within the Gossamer Hills Master Plan
Area shall be substantially consistent with the approved Master Plan.
Revisions to the Master Plan shall be reviewed for compliance with the |
Bethany Community Plan, the Community Development Code and findings
included or incorporated by reference in this final order: :

1. Applications for areas 11 and/or 13 may propose or
be approved subject to conditions that the applicant
provide for extension of a public road and/or one or
more accessways through Area 11, if consistent with
and/or required to comply with CDC 408-5 or other
applicable standards.

2, Adverse impacts of development in the Master Plan
or existing sight distance constraints shall be
mitigated in a timely manner, such as by providing
alternative access or the requisite sight distance
improvements,

3. Applications to amend the Master Plan must be
authorized in writing by the owner(s) of the property
that is directly affected by and subject to the
proposed amendment.

Development may not commence for the Gossamer Hills Master Plan at this
time. Development applications, consistent with the Master Plan and the.
findings and conditions presented in this document, may be submitted as a
result of this decision. Any decision approving future development
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applications shall be conditioned to prohibit development on any portion of
the Gossamer Hills Master Plan site until Metro includes the site in the Urban
Growth Boundary, and that decision is not subject to further appeal,

F.  This development shall be constructed in accordance with the conditions of
this decision, the approved final plans, and the standards of the Community
Development Code (Section 207-5).

All conditions of approval shall be binding upon all heirs, successors, and
assigns (Section 207-5).

H. Transferability of this Development Pemmit shall be in accordance with
Section 201-8. :

l. This approval shall automatically expire two years from the date of this '
approval or two years from the date of final resolution of any appeal(s) of this
final order, unless a development application for the initial phase of the
Master Plan is approved and remains valid, an application for an extension is
filed, or this approval is revoked or invalidated (CDC Section 201-4).
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TACHMENT "C"

BEFORE THE LAND USE HEARINGS OFFICER
OF WASHINGTON COUNTY, OREGON

Regarding an application by the Ryland Group, Inc. ) EINAL ORDER
for approval of the Gossamer Hills Master Plan for ) Casefile No. 00-601- M
land north of Springville Road at NW 165th Place .) (Gossamer Hills

in unincorporated Washington County, Oregon ) Master Plan)

A. SUMMARY

1. The applicant, the Ryland Group, Inc., requests conceptual Master

. Plan approval for a mostly residential development on a 109-acre site east of

the PCC Rock Creek campus and north of Springville Road at NW 165th Place

. (the "site”). The proposed Master Plan contains 14 areas including eight areas

for single- or multi-family dwellings, a school site and five park or open space
areas. The applicant proposes a minimum density of 545 dwelling units (10
units/net developable acre). Approval of the Master Plan does not authorize the
applicant to undertake any development. Development (e.g., subdivisions,
development review, conditional use review for a school, drainage hazard area
alterations, etc.) will be subject to additional County review and approval.

a. Primary access for the site Is a proposed minor collector

_street that extends north and east from NW Springville Road. A second public

street will intersect Springville Road opposite NW Sickle Terrace. A driveway
will intersect Springville Road near the southeast edge of the site. Four streets
will intersect NW Brugger Road, but the Intersections are to be gated to allow
only emergency vehicle, bicycle and pedestrian access to Brugger Road until it
is improved. Emergency vehicle, bicycle and pedestrian access to Springville
Road is proposed near the southwest corner of the site (opposite NW Samuel
Drive). The applicant proposed to extend street stubs to the east and west
edges of the site to provide access for adjoining Jand.

b. The site is bisected east to west by a wetland and stream
corridor, part of which extends south beyond Springville Road. The-applicant
proposes that two of the on-site roadways and one driveway will cross the
wetland/stream corridor if applicable permits and reviews are approved.

2. The site is outside the Urban Growth Boundary (the “UGB"). Metro
included the site in the UGB by ordinance adopted December 26, 19989.
However, on appeal, the Land Use Board of Appeals (‘LUBA") remanded the
decision to Metro. After the hearing and before the record closed, the Court of
Appeals affirmed LUBA's decision. The site is contingently zoned R-9
(Residential, 9-units per acre). Washington County Ordinance 548, Additional
basic facts about the site and surroundings and applicable approval standards
are in the Staff Report and Recommendation dated May 11, 2001 and attached
Transportation Report (the "Staff Report”), incorporated herein by reference.

Casefile No, 00-601-M Heanings Officer Final Order
(Gossamer Hills Master Plan) ' : i Page 1
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3. A County hearings officer conducted a duly noticed public hearing to
receive testimony and evidence about the request. County staff recommended
the hearings officer approve the application subject to the conditions in the Staff
Report. The applicant’s representatives testified in support of the application.
Several parties testified orally at the hearing and/or in writing before the public
record closed with comments and concerns about the application. Contested
issues in the case include the following:

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

b. What is the minimum residential density for the site;

c. Whether the proposed master plan does or can comply with
applicable approval standards, particularly the timing and location of circulation
to the west, the number of access points to the site, sight distance at those
access points, temporary obstruction of some roads to non-emergency vehicle .
traffic, and signalization of the main entry to the site from NW Springville Road;

d. Whether public roads on the site should be built.to County or
City of Beaverton standards; and,

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

4. Based on the findings and conclusions adopted or incorporated
herein, the hearings officer hereby approves the master plan subject to the
conditions of approval at the conclusion of this final order.

B. HEARING AND RECORD

_ 1. Hearing Officer Larry Epstein (the “hearings officer”) received
testimony and evidence and addressed record issues at a duly noticed public
hearing about this application on May 11, 2001,

a. At the hearing, the hearings officer received and physically
inspected the file maintained by the Department of Land Use and
Transportation ("DLUT") regarding this application, including comments
received after the Staff Report was issued. The record includes all materials in
the file prior to the hearing, testimony and evidence entered into the record at
the hearing, the list of witnesses at the hearing, the tape of hearing .
proceedings and the evidence and testimony received by the County after the
hearing while the public record was held open. The record is filed at DLUT,

Casefile No. 00-601-M , Hearings Officer Final Order
(Gossamer Hills Master Plan) Page 2
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b. The hearings officer announced at the beginning of the hearing
the rights of persons with an interest in the matter, including the right to request
that the hearings officer continue the hearing or hold open the public record, the
duty of those persons to testify and to raise all issues to preserve appeal rights,
the manner in which the hearing will be conducted, and the applicable approval
standards. The hearings officer disclaimed any ex parfe contacts, bias or
conflicts of interest. The following is a summary by the hearings officer of
selected relevant testimony at the hearing.

2. County planner Chris Goodell summarized the Staff Report, revised
conditions of approval and the applicable approval criteria and showed an
aerial photograph of the site.

a. He noted that the site is in the Springville subarea of the
Bethany Community Plan. The Community Plan requires Master Plan approval
for the entire site before the County can approve any development on the site.
The County must review and approve any future development on the site.

b. He noted that the applicant submitted revised plans prior to the
hearing. He requested the hearings officer hold the record open for one week
for staff to review and respond to the revised plans.

c. He testified that the County and Metro caiculate density
differently. The County includes street rights of way is its definition of “net
developable acre;" Metro does not.

3. Don Guthrie, attorney Jeff Bachrach and engineer Randy Dyer
appeared on behalf of the applicant, Ryland Group, Inc..

a. Mr. Guthrie summarized the proposed Master Plan and the
history of the project.

i. Because the applicant worked with the County, City of
Beaverton and the CPO in developing the Master Plan, the applicant made a
number of significant changes to the Master Plan, including relocating the -
proposed access points and the areas of proposed multi-family development
to reduce fraffic volumes near the proposed school site. The CPO voted

unanimously in support of the Master Plan.

i, He noted that the Master Plan includes an 8-acre school
site and roughly 20 acres of open space. The applicant proposed to extend the
existing regional trail/bike path through the site. The applicant will landscape
the development to blend with and buffer the existing neighborhood and the
park. The applicant can delete a proposed pedestrian connection to the park to
address neighborhood concerns if that Is what the County wants.

Casefile No. 00-801-M - Hearings Officer Final Order
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b. Mr. Bachrach summarized changes to the proposed Master
Plan and additional evidence submitted by the applicant.

i, The applicant’s revised plans (dated May 10, 2001)
provide a third public access (i.e., a private driveway) intersecting Springville
Road near the southeast corner of the site. See plan sheets 3 and 5. He
testified that this access point was included in the transportation analysis.’

il. He noted that plan sheet 4 includes a revised density
chart. The revised density calculations provide a minimum density of 711
dwelling units for the entire site. The applicant may further revise the minimum
density as a result of planned discussions with County staff. The applicant did
not alter the proposed maximum density.

iil. He introduced a memorandum from PBS Environmental
in response to the concerns expressed by the City of Beaverton about the
natural resource areas on the site. Applicant’s Exhibit 1. PBS reviewed the
resource areas on the site in coordination with USA. USA approval of the
resource areas is required as a condition of Master Plan approval.

iv. He introduced a feasibility concept plan demonstrating
how the District could develop a school on the proposed school site within the
Master Plan area. Applicant’'s Exhibit 2. He testified the applicant is negotiating -
with the School District about the school site. The conditions of approval
require:a final agreement between the School District and the applicant prior to
development approval on the site.2

v. He noted the May 11, 2001 letter from the City of
Beaverton. He testified that the applicant is willing to design and construct
streets on the site consistent with City standards, as requested therein,
because the City expects to annex the site in the future. He requested the
hearings officer modify the conditions of approval to that effect.

¢. Mr. Dyer summarized the applicant’s grading feasibility plan.
He testified that the plan is intended to respond to condition of approval 1.A. He
noted that, although the plan shows considerable grading, the proposed
grading contours are very close to the existing contours over. 76-percent of the
site. The proposed street profiles largely follow existing grades on the site.
The applicant designed the proposed lots to be as flat as possible from front to
back, which may require considerable grading/fill in some cases. However
individual developers may choose fo reduce grading requirements through the

1 Although the transportation report bsy DKS does consider four accesses to the site, it does .
not consider an access point east of Sickie Terrace.

2 gee recommended condition of approval VI, which requires the applicant to give the
gchool district “an opportunity” to acquire up to 10 acres for a school site. :
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use of daylight basements, “pony walls* and other construction techniques.
The grading plan merely shows that it is feasible to create flat building sites on
the conceptually proposed lots.

4. Attorney Mike Robinson appeared on behalf of West Hills '
Development Company. He requested the hearings officer hold the record
open to allow him to review the new evidence submitted by the applicant.

5. Susan Nolte testified she owns the land at the southwest corner of
the site. Although she does not want to be in the UGB, if this site is included,
her property will be an island of rural land. Therefore, if the site is included in

the UGB, her property should be as well.

a. She testified that her.driveway, which she shares with the
owners of the abutting property to the north, the Bradley’s, intersects Springville
Road near the southwest corner of the site. This intersection is unsafe due to
inadequate sight distance and the volume of traffic on Springville Road.
Development on the site will exacerbate the existing hazard by increasing traffic

' on Springville Road. She noted that the applicant proposed to provide a stub

road to PCC property through proposed Area 14. To provide alternative access
to her property, so she does not have to access Springville Road where sight
distance is constrained, she proposed that the applicant stub the street so it
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 applicant should be required to develop
the site so that it “fits with the community.” The applicant should be required to
facilitate bicycle and pedestrian access in all directions.

c. She questioned whether the applicant coordinated with
Portland Community College about the location of the proposed street stub.

d. She argued the applicant should be required to provide a traffic
signal at the intersection of Springville Road and the proposed minor collector
street to provide safe pedestrian and bicycle access to the school site for
children living south of Springville Road who will attend the proposed school.

e. She argued that the applicant should be required fo provide
more than the minimum buffer to protect the wetlands. The applicant should
provide a 250-foot wetland buffer consistent with Metro’s proposed standards.

8. Greg Malinowski expressed concern that the applicant will not bear
the entire cost of the project. He questioned whether development on the site
will meet Metro's minimum density goals.

Casefile No. 00-801-M , Hearings Officer Final Order
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7. David Miller expressed concern that development will generate
‘additional traffic on Brugger Road north of the site. Brugger Road is narrow
with a “difficult” intersection at Kaiser Road. He argued the applicant should be
required to pay some of the cost of improving Brugger Road. He argued the
‘applicant should be required to signalize the main Springville Road access.

8. County planner Phil Healy testified that conditions of approval requ:re
that the applicant construct a public street stub to Brugger Road to provide for
future access. However the stub street will be gated to allow for emergency
access only until Brugger Road is redeveloped to County standards.

a. He testified that development on the site is unlikely to generate -
suﬂ'c:ent traffic volume to warrant a signal at the primary access to Springville
Road even at full build-out of the site. Traffic from the site will be dispersed to
the three proposed accesses to Springville Road. Recommended condition of
approval VII.D requires the applicant to conduct a signal warrant analysis for
each phase of the development. If circumstances change and a signal is
warranted, the applicant can be required to install it or pay a share of its cost.

: b. He testified the County will work with the School District to
determine what improvements may be needed to protect pedestrian safety
when a school is proposed to be developed on the site.

c. He testified that the County will evaluate sight distance when
development is proposed on the site. He opined that lack of sight distance
does not pose a hazard at an emergency access point because an emergency
vehicle can use its lights and siren.

8. John Breiling, chair of CPO 7, testified that the applicant significantly
revised the Master Plan in response to concerns expressed by the
neighborhood. He requested the hearings officer hold open the record to allow
the public to respond to new evidence submitted by the applicant at and after
the hearing. He argued that the applicant’s revised densities are adequate to
comply with Metro’s density goals. He argued that a traffic signal is warranted
on Springville Road at the primary access to allow safe access to the site and "
school. He argued that the applicant should be required to provide traffic
calming measures around the school site.

10. The hearings officer held the record open for two weeks for all
parties to submit new evidence. The hearings officer held the record open for a
" third week to allow all parties to respond to the new evidence. The hearings
officer held the record open for a fourth week for the applicant to submit a final
argument. The record in this case closed at 6:00 PM, Monday, June 8, 2001.
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C. DISCUSSION

1. The hearings officer generally concurs in the analysis and
conclusions offered by County staff; to wit, the proposed Master Plan does or

‘can comply with the applicable standards and criteria, all of which are identified

on Attachment C of the Staff Report . Adoption of recommended conditions of
approval, with certain changes, will ensure development applications can be
submitted and approved consistent with those criteria and standards .and the

. Master Plan and will prevent, réduce or mitigate potential adverse impacts of

the development consistent with the requirements of the CDC, The hearings

" officer adopts the findings and conclusions in the Staff Report except as

otherwise expressly provided herein.

‘2. The hearings officer notes that the applicant, the County, the City of

. Beaverton, several neighbors and area residents raised Issues and concerns
- about some aspects of the Master Plan, but, assuming the site is in the Urban

Growth Boundary and complied with applicable standards for urban land, there
was general support for the development depicted conceptually in the Master
Plan. Disputes mostly involve details that cannot be readily resolved based on
substantial evidencé in the record, because the application does not propose

. specific development at this time. Conditions of approval largely respond to
- these outstanding issues, many of which will have to be resolved in future

development application reviews. Some disputed issues are identified and
discussed below and are resolved to the extent reievant or are addressed by
feasible conditions warranted to comply with the standards for a Master Plan,.

3. For instance, there is a dispute about whether one of the proposed
roads in the Master Plan should extend to the Nolte property, and, if so, whether
it should be required to be developed in the first phase of the project. Sections
408 and 501 are relevant to these issues.? See pp. 168-22 of the Staff Report.

3. CDC 4D8-5 provides as follows in relevant part:

The following review standards shall: 1) be used to provide a generally direct and -
uncircuitous pattern of streets and accessways to ensure safe and convenient access
for motor vehicles, pedestrians, bicyclists, and transit users; and 2) to ensure that
proposed development will be designed in a manner which will not preclude
properties within the circulation analysis area from muﬂng the requirements of
Section 408-5. These standards are applicable to all lands that are not designated
on @ Community Plan's Local Street Connectivity Map,

408-5.1 For single-family or duplex residential development, on-site sﬁuew shall be
provided which meet the following:

A. Block lengths for local streets and collectors shall not exceed six hundred
(600) feet between through streets, measured along the nearside right-of-
way line of the through street, except when the provisions of Sections 408-
5.1 D,, 408-5.5, 408-5.6 or 408-7 are met.

Casefile No. 00-601-M . Hearings Officer Final Order
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b. Ms. Nolte argued the applicant should be required to provide

direct vehicular access to her property from a road in Area 14 in the first phase
of the project. She did not cite any basis for such a requirement under the
CDC, and the hearings officer is unable to find one on his own.4

. Ms. Nolte did not offer much legal or evidentiary support

for her argument that public access to the southwest corner of the site should
be provided early in the project to remedy existing sight distance consfraints at

E.

The total length of a perimeter of a block for local and collector streets shall
not exceed eighteen hundred (1,800) feet between through streets,
measured along the nearside right-of-way line, except when the provisions of
Sections 408-5.1 D., 408-5.5, 408-5.8 or 408-7 are met.

Cul-de-sacs and permanent dead-end strests shall be prohibited except
where construction of a through street is found to be impracticabla due lo
the provisions of Section 408-5.1 D., or application of Sections 408-5.5, 408-
5.8 or 408-7. When cul-de-sacs or closed end streets are allowed under
these provisions, they shall be limited to two hundred (200) feet and no more
than twenty five (25) dwelling units unless impracticable.

The Review Authority may approve a modification to the review standards of
Section 408-5.1 A., B., or C. abova based on findings that the modification
is the minimum necesseary to address the constraint and the application of
the standard Is impracticable due to the following:...

(2) Drainage hazard areas, wetlands, flood plains, or a Significant Natural
Resource area;

(3) Exfsting development patterns on abutting property which preclude
the logical connection of strests or accessways;

(4)  Abutting undeveloped or underdeveloped property is not designated
R-5, R-8, R-8, R-15, FD-10 or an urban reserve area;..,

Streets shall connect to all existing or approved stub streets which abut the
deveiopment site.

4 Butsee, CDC 605-3.3.H, which provides “[s]treets, existing and future, shall*

(1) Be consistent with the standards of Bection 408 (Nsighborhood
Circulation);

(2) Provicéa for general public convenience and safety in the areas to be
served;

(3)  Not allow the intersection of more than two streets at any one point;

(4) Be designed to encourage safe and efficient traffic flow;

(5) Be designed to discourage through traffic on minor streets; and

(6) A local or minor collector street may be established which exceeds the
maximum County standard for cul-de-sac length when the street is

planned to be ultimately connected to another public street and
meets Fire Marshal approval for adequate terminus; .

Casefile No. 00-801-M Hearings Officer Final Order
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her driveway. The sight distance constraint is an existing condition. The
applicant did not create it, and the CDC does not require the applicant to fix it

per se.

ii. Increasing trip volume from the site to Springville Road
and vice-versa will exacerbate the existing sight distance constraint at the Nolte
driveway by reducing gaps between vehicles. At some point, if not otherwise
addressed, development in the Master Plan is required to mitigate that impact.s
The CDC does not define precisely when such mitigation is required.
Additional substantial evidence that bear on this issue could be introduced in
the context of future development applications.

1 li. There are general and specific CDC standards (e.g., for
neighborhood connectivity and block size) and Community Plan provisions that
are relevant to her request. The loop road shown in Area 14 does not comply
with those standards, as noted in the Staff Report. The applicant may apply for
a modification to the standards to allow the longer-than-permitted loop road,
but mitigation is likely to be warranted for such a modification.

' iv. The hearings officer cannot conclude that Area 14 must
be developed first to address Ms. Nolte's existing sight distance problem.
CDC 408 does not require the applicant to provide access to remedy an
existing sight distance deficiency to which it does not substantially contribute.,
There is not sufficient substantial evidence in the record to find that the impact
of the development warrants such a remedy .immediately (i.e., in the first phase
of the development), or that the remedy must involve deveiopment of Area 14.
However measures to address the impact of the development will be
warranted at some point (i.e., when warranted by substantial evidence of such
impact).

v. Approval of the Master Plan does not preclude the
applicant from proposing or the County from requiring changes in the access to
the southwest corner of the site. The Master Plan shows a public easement
extending to Springville Road from the public road in Area 14. Although not.
proposed to be used for non-emergency vehicles as part of the Master Plan, in

§ Assuming 70% of traffic from the site travels west, as in the applicant's traffic study, the
peak hour trip volume west of the site will be about three times the existing volume. At some
point, if not otherwise addressed, a condition of approval may be warranted under CDC 207-
5.1, which provides;

The Review Authority may impose conditions on any ypu Il or |l development
approval. Such conditions shall be designed to protect the ﬁublic from potential
adverse impacts of the proposed use or development or to fulfill an identified need for
public services within the impact area of the proposed development. Conditions shall
not restrict densities to less than that authorized by the development standards of

this Code.
Caseille No. 00-601-M Hearings Officer Final Order -
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a subsequent application for development of Area 14 or any other area of the
Master Plan, the applicant could propose to grant an easement from Ms.
Nolte's property over the easement to the interior loop road in Area 14. If the
applicant does not do so, a condition of approval could be imposed to achieve
the same result if reasonably related to the impact of the development as

discussed above.

4. The applicant urged the hearings officer to find that “the underlying
intent [of the Master Plan is] to try and avoid [a public road connection between
Area 14 and Springville Road] in the future if possible.” (Applicant’'s Response
to May 25 Staff memorandum). The hearings officer expressly declines to
make such a finding.

a, A public road connection between J!\rea 14 and Springville
Road does not cross a significant natural resource nor violate any applicable
standards on its face. It is feasible.

b. Having such a connection would enhance vehicle connectivity
(albeit not a lot), and might address block size or other standards in the CDC.
The Staff Report notes that streets in Area 14 violate the 600-foot standard in
CDC 408-5.1.A. The hearings officer agrees. The stream/wetland corridor
constrains access to Area 14. Opportunities for access to Springville Road
west of the site might be limited by land use, ownership patterns, topography,
mﬁwmmwmmww- -
connecting with Springvillé Roa ~f the SA0IER Ea e (iR et iffi e o
necessary to comply with applicable standards or permitted variations thereto,
and it is not inconsistent with the Master Plan approval to propose or require it.

¢. The hearings officer infers from the applicant’s statements that
it Is the applicant's intent that access to Area 14 be restricted to the interior
roadway. The hearings officer appreciates that Area 14 enjoys more privacy
without through traffic. Because, as proposed, emergency and non-vehicular
traffic will have access to Area 14 from Springville Road, residents of that area
and points north and west will have good pedestrian and bicycle access. From
the applicant’s standpoint, that access and proposed road improvements fulfill .
the relevant provisions of the Community Plan and CDC 408; direct all-vehicle
access to Springville Road from Area 14 is not necessary to achieve an
adequate level of service or connectivity. Although the County does not reach
the same conclusion, the hearings officer declines to resolve that dispute,
because it is hot necessary to find that the road will or will not be accessible to
all vehicles to conclude that the Master Plan does or can comply with '
applicable standards.

. Casefile No. 00-601-M Hearings Officer Final Order
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5. There is a dispute about whether the applicant should be required to
install a traffic signal at the intersection of the collector road and NW Springville
Road. This dispute will be addressed with each phase of the Master Plan
based on condition of approval VII.B. The applicable approval criteria do not
require the signalization issue to be resolved before approval of the Master

Plan.

a. Based on the County’s traffic report and the applicant’s traffic
study, signal warrants are unlikely to be met at the intersection with full build-
out of the site, particularly if the access to the southwest comer of the site is
open to all vehicles. If warrants are not met, the County generally does not
install a signal, because a signal may pose as many problems as it solves.
Therefore the signal may be a moot issue,

b. The hearings officer is persuaded that issues relating to the
safety of school children will be addressed by the County and the school district .
pursuant to existing practices to coordinate public road access to school sites.
If a signal is warranted, and it otherwise complies with the Uniform Manual on
Traffic Control Devices, it can be required, as can traffic-calming measures in

the vicinity of the school site.

¢. The hearings officer acknowledges the argument by the CPO

" that children are entitied to safe walking conditions to and from schools. Hard
to disagree with that. But the hearings officer is not persuaded that state or

federal laws or constitutions accord children the status of a protected class or
otherwise require the County to do more for them than provided in the CDC.,

‘l

8. There is something of a dispute about the minimum density that must
be achieved on the site, assuming it is included in the UGB. The minimum
density has declined over time as the applicant refined plans for the site and
information about the site that affect the “net developable acres” of the site
under the CDC. The minimum number of dwelling units necessary to comply
with minimum density standards will vary depending on the outcome of
negotiations with the Beaverton School District about the school sites, the
precise delineation of parks, open spaces and wetland buffer areas, and other -
factors that affect net developable acres. However the numbers are not likely to

change dramatically.

a. The hearings officer is persuaded that the site can be
developed 1o achieve or exceed the minimum density standards for the R-9
zone, based on the acreages and densities shown on the Master Plan, Based
on the best evidence in the record, it appears the minimum number of dwelling
units is 545. But that number could change as noted above.

: b. There does not appear to be a dispute about the methodology
to be used to calculate net developable area and minimum or maximum :

Casefile No. 00-601-M ) Hearings Officer Final Order
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density. There are relatively minor factual disputes about how much land is
developable for purposes of the CDC. However the hearings officer finds those
disputes will be resolved with more detailed information that will be provided in
development applications in the future before development occurs.®

¢. The hearings officer further finds that the applicant shouid
revise the table on sheet 4 of the Master Plan as needed to reflect
methodological refinements, new information and any changes to the Master
Plan before the County approves the first phase of the Master Plan.
Applications for each subsequent phase should be required to show
residential development in that phase is consistent with the approved density
range, subject to any amendments warranted by more detailed information or
changes in the Master Plan.

7. There is a dispute about whether public strests should.be improved
to County or City standards.

a. The parties did not identify any authority in the CDC for
requiring streets to be built to City standards. Such authority may.be inherent in
the office of the County Engineer or may be granted by an intergovernmental _
agreement that is not in the record or may exist for other reasons. However the -
hearings officer finds he cannot impose a condition of approval of the Master
Plan requiring the applicant to improve streets to City standards, based on
substantial evidence in the record and the applicable law in this case.

b. For what it is worth, the hearings officer agrees with the City
that improvement to City standards may be in the long-term interests of the
public, because the City will be responsible for maintaining public streets after
the site is annexed, and it may be more familiar or efficient maintaining streets
improved to City standards. On the other hand, the City is and will be
responsible for many streets that were not improved to its standards initially,
and there is no evidence that County street standards are any more or less
safe or maintenance-friendly than City street standards.

_ ¢. This issue can be raised in subsequent development reviews.
If the parties can identify relevant authority for the hearings officer to impose
such a condition, or if the County and City agree to resolve the matter in a
certain way, the hearings officer will reconsider it. Approval of the Master Plan
in no way prevents the County from requiring the applicants for future

8 There was no dispute about the maximum density. The CPO suggested not including the
maximum density in the density table, but, while the CPO may not want the site to be
developed to its maximum density, the CDC does not authorize the hearings officer to reduce
the maximum density. It is what it is depending on the nst davelopable acres of the site.
The maximum density should be stated on the density table In the interests of assuring full
and fair information for use by all parties in the process. ,
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.development applications to Improve public streets to City standards as a
condition of approval of those applications.

8. The City of Beaverton argues that a public street should be provided
through Area 11. The applicant proposes a private street that will be
accessible to the public, i.e., it will not be gated. County staff did not address

this issue directly.

a. It appears to the hearings officer that a public street through
Area 11 would be needed to comply with block size standards if Area 11 was
used for single family development. However, because itis to be used for
multi-family development, the block length and perimeter standards in CDC
408-5.1.A and B do not apply to Area 11. See pp. 16-17 of the Staff Report.

b. CDC 408-5.3 requires any streets in Area 11 to connect to
existing or approved stub streets that abut the site. Although staff conclude this
standard does not apply because there are no stub streets that abut the
development site, the hearings officer disagrees. The proposed street parallel
to Springville Road in Area 13 could be construed to be a stub strest subject to
CDC 408-5.3. It could be argued that the applicant is required to extend that
street into and through the multi-family area to the minor collector street at the
north side of Area 11. Doing so would improve connectivity for vehicles and
would respond to the concem voiced by the City of Beaverton without creating
another public street intersection on Springville Road. The hearings officer
infers from the Master Plan that the applicant does not want traffic from the
single and multi-family areas to mix; therefore no direct connection is provided.
However the applicant's preference is not an approval standard, and nothing in
the Community Plan or CDC discourages such a connection. Itis not
necessary to determine whether or where a public street should extend through
Area 11 to approve the Master Plan; the issue can be resolved in the context of
future development applications for the areas in question. The hearings officer
encourages the applicant and County staff to reconsider this issue as part of
the review of future applications. Accessways may be provided (or required)
pursuant to CDC 408-5.4 for pedestrian and bicycle traffic between the single-

. and multi-family areas, but that does not address vehicular connectivity.

9. The City also raised concerns about utility placement and the
adequacy of proposed stormwater detention facilities. These issues are not
relevant to Master Plan approval. The applicant’s preliminary stormwater
calculations show that it is feasible to provide stormwater detention and
treatment consistent with applicable standards of the service provider,

10. A number of changes to conditions of approval were requested or
recommended. Some of those have been addressed above. Others are

addressed below.
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a. Recommended condition of approval |.A, which requires a
preliminary grading plan is moot, because the applicant has provided such a
plan. That condition can be deleted. See p. 2 of the May 25, 2001 memo from
Chris Goodell.

b. A condition of approval is warranted requiring phase 1 of the
Master Plan to include extension of the minor collector street to the school site
and the associated drainage hazard area alteration, consistent with the request
of the school district and the applicant’s acquiescence. See condition of

approval II.C.

c. Recommended condition of approval VIILE provides the County .
will process applications for development in the Master Plan but will not issue
permits for approved development until the site is in the UGB. This condition :
should be amended substantially as recommended in the May 11, 2001 memo
from Chris Goodell. The location of the site inside or outside the UGB is not '
directly relevant to the Master Plan application. However it is relevant to (and
could preclude) issuance of development permits. The amended condition
would reflect this relationship. The hearings officer hereby adopts as his own
the Supplemental Findings Regarding UGB Status and Goal 14 as revised
June 8, 2001 by Mr. Bachrach to support the condition of approval and to
explain the reasons why the UGB status of the property is addressed as such.

i. The CPO suggested a condition of approval allow the
applicant two or three years to resolve the UGB issue so the work by the
applicant and other interested parties will not be wasted if the UGB issue is not
resolved more quickly. The hearings officer notes that condition VIil.| includes a
time limit for the decision, consistent with the CDC 201-4. That section does
not authorize the hearings officer to extend the effective date of the decision

beyond the time provided therein.

ii. Condition of approval Viil.| should be amended to reflect
that the effective date of this final order, and therefore the start of the two-year
expiration period for this final order, would follow the effective date of any
decision in an appeal of this final order. :

d. Condition of approval IV.E should be amended to make it clear
that non-emergency vehicular access to Brugger Road should be evaluated in
the context of specific development applications, because the language of the

_ condition as recommended in the Staff Report did not do so clearly. As noted

in the testimony from several witnesses, Brugger Road is not improved to an
urban standard, is subject to road design and intersection geometry

constraints, and principally serves land outside the UGB. General vehicular
access to that roadway is not appropriate under existing conditions, but may be .
appropriate in the future if it Is (or will be) substantially improved and can meet
the needs of traffic that would use it. ’
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e. Recommended condition of approval V.A should be amended
to allow for incremental annexation of the site to the Tualatin Hills Park and
Recreation District as development is proposed, because that is consistent
with General Design Element 5 of the Bethany Community Plan and Springville
Subarea Design Element 5.e. :

f. A condition of approval is warranted clarifying that an
application to amend a portion of the Master Plan is.required to be authorized in
writing by the owner(s) of only that portion of the Master Plan that would be
subject to such a change. See condition VII1.D.3. :

D. CONCLUSION

Based on the above findings, the hearings officer concludes the
Gossamer Hills Master Plan should be approved in concept subject to the
conditions recommended by County staff as amended consistent with the
above discussion, because it does or can comply with applicable approval
standards from the Washington County Community Development Code subject
to recommended conditions as amended herein.

E. DECISION

The hearings officer hereby approves Casefile 00-801-M (Gossamer
Hills Master Plan), subject to the following conditions of approval: '

I  PRIORTO FINAL APPROVAL OF THE GOSSAMER HILLS MASTER
PLAN THE APPLICANT SHALL:

Submit the following to the Unified Sewerage Agency and obtain a : |
service provider letter: '

A site assessment and sensitive area certification .: |
preserving a corridor which separates the sensitive area '
from the impact of development. The corridor must be set - ‘ |
aside in a separate tract and not part of any buildable lot. |

Casefile No. 00-801-M ; Hearings Officer Final Order .
(Gossamer Hills Master Plan) : . Pugam'leg '
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B THE APPLICANT FOR A DEVELOPMENT APPLICATION FOR THE

Casefile No, 00-801-M

FIRST PHASE OF THE GOSSAMER HILLS MASTER PLAN
APPLICATION SHALL:

A

' collector roadway is proposed in the Master Plan.

Provide evidence that final approval has been obtained for
the Master Plan as cutlined above.

_Include a development application form signed by the

property owner(s) of record for all tax iots within the
Gossamer Hills Master Plan area fronting NW Springville
Road including the property owner where the minor

Propose construction of the minor collector road and
associated utilities at least to the east edge of Area 2,
including any required drainage hazard area alteration or
wetland buffer review. (207-5)

Propose dedication of right-of-way along the entire Master

Plan's frontage of NW Springville Road. (207-5)

Propose construction of the concrete sidewalk and
roadside drainage (ditch) improvements along the entire
master plan’s frontage of NW Springville Road in
accordance with the WCRIDS. (207-5)

Provide a plan for the minor collector's intersection with NW '
Springville Road which is consistent (in terms of design)
with the version included in the Master Plan and meets the
criteria listed in the Springville Subarea Design Element

No. 6.k. This plan is subject to approval through the
Engineering Division. (207-5)

Provide a chart, like 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 maximum density range In the R-9 zone,
The analysis shall be consistent with the methodology in
the June 1, 2001 memorandum from Mr. Goodell or

" amendments thereto approved by the planning director

consistent with applicable density standards, and shall
reflect more detailed delineation of wetland buffers (if any)
and other changes in net developable area as defined by
the CDC.

Hearings Officer Final Order
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THE APPLICANT FOR THE FIRST DEVELOPMENT APPLICATION
(PHASE) NORTH OF THE CREEK SHALL: '
Propose the extension of the minor collector and utilities to the

school site (Area 2), including, if necessary, a type |l drainage
hazard area alteration.

FUTURE DEVELOPMENT APPLICATIONS (AS APPLICABLE)
WITHIN THE GOS HILLS MASTE SHALL:

A

Casefile No. 00-801-M .
(Gossamer Hills Master Plan) Page 17

Include a plan for Master Plan Areas 8 and 10 (together or
individually) for reporting sales information ensuring that at
least 20% of the housing units built in Areas 1, 4, 6,8, 8
and 10 (north of the resource area) shall be for-sale units
affordable to households at or below area median incomes
using current HUD affordability data as detailed in the
findings of this Report. (See Springville Subarea Design
Element No. 5.c.) Note: Shifting of responsibility for this
affordability requirement from Area to Area shall be allowed
only when the affected property owner’s signature is on the
development application form.

Include a plan (to be reviewed and approved by the County)
for Master Plan Areas 11, 13 and 14 (together or
individually) for reporting sales information ensuring
compliance with Springville Subarea Design Element No.
5.c. Note: Shifting of responsibility for this affordability
requirement from Area to Area shall be allowed only when
the affected property owner's signature is on the
development application form.

The application for each phase of the Master Plan

containing residential uses shall include evidence that the
development proposed in that phase will be within the
relevant minimum and maximum density range,

considering the table and the analysis approved pursuant
to condition of approval 2.g and amendments thereto
warranted as a result of modifications of land uses or

areas in the Master Plan (e.g., to reflect more detailed
delineation of wetland buffers, other changes that affect net
developable acreage, or elimination of the school site).

Development proposais shall emphasize shorter block
lengths (except for the collector street) and greater street
and pedestrian connectivity (accessways) than are
proposed in the Master Plan. Future development

Hearinge Officer Final Order
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applications shall be scrutinized for compliance with the
findings in the Staff Report with regard to Section 408
(Neighborhood Circulation) and corresponding discussion

" in the hearings officer's final order. This shall ensure that
each Area within the Gossamer Hills Master Plan provides
the highest degree of vehicular and pedestrian connectivity.
See findings in the Staff Report and above regarding
Section 408-5 for the issues relevant to this condition of
approval, Also see condition of approval VIII.D.

E The need for and timeliness of road connections and
access to Brugger Road shall be evaluated at the time
future development applications are submitted.

PRIOR TO FINAL %Efm FOR A DEVELOPMENT
APPLICATION FOR THE FIRST PHASE OF THE GOSSAMER HILLS
MASTER PLAN:

A The subject area(s) of Gossamer Hills Master Plan shall
be required to annex to the Tualatin Hills Park and
Recreation District.

B. The applicant shall submit evidence demonstrating
compliance with the delayed annexation agreement
requirement with the City of Beaverton and that all
necessary service district annexations have taken place.

P TO COMM DEVELOPMENT FOR ANY OF
THE GOSSAMER HILLS MASTER PLAN:

The applicant for development shall provide evidence that an
opportunity has been provided to the Beaverton School District for

- acquiring up to 10 acres of land (within the Master Plan Area) for a

school site.

SAFETY IMPROVEMENT 2
IMPLEMENTED AT THE DEVELOPMENT REVIEW STAGE:

A Provide adequate illumination at the site accesses on NW
. Springville Road. Adequate lllumination shall consist of at -

least one 200 watt high pressure sodium cobra head
luminaire mounted at a minimum height of 20 feet on
existing utility poles if available. The fixture shall have a
medium semi-cutoff type || distribution. The pole shali be
within the area defined by the radius retums of the
intersection. The fixture shall be oriented at 90 degrees to

Hearings Officer Final Order
Page 18




Casefile No. 00-601-M
(Gossamer Hills Masler Plan) Page 19

' ‘- FEB 26 ‘82 ©82:25PM RAMIS CREW CORRIGAN R:E7

centeriine of the collector or arterial. For intersections of
collectors with arterials, or arterials with arterials, the
luminaire fixture shall be installed at 90 degrees to the
higher classified roadway. If the intersecting roadways are
of the same functional classification, the fixture may be -
oriented at 80 degrees to either roadway. If no existing
utility poles are available within the intersection area
defined by the radius returns, the developer shall meet the
requirements of the Department of Land Use and ‘
Transportation 1991 Roadway lllumination Standards,
latest revision. The Traffic Engineer may require
ilumination in addition to the above-stated minimums.
Direct technical questions concerning this condition or the
1991 Roadway lllumination Standards to Tom Wolch,
Traffic Engineer at (503) 846-7980.

At development review for each phase, provide left and
right-turn refuge analysis for the intersection of Springville
Road and Gossamer Hills Way, the main access, and for
Springville Road at the east site access. The turn refuge
analyses for each phase should project turn refuge warrant -
status upon the build-out of the subject phase and if the
County determines that a turn warrant refuge is met, the
refuge should be constructed prior to the number of units
that trigger it. Signal conduits should be installed by the
applicant at the time the intersection/left turn.lane is
constructed at the main access.

Allow no access points on Gossamer Hills Way, the main
site access, north of its intersection with Springville Road
for a distance to be determined at Type !l development
review of the phase which will construct the proposed
access.

At development review for each phase, provide signal
warrant analysis for the intersection of Springville Road,
165" Avenue, and Gossamer Hills Way. The signal warrant
analysis submitted for each phase should project signal 1
warrant status upon the build-out of the subject phase, and
if the County determines the warrants are met and that ‘
signalization is recommended, the signal and required

lane configuration should be constructed prior to the
number of units that triggers it. If the signal is determined
by the County to not yet be recommended until the build-out
of the last phase, then prior to occupancy of the last phase
an assurance should be provided for future construction.

Hearings Officer Final Order
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Remove vegetation or use other methods as required to
provide adequate intersection sight distance along NW
Springville Road for the site accesses. After completion of
any required vegetation removal or other methods of
enhancing sight distance, final sight distance certification
from a registered professional engineer demonstrating that
adequate intersection sight distance exists in both
directions in accordance with the Community Development
Code shall be required.

Vil ADDITIONAL CONDITIONS:

A

Casefile No, 00-801-M

Proportional improvements to the NW 185" Avenue/ NW
Springville Road intersection (as required by Springville.
Subarea Design Element No. 5.i,) shall be determined
through future development applications.

Future development applications and/or building permits

for detached dwelling units, and single family attached
dwelling units with individual vehicular access to a street,
that are located within one thousand three hundred and
twenty (1,320) feet of NW Springville Road shall be required .
to comply with the building fagade requirements in
accordance with Section 304-8,

Future Type |l drainage hazard area alterations shall be
required for the vehicular and pedestrian stream crossings
and the wetlands enhancement in accordance with Section -
421 and 422. ' ’

Future development applications within the Gossamer Hills
Master Plan Area shall be substantially consistent with the
approved Master Plan. Revisions to the Master Plan shall
be reviewed for compliance with the Bethany Community
Plan, the Community Development Code and findings
included or incorporated by reference in this final order;
provided,

1. Applications for areas 11 and/or 13 may propose or
be approved subject to conditions that the applicant
provide for extension of a public road and/or one or
more accessways through Area 11, if consistent with
and/or required to comply with CDC 408-5 or other
applicable standards.

Hearings Officer Final Order
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STAFE: A utllity plan, as required by this Section, shall be required at the
Development Review Stage.

" Seection 417 Irrigation

STAEFE: Irigation plans, as required by Section 417-2, shall be submitted at thé
Development Review stage,

Section 421 Flood Plain and Drainage Hazard Aru
Develepment

STAFF: A delineation of the on-site drainage hazard areas was included in the

. - original master plan application materials as required by Section 421-
1.2.B. The cument Master Plan materials show that the drainage hazard
areas will be altered for three vehicular stream crossings, pedestrian
stream crossings and for a wetlands enhancement. These uses are
permitted through a Type |l procedure In accordance with Sections 421-
5.10, 421-5,15 and 421-5.16. Therefore, when these uses are proposed

to be de\:’eloped. Type |l land use applications shall be required to be

submitte

Section 422 Significant Natural Resources
| 422.2  Lands Subject to this Section

Those areas [dantiffed in the applicable Community pian or the Rural/Natural
Resource Pfan Element as Significant Naturel Resources.

Significant Natural Resources have been classifiad in the Communily Plans or
the Rural/Natural Rescurce Plan Element by the following categories:

422-2.1 Water Areas and Wetfands - 100 year ficod plain, drainage hazard areas and
ponds, excep! those siready developed.

422-2.2 Water Areas end Wetlands and Fish and Wildiife Habitat - Water arsas and
wetlands that are also fish and wiidiife habitat.

STAFE: ‘The Significant Natural and Cultural Resources Map Element of the
Bethany Community Plan has designated a portion of the subject site as
Water Areas and Wetlands and Water Areas and Wetlands & Fish and
I

4223 Criteria for Development

422-3.1 The required master plan and site analysis for a sile vmm includes an identified
natural resource shall
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A. Identify the location of the natural resourcae(s), except in areas where a
Goal § analysis has been completed and a program decision adopted
pursuant to OAR 880, Division 23 (effective September 1, 1996),

The applicant has identified the location of the natural resources within
the Gossamer Hills Master Plan. That information can be found inthe an -
Addendum to the 1998 Natural Resource Protection Plan prepared for
the Plan Amendment (Ordinance 548) and a mitigation plan prepared by
PBS Environmental which has further refined the boundaries of the on-
site significant natural area pursuant to Springville Subarea Design
Element No. 5.d. ke

B. Describe the treatment or proposed alteration, i any. Any alferation
proposed pursuant to Section 422-3.1 B. shall be consistent with the
program dectsion for the subject natural resource; and

Impacts caused by the proposed minor collector street and development
in Areas 4, 5 and 8 are identified in the impact analysis and mitigation
plan prepared by PBS Environmental. Mitigation measures are proposed
in accordance with Section 422-3.6 and 108-129 of the Community
Development Code.

C. Apply the design elements of the applicable Community Pian;

The Bethany General Design Elements and Springville Subarea Design
Elements have been addressed in this Staff Report. g 2

422-3.2 Open Space [nside the UGA:
A inh:midemmd 88 provided in Section 405-1, Master Planning - Site -

B. Wnen located in a park deficient area as identified on the significant natural
resource map, the applicant shall notify the appropriate park pravider of the
proposed development. .

The applicant has identified required open space in accordance with
Section 405. Tualatin Hills Park and Recreation Division has been
notified and has commented on the proposed development.

422.33 Development Within a Riparian Corridor, Water Areas and Wetlands, and Water
Areas and Wetlands and Fish and Wikilife Habitat:

A No new or expandad alteration of the vegetation or ferraif of the Riparian
Cormidor (as defined in Section 106) or a significant water area ar wetfand
(as jdentified in the applicable Community Pian or the Rural/Natural-
Resource Plan Element) shall be aliowed except for the following:

(1) Crossings for streets, roads or other public iransportation facilities.
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. (2) Construction or reconstruction of streefs, reads or other public
transportation facililies.

Installation or construction of the following utilities; sewer and water
lines, electric, communioation and signel lines; and gas distribution
_and transmission lines.

(4)  Wildlife viewing areas and recreation or naiura tralls.

(7) Whara il an be demonstrated, with concurrence of the Clackamas
District biclogist or cther applicable district biologist of the Oregon
Department of Fish and Wildiife, that a riparian corridor, Water Areas
and Wetlands, or Waler Areas and Wetlands and Fish and Wildlife
Habitat has been degraded, an enhancement of these areas which
conforms fo the definition and criteria listed in Section 422-3.4 mey
be parmitted through a Type il procedure. '

STAFF: The Gossamer Hills Master Plan includes the above listed used within
riparian areas. Therefore, when these uses are proposed to be )
. developed, Type |l land use applications as required by Section 421 and
422 shall be submitted. ' : :

42238 For any proposed uss In a Significant Natural Resource Area, there shall be'a
finding that the proposed use wil not seriously interfere with the preservation of
fizh and wildlife areas and habiat identified in the Washinglon County
Comprehensive Plan, or how the inferference can be mitigated.

/ STAFF: The impact analysis and mitigation report prepared by PBS

I . Environmental demonstrates that impacts associated with the proposed
master plan, including the minor collector street and development in
Areas 4, 5 and 6 will not seriously interfere with the preservation of fish

I and wildlife habitat. The applicant asserts that impacts caused by
development (l.e. stream crossings) within the identified resource area
adjacent to Areas 4, 11 and 13 however, will requira a more detailed

I Significant Natural Resource analysis.

106-129  Mitigation Reducing the impacts of a proposed development and/or offsetting the loss of hebitat
values resulting from development, In fish, wildiife, and big game range areas, mitigation may
include, but is not necessarily limited fo, requiring: 1) clustering of structures near each other and
roads, controlling Jocation of structuras on a parcel o avoid habitat conflicts, minimizing extent of
road construction to that required for the proposed use; and, 2) replacing unavoidable loss of
values by reestablishing resources for those lost, such as: forage for food production, escape or
thermal sheiter. In other areas of significart wildlife value, such as wellands, ripanan vegetation
and special bird nesting sites, maintenance and enhancement of remaining hablal, setbacks and
resloration of damage and avolding damege would be appropriate.

Proposed Mitigation methods include mlda'nce of the majbﬁty of the
resource and selective grading within the drainage hazard area to create
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wetlands. These areas are to be planted with emergent wetland plant
species and other native vegeatation.

. Section 426 Erosion Control

STAFF: Section 426 requires erosion control measures in the Tualatin River aﬁd

Oswego Lake sub-basins during construction to control and limit soil
erosion. The applicant has submitted a preliminary erosion control plan
for the development.

On July 1, 1890, Unified Sewerage Agency (USA) assumed responsibility
for erosion control within their district boundaries. The applicant will be
required to submit a an erosion control plan to USA for their approval .
prior to any on-site or off-site work (including work within the right-of-way)
or construction that is approved through future development application,

Section 429 Bieyele Parking

STAFF: Developments requiring bicycle parking in accordance with Section 428-2
(Applicability) shall be required to address the standards listed in this -
Section as part of a future development application.

4. ArjoleV, Public Facilities and Services:
Section 5§01 Public Facility and Seryice Requirements

STAFE: ' Required public services and facilities can be provided to the site to sem .
the proposed use. All of the agencies listed in Section Il of this staff .
report with the exception of Tualatin Hills Park and Recreation District
and the Beaverton School District, have stated they can adequately serve
the development subject to complying with their standards.

The lack of availability of park service (THPRD) is not grounds for denial
of the application as it is considerad by the Code to be a desirable (nat a
critical or essentlal) service.

Staff finds that based upon ORS 185.110(10), which intimates school
capacity shall not be the sole basis for the approval or denlal of any
residential development application, unless the application invoives -
changes to the local government comprehensive plan or land use
regulations. This application does not invelve amending any plan
designation. Therefore, the application cannot be denied because of
inadequate school capacity alone.
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Salem, OR 97301-1279
(503) 378-3805

FAX (503) 378-484
TTY (503) 378-1615

November 21, 2000 State Land Board

v : Division of State Lands
3 ): 5 regon 775 Summer Street NE, Suite No. 100

John A. Kitzhaber, M.D., Governor

John A. Kitzhaber
Guvernor

Don Guthrie seu?.-:::r;fgﬁ.ﬁ
Ryland Homes *Jim Hill
10070 SW Murdock State Treasurer
Tigard, OR 97224

Re: Wetland Delineation for NW'Springville Rd. and 185" Ave., Beaverton;
T1IN R1W S17&18; DSL WD# 00-0298

Dear Mr. Guthrie:

| 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. | basically concur with the delineation and
conclusions in the report as shown in figure 5 of the report; however; point 3B is wetland
and the wetland boundary needs to be changed to include thepoint. 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 concurrence 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 404 of the Clean Water Act at the time that a
permit application is submitted. We recommend that you attach a copy of this
concurrence 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. In evaluating a permit application, we must first consider whether there is an
analysis of alternatives that avoid or minimize wetland or waterway 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 completing the city or county land use approval process.
He can be reached at (503) 378-3805 ext. 234. '

This concurrence 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.

k:\wetlands\det - wn letters\2000\00-0298.doc
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WETLAND DELINEATION REPORT
NW Springville Road
Beaverton, Oregon

1.0 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 185™ Avenue in Beaverton, Oregon. The
location of the property is displayed in the Vicinity Map (Figure 1). The legal land
description is Township 1N, Range 1W, Sections 17 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
narrow 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.

20 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 Inventory (NWI) 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 Wetland Delineation Manual (U.S. Army Corps of Engineers, 1987). Data was
recorded on sample plots along each of 16 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
50/20 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 hydrological indicators was recorded.

3.0 RESULTS AND DISCUSSION

This section is separated into a presentation of results and discussion pertaining to the
National Wetlands Inventory, topography, hydrology, soils, vegetation, and wetland
boundary. Typical views of the wetland and adjacent non-wetland areas on the property
are presented in Plates 1 through 10. Data sheets for each sample plot are presented in
the Appendix.

3.1 National Wetlands Inventory

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.

The National Wetlands Inventory 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
2.
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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 comer 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 types within the property
boundaries:

Cascade silt loam, 0 to 7% 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 7% slopes (11b) and 7 to 12% 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 7% slopes (12b) and 7 to 12% slopes (12¢)
are somewhat poorly drained soils that formed in lacustrine silts on broad valley
terraces. Permeability of this soil is moderately slow. Comelius Variant silt loam
is not listed as a hydric soil, and generally does not contain inclusions of hydric
soils.

Delena silt loam, 3 to 12% slopes (16¢) 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 7% slopes (19b), 7 to 12% slopes (19¢), 12 to 20%
slopes (19d) are moderately well drained soils that formed in old alluvium of
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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 12 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 1.

The herbaceous pasture vegetation is dominated by a nearly uniform mix of 80%
Kentucky bluegrass (Poa pratensis; FAC), 20% meadow foxtail (4lopecurus pratensis;
FACW), with scattered patches of creeping bentgrass (Agrostis stolonifera; FAC), fowl
bluegrass (Poa palustris; 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 (Veronica americana; OBL).

The riparian forested area along the eastern portion of the creek is comprised of mature
Oregon ash (Fraxinus latifolia; 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; FACU), nootka rose (Rosa nutkana; FAC), and soft rush
(Juncus effusus; FACW). The oak/ash plant community transitions to an herbaceous
plant community dominated by soft rush, then to shrub-scrub 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.
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TABLE 1
Plant Species List with Wetland Indicator Status

creepmg bemgrass
fowl bluegrass
Kentucky bluegrass
meadow foxtail
reed canarygrass
soft rush

velvet grass

whlte clover

nootka rose

Hlmalayan blackben‘y

A érosris stolonifera
Poa palustris

Poa pratensis
Alopecurus pratensis
Phalaris arundinacea
Juncus effusus
Ho!cus lanatus

Rubs dlscofor 2

Rosa nutkana

beaked hazlenut
bitter cherry
English hawthorn
Oregon ash
Oregon white oak

Cory[us cornuta
Prunus emarginata
Crataegus monogyna
Fraxinus latifolia
Quercus garryana

~ Wetland Indicator |

Status*

*EXPLANATION OF WETLAND INDICATOR STATUS:

Wetland Status Code

Designation

Wetlands Probability
(% occurrence of plant in a wetland)

OBL
FACW
FAC
FACU
UPL
NI

Obligate wetland speciess
Facultative wet wetland species
Facultative wetland species
Facultative upland species
Obligate upland speciess

No indicator status

>99
67 t0 99
34 t0 66
1t033

<1
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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:

e 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
S5

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.
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I WETLAND DETERMINATION FORM

Project/Site: NW Springville Road Date:  5/5/00
Client/Owner: Ryland Homes State: OR
estigator: P. O'Neill/l. Chane County: Washington

rmal circumstances exist on the site? Yes Township, Range, Section: TIN R1W S17
Is it an atypical situation? No Plant Community: Pasture
Is the area a potential problem area? No Sample Plot: 1a

0a pratensis
lopecurus pratensis H 20 X |FACW

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 2/2 = 100%

Comments:

-12" 10YR 3/1 none oxidized rhizospheres: clayey silt loam
2-18" 10YR 4/1 10YR 3/4 |common, small, distinct; clayey silt loam

Hydric Soil Indicators: low/very low chroma matrix with redoximorphic features
Comments:

HYDROLOGY
Depth of surface water: N/A
epth to free water in pit: _>18"
Depth to saturated soil: 10"

I Primary Indicators: Secondary Indicators:
Inundated X  Oxidized rhizospheres in upper 12 in.
X Saturated in upper 12 in. Water-stained leaves
Water marks X Local soil survey data
I Drift lines FAC neutral test
Sediment deposits Other

Drainage patterns in wetlands

I Comments:

WETLAND DETERMINATION
ydrophytic Vegetation? Yes
Hydric Soils? Yes

Wetland Hydrology? Yes

Is this sample plot within a wetland? Yes

I Comments:

PBS Environmental




l WETLAND DETERMINATION FORM

Project/Site: NW Springville Road Date: __5/5/00
Client/Owner: Ryland Homes State: OR
.vestigator: P. O'Neill/l. Chane County: Washington
rmal circumstances exist on the site? Yes Township, Range, Section: TIN R1W S17
i Is it an atypical situation? No Plant Community: Pasture
Is the area a potential problem area? No Sample Plot: 1b

|Coveri’ |pom. [statu
80

20

oa pratensis
lopecurus pratensis

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 2/2 = 100%

Comments:

10YR 3/2 few sallmfamt .ox1d|zed rhlzospheres clayey silt loam
-18" 10YR 4/1 10YR 4/4 _|many, large, distinct; clayey silt loam

Hydric Soil Indicators: low/very low chroma matrix with redoximorphic features
Comments:

HYDROLOGY
Depth of surface water: N/A
Iepth to free water in pit: >18"
Depth to saturated soil: 12"

I Primary Indicators: Secondary Indicators:
Inundated X  Oxidized rhizospheres in upper 12 in.
X  Saturated in upper 12 in. Water-stained leaves

Water marks

Drift lines

Sediment deposits

Drainage patterns in wetlands

Local soil survey data
FAC neutral test
Other

l Comments:

WETLAND DETERMINATION

ydrophytic Vegetation? Yes
Hydric Soils? Yes Is this sample plot within a wetland? Yes
Wetland Hydrology? Yes

I Comments:

PBS Environmental



I WETLAND DETERMINATION FORM

Project/Site: NW Springville Road Date:  5/5/00
Client/Owner: Ryland Homes State: OR
estigator: P. O'Neill/l. Chane County: Washington

mal circumstances exist on the site? Yes Township, Range, Section: TIN R1W S17
Is it an atypical situation? No Plant Community: Pasture
Is the area a potential problem area? No Sample Plot: 1c

EGETATION

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 1/1 = 100%

Comments:

. 10YR312 - 10YR \ any, medlurn d;s:ct oxidized rhlzo claye It Ia ;
-18" 10YR 4/2 10YR 4/3 _|many, large, distinct; clayey silt loam

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

HYDROLOGY
Depth of surface water: N/A
epth to free water in pit: >18"
Depth to saturated soil: 12"

I Primary Indicators: Secondary Indicators:
Inundated X  Oxidized rhizospheres in upper 12 in.
X Saturated in upper 12 in. Water-stained leaves
Water marks Local soil survey data
I Drift lines FAC neutral test

|

Sediment deposits Other

Drainage patterns in wetlands

l Comments: This is a shallow channel, apparently fed by a seep or spring.

WETLAND DETERMINATION
ydrophytic Vegetation? Yes
Hydric Soils? Yes Is this sample plot within a wetland? Yes

Wetland Hydrology? Yes

I Comments:

PBS Environmental



I WETLAND DETERMINATION FORM

Project/Site: NW Springville Road Date:  5/5/00
Client/Owner: Ryland Homes State: OR
estigator: P. O'Neill/l. Chane County: Washington

rmal circumstances exist on the site? Yes Township, Range, Section: TIN R1W S17
Is it an atypical situation? No Plant Community: Pasture
Is the area a potential problem area? No Sample Plot: 1d

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 1/1 = 100%

Comments:

10YR 3:‘2 10YR 4;'4 many, melrn distinct; oxudized rhlzospres Iayey s;lt Ioam
2-18" 10YR 3/2 10YR 4/3 _|many, large, distinct; clayey silt loam

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

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

Depth to saturated soil: >18"

I Primary Indicators: Secondary Indicators:
Inundated Oxidized rhizospheres in upper 12 in.
Saturated in upper 12 in. Water-stained leaves
Water marks Local soil survey data
l Drift lines FAC neutral test

Sediment deposits Other

Drainage patterns in wetlands

I Comments:

WETLAND DETERMINATION
ydrophytic Vegetation? Yes
Hydric Soils? Yes Is this sample plot within a wetland? No

Wetland Hydrology? No

l Comments:

PBS Environmental




I WETLAND DETERMINATION FORM

Project/Site: NW Springville Road Date: 5/5/00
I Client/Owner: Ryland Homes State: OR
estigator: P. O'Neill/l. Chane County: Washington
rmal circumstances exist on the site? Yes Township, Range, Section: TIN R1W S17
Is it an atypical situation? No Plant Community: Pasture
Is the area a potential problem area? No Sample Plot: 1e
ATIO
e 1201 : i ~OVer:: |Domi
a pratensis H 50 X |FAC
opecurus pratensis H 50 X |FACW
Poa palustris H 10 FAC
Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 2/2 = 100%
Comments:

10YR 3!2 10YR 4;’4 many, small dstlnct omdlzed rhrzospheres ;clayey silt Ioam -
5-18" 10YR 4/2 10YR 4/3 |many, large, distinct; clayey silt loam

Hydric Soil Indicators: _low chroma matrix with redoximorphic features
Comments:

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

Depth to saturated soil: surface

Other

I Primary Indicators: Secondary Indicators:
X Inundated X  Oxidized rhizospheres in upper 12 in.
X Saturated in upper 12 in. Water-stained leaves
Water marks Local soil survey data
l Drift lines FAC neutral test

Sediment deposits
X Drainage patterns in wetlands

l Comments: This appears to be a spring.

WETLAND DETERMINATION
ydrophytic Vegetation? Yes
Hydric Soils? Yes Is this sample plot within a wetland? Yes

Wetland Hydrology? Yes

I Comments:

PBS Environmental



WETLAND DETERMINATION FORM

Project/Site: NW Springville Road Date:  5/5/00
Client/Owner: Ryland Homes State: OR
.) Investigator: P. O'Neill/l. Chane County: Washington
o normal circumstances exist on the site? Yes Township, Range, Section: TIN R1W S17
Is it an atypical situation? No Plant Community: Pasture
Is the area a potential problem area? No Sample Plot: 2a
ATIO
ﬁoa;ﬁrarensfs ~_H 80 | X [FAC i '
Alopecurus pratensis H 20 | X |FACW

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 2/2 = 100%

Comments:

10YR 3/2 10YR 4/4 _ |few, small, faint; clayey silt loam

14-18" 10YR 3/2 10YR 4/3 |many, large, distinct; clayey silt loam

Hydric Soil Indicators: _low chroma matrix with redoximorphic features
Comments:

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

Primary Indicators: Secondary Indicators:
Inundated Oxidized rhizospheres in upper 12 in.
Saturated in upper 12 in. Water-stained leaves
Water marks Local soil survey data
Drift lines FAC neutral test

Sediment deposits
Drainage pattems in wetlands

Other

Comments:

B WETLAND DETERMINATION

Hydrophytic Vegetation? Yes
Hydric Soils? Yes Is this sample plot within a wetland? No
Wetland Hydrology? No

Comments:

PBS Environmental



l WETLAND DETERMINATION FORM

Project/Site: NW Springville Road Date: 5/5/00
Client/Owner: Ryland Homes State: OR
estigator: P. O'Neill/l. Chane County: Washington

rmal circumstances exist on the site? Yes Township, Range, Section: TIN R1W S17
Is it an atypical situation? No Plant Community: Pasture
Is the area a potential problem area? No Sample Plot: 2b

EGETATION

oa ptensis H 80 X |FAC
lopecurus pratensis H 20 X |FACW

;
i

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 2/2 = 100%

Comments:

12" 10YR 3/2 10YR 4/4  |few, small, faint; clayey silt Ioarh
2-18" 10YR 3/2 10YR 4/6 _|many, large, distinct; clayey silt loam

le

Hydric Soil Indicators: _low chroma matrix with redoximorphic features
Comments:

HYDROLOGY
Depth of surface water: N/A
epth to free water in pit: >18"
Depth to saturated soil: >18"

I Primary Indicators: Secondary Indicators:
Inundated Oxidized rhizospheres in upper 12 in.
Saturated in upper 12 in. Water-stained leaves
Water marks Local soil survey data
I Drift lines FAC neutral test
Sediment deposits Other

Drainage patterns in wetlands

I Comments:

WETLAND DETERMINATION

ydrophytic Vegetation? Yes
Hydric Soils? Yes Is this sample plot within a wetland? No
Wetland Hydrology? No

Comments:

PBS Environmental



WETLAND DETERMINATION FORM

Client/Owner: Ryland Homes
estlgator P. O'Neill/l. Chane

l Project/Site: NW Springville Road

Date:  5/5/00

State: OR

County: Washington

al circumstances exist on the site? Yes Township, Range, Section: TIN R1W S17
Is it an atypical situation? No Plant Community: Pasture
Is the area a potential problem area? No Sample Plot: 2¢
ATIO
i
oa '-ratensis ‘H - 80 X |FAC - 5 ”
opecurus pratensis H 20 X |FACW

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 2/2 = 100%

Comments:

1 LEIIE
10YR 3/2

few small aint; clayey silt Ioam

10YR 3/2

10YR 4/6

many, large, distinct; clayey silt loam

Hydric Soil Indicators:

Comments:

low chroma matrix with redoximorphic features

HYDROLOGY

epth of surface water:
pth to free water in pit:
Depth to saturated soil:

I Comments:

N/A
>18"
>18"

Primary Indicators:

Inundated
Saturated in upper 12 in.

Water marks

Sediment deposits
Drainage patterns in wetlands

Drift lines

Secondary Indicators:

Oxidized rhizospheres in upper 12 in.
Water-stained leaves

L]

Local soil survey data
FAC neutral test
Other

WETLAND DETERMINATION
ydrophytic Vegetation? Yes
Hydric Soils? Yes Is this sample plot within a wetland? No

Wetland Hydrology? No

I Comments:

PBS Environmental



I WETLAND DETERMINATION FORM

Project/Site: NW Springville Road Date: _ 5/5/00
Client/Owner: Ryland Homes State: OR
estigator: P. O'Neill/l. Chane County: Washington
mal circumstances exist on the site? Yes Township, Range, Section: TIN R1W S17
Is it an atypical situation? No Plant Community: Pasture
Is the area a potential problem area? No Sample Plot: 2d
ATIO
by . ¥ rih “lﬁ Si e ; Ly €
a pratensis X |FAC
opecurus pratensis X |FACW
lh
Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 2/2 = 100%
Comments:

S0ILS

bepth =z Matrix:iCologi| Mottie: Color: | Motties Abt ceySizen Solkile
10YR 3/2 S5YR 3/4 few, small, faint; oxidized rhiz

0-18" 10YR 4/1 10YR 4/6 _|many, large, distinct; clayey silt loam

Hydric Soil Indicators: _low chroma matrix with redoximorphic features

Comments:

HYDROLOGY
Depth of surface water: N/A
pth to free water in pit: >18"
Depth to saturated soil: >18"

I Primary Indicators: Secondary Indicators:
Inundated X  Oxidized rhizospheres in upper 12 in.
Saturated in upper 12 in. Water-stained leaves
Water marks Local soil survey data
l Drift lines FAC neutral test
Sediment deposits Other

Drainage patterns in wetlands

I Comments:

WETLAND DETERMINATION
ydrophytic Vegetation? Yes
Hydric Soils? Yes Is this sample plot within a wetland? No

Wetland Hydrology? No

I Comments:

PBS Environmental




I WETLAND DETERMINATION FORM

Project/Site: NW Springville Road Date: _ 5/5/00
l Client/Owner: Ryland Homes State: OR
q:'lstigaton P. O'Neill/l. Chane County: Washington
(o) al circumstances exist on the site? Yes Township, Range, Section: TIN R1W S17

Is it an atypical situation? No Plant Community: Pasture
Is the area a potential problem area? No Sample Plot: 3a

EGETATION

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 2/2 = 100%

Comments:

: 10YR3!2 10YR4!4 fewsmallfamt oxidized m|205pheresclayey silt Io
5-18" 10YR 4/2 10YR 4/3 |many, large, distinct; clayey silt loam

Hydric Soil Indicators: _low chroma matrix with redoximorphic features
Comments:

HYDROLOGY

Depth of surface water: N/A
epth to free water in pit:  >18"
Depth to saturated soil: 8"

I Primary Indicators: Secondary Indicators:
Inundated X Oxidized rhizospheres in upper 12 in.
X  Saturated in upper 12 in. Water-stained leaves

Local soil survey data
FAC neutral test
Other

Water marks
I Drift lines
Sediment deposits
Drainage patterns in wetlands

L]

I Comments: This appears to be a spring.

WETLAND DETERMINATION
ydrophytic Vegetation? Yes
Hydric Soils? Yes Is this sample plot within a wetland? Yes

Wetland Hydrology? Yes

I Comments:

PBS Environmental




l WETLAND DETERMINATION FORM

Project/Site: NW Springville Road Date:  5/5/00
Client/Owner: Ryland Homes State: OR
vestigator: P. O'Neill/l. Chane County: Washington
rmal circumstances exist on the site? Yes Township, Range, Section: TIN R1W S17
Is it an atypical situation? No Plant Community: Pasture
Is the area a potential problem area? No Sample Plot: 3b
A J
‘oa prarenéis B H 80 X |[FAC 5
lopecurus pratensis H 20 X |FACW

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 2/2 = 100%

Comments:

10YR 3/2 10YR 4/4 fain zospheres; cl
0-18" 10YR 4/2 10YR 4/3 _ |many, large, distinct; clayey silt loam

Hydric Soil Indicators: _low chroma matrix with redoximorphic features
Comments:

HYDROLOGY
Depth of surface water: N/A
epth to free water in pit: >18"
Depth to saturated soil: 9"

l Primary Indicators: Secondary Indicators:
Inundated X  Oxidized rhizospheres in upper 12 in.
X Saturated in upper 12 in. Water-stained leaves
Water marks Local soil survey data
l Drift lines FAC neutral test
Sediment deposits Other

Drainage patterns in wetlands

I Comments: This appears to be a spring.

WETLAND DETERMINATION
ydrophytic Vegetation? Yes
Hydric Soils? Yes Is this sample plot within a wetland? Yes

Wetland Hydrology? Yes

l Comments:

PBS Environmental



I WETLAND DETERMINATION FORM

Project/Site: NW Springville Road Date:  5/5/00
Client/Owner: Ryland Homes State: OR
stigator: P. O'Neill/l. Chane County: Washington
mal circumstances exist on the site? Yes Township, Range, Section: TIN R1W S17
i) Is it an atypical situation? No Plant Community: Pasture

Is the area a potential problem area? No Sample Plot: 3c

ZGETATION

mrensfs H 80 X_|FAC
pecurus pratensis H 20 X

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 2/2 = 100%

Comments:

3/2 10YR 4/4  |few, small, faint; oxidized rhizospher
-18" 10YR 3/2 10YR 4/3 _|many, large, distinct; clayey silt loam

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

HYDROLOGY

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

Sediment deposits
Drainage patterns in wetlands

Other

I Primary Indicators: Secondary Indicators:
Inundated X  Oxidized rhizospheres in upper 12 in.
Saturated in upper 12 in. Water-stained leaves
Water marks Local soil survey data
I Drift lines FAC neutral test

I Comments:

WETLAND DETERMINATION
ydrophytic Vegetation? Yes
Hydric Soils? Yes Is this sample plot within a wetland? No

Wetland Hydrology? No

I Comments:

PBS Environmental




Project/Site: NW Springville Road

WETLAND DETERMINATION FORM

Client/Owner: Ryland Homes

-

stigator: P. O'Neill/l. Chane

'EGETATION

oa pratensis

al circumstances exist on the site? Yes
Is it an atypical situation?
Is the area a potential problem area?

No
No

80 | X |FAC

Date: 5/5/00
State: OR
County: Washington

Township, Range, Section: TIN R1W S17
Plant Community: Pasture
Sample Plot: 4a

lopecurus pratensis

20 X |FACW

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 2/2 = 100%

Comments:

T0YR

| a1 0L
many, Sm.

DOIE

- rhizos

10YR 4/2

10YR 4/3

many, large, distinct; clayey silt loam

Hydric Soil Indicators: _low chroma matrix with redoximorphic features
Comments:

HYDROLOGY
Depth of surface water: N/A
pth to free water in pit: >18"
Depth to saturated soil:

I Comments:

10"

Primary Indicators:

Inundated
X Saturated in upper 12 in.

Water marks

Drift lines
Sediment deposits

Secondary Indicators:

X  Oxidized rhizospheres in upper 12 in.
Water-stained leaves
Local soil survey data

Other

X Drainage patterns in wetlands

FAC neutral test

WETLAND DETERMINATION
ydrophytic Vegetation? Yes
Hydric Soils? Yes Is this sample plot within a wetland? Yes

Wetland Hydrology? Yes

I Comments:

PBS Environmental



WETLAND DETERMINATION FORM

Project/Site: NW Springville Road Date: _ 5/5/00
l Client/Owner: Ryland Homes State: OR
vestigator: P. O'Neill/l. Chane County: Washington
D‘mal circumstances exist on the site? Yes Township, Range, Section: TIN R1W S17
l Is it an atypical situation? No Plant Community: Pasture
Is the area a potential problem area? No Sample Plot: 4b

EGETATION

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 2/2 = 100%

Comments:

= q>__l.-' '_'“'!”la ?T“]rr‘:] ]:!['710‘-

10YR 3/2 10YR 4/4 many, medium, dlshnct; oxmlized rhlzospheres clayey s:lt Ioam

10YR 3/2 10YR 4/3 _|many, large, distinct, clayey silt loam

Hydric Soil Indicators: _low chroma matrix with redoximorphic features
Comments:

HYDROLOGY
Depth of surface water: N/A
pth to free water in pit: >18"
Depth to saturated soil: >16"

Primary Indicators: Secondary Indicators:

l Inundated Oxidized rhizospheres in upper 12 in.
Saturated in upper 12 in. Water-stained leaves
Water marks Local soil survey data
I Drift lines FAC neutral test
Sediment deposits Other
Drainage patterns in wetlands
I Comments:
WETLAND DETERMINATION
I-Iydrophytic Vegetation? Yes
Hydric Soils? Yes Is this sample plot within a wetland? No

Wetland Hydrology? No

I Comments:

PBS Environmental




. WETLAND DETERMINATION FORM

Project/Site: NW Springville Road Date:  5/5/00
'C!ienUOwner: Ryland Homes State: OR
estigator: P. O'Neill/l. Chane County: Washington

mal circumstances exist on the site? Yes Township, Range, Section: TIN R1W S17
Is it an atypical situation? No Plant Community: Pasture
Is the area a potential problem area? No Sample Plot: 5a

EGETATION

1

ba pratensis H

lopecurus pratensis H 10 FACW
Agrostis stolonifera H 10

SOILS

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 1/1 = 100%

Comments:

IJ@‘ E e GO IUNaanc C i
10YR 312 10YR 4/4 few small faint oxidized rhizospheres; clayey silt loam
18" 10YR 4/2 10YR 4/3 _|many, large, distinct; clayey silt loam

Hydric Soil Indicators: _low chroma matrix with redoximorphic features
Comments: :

N HYDROLOGY

| Depth of surface water: N/A
epth to free water in pit: _>18"
Depth to saturated soil: 8"

I Primary Indicators: Secondary Indicators:
Inundated X  Oxidized rhizospheres in upper 12 in.
X Saturated in upper 12 in. Water-stained leaves
Water marks Local soil survey data
l Drift lines FAC neutral test
Sediment deposits Other

Drainage patterns in wetlands

I Comments:

WETLAND DETERMINATION
ydrophytic Vegetation? Yes
Hydric Soils? Yes Is this sample plot within a wetland? Yes

Wetland Hydrology? Yes

I Comments:

PBS Environmental



WETLAND DETERMINATION FORM

Project/Site: NW Springville Road Date:
Client/Owner: Ryland Homes State
estigator: P. O'Neill/l. Chane County

rmal circumstances exist on the site? Yes Township, Range, Section
Is it an atypical situation? No Plant Community
Is the area a potential problem area? No Sample Plot

'EGETATION

Tysdi A
Poa pratensis

5/5/00
: OR

: Washington

: TIN R1W S17
: Pasture

: 5b

lopecurus pratensis FACW

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 2/2 = 100%

Comments:

5YR 3/4

10YR 4/1 10YR 4/6 __|many, large, distinct; clayey silt loam

Hydric Soil Indicators: low chroma matrix with redoximorphic features

Comments:

HYDROLOGY
Depth of surface water: N/A
epth to free water in pit: >18"
Depth to saturated soil: >18"

Primary Indicators:

Inundated

Saturated in upper 12 in.
Water marks

Drift lines

Sediment deposits

Drainage patterns in wetlands

Secondary Indicators:

I Comments:

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

1]

X  Oxidized rhizospheres in upper 12 in.

WETLAND DETERMINATION
ydrophytic Vegetation? Yes
Hydric Soils? Yes Is this sample plot within a wetland? No

Wetland Hydrology? No

I Comments:

PBS Environmental




WETLAND DETERMINATION FORM

Date: 5/5/00

I Project/Site: NW Springville Road

Client/Owner: Ryland Homes

estigator: P. O'Neill/l. Chane

EGETATION

rmal circumstances exist on the site?
Is it an atypical situation?
Is the area a potential problem area?

State: OR
County: Washington
Yes Township, Range, Section: TIN R1W S17
No Plant Community: Pasture
No Sample Plot: 6a

lopecurus pratensis

20

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 2/2 = 100%

Comments:

‘.'I' LUp #ﬂjbmr&ﬂ )

clayey 5|lt loam

—5" 10YR 3/2 none
10" 10YR 3/2 10YR 3/4 |many, small, faint; oxidized rhizospheres; clayey silt loam
10YR 4/4 _|many, large, distinct; clayey silt loam

‘iﬁ-‘l&" 10YR 5/1

Hydric Soil Indicators:

low/very low chroma matrix with redoximorphic features

I Comments:

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

Depth to saturated soil:

gﬂ

Primary Indicators:
Inundated
X  Saturated in upper 12 in.
Water marks
Drift lines
Sediment deposits

Drainage patterns in wetlands

I Comments:

Secondary Indicators:
X  Oxidized rhizospheres in upper 12 in.
Water-stained leaves
Local soil survey data
FAC neutral test
Other

1]

WETLAND DETERMINATION
Hydrophytic Vegetation? Yes
Hydri i Is this sample plot within a wetland? Yes

ydric Soils? Yes
Wetland Hydrology? Yes

Comments:

PBS Environmental



WETLAND DETERMINATION FORM

Project/Site: NW Springville Road Date: __5/5/00
Client/Owner: Ryland Homes State: OR
estigator: P. O'Neill/l. Chane County: Washington

o normal circumstances exist on the site? Yes Township, Range, Section: TIN R1W S17
Is it an atypical situation? No Plant Community: Pasture
Is the area a potential problem area? No Sample Plot: 6b

EGETATION
, e

lopecurus pratensis H 20 X |FACW

I Comments:

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 2/2 = 100%

SOILS
pepth; | Matrix Color: | Mottle: Colors | Mottie: AbUE
-6" 10YR 3/2 none clayey silt loam
6-11" 10YR 3/2 10YR 4/3 |[many, small, faint; oxidized rhizospheres; clayey silt loam
i 1-18" 10YR 4/2 10YR 4/6 |many, medium, distinct; clayey silt loam

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

HYDROLOGY
Depth of surface water: N/A
Pepth to free water in pit: >18"
Depth to saturated soil: >18"

Primary Indicators: Secondary Indicators:
Inundated X Oxidized rhizospheres in upper 12 in.
Saturated in upper 12 in. Water-stained leaves
Water marks Local soil survey data

L]
i

Drift lines FAC neutral test
Sediment deposits Other
Drainage patterns in wetlands
Comments:
WETLAND DETERMINATION
Hydrophytic Vegetation? Yes
Hydric Soils? Yes Is this sample plot within a wetland? No

Wetland Hydrology? No

Comments:

PBS Environmental




I WETLAND DETERMINATION FORM

Project/Site: NW Springville Road Date:  5/8/00
Client/Owner: Ryland Homes State: OR
estigator: P. O'Neill/l. Chane County: Washington
rmal circumstances exist on the site? Yes Township, Range, Section: TIN R1W S17
Is it an atypical situation? No Plant Community: Pasture
Is the area a potential problem area? No Sample Plot: 7b
ATIO
g PR : caly
: ‘*é% Stra over | [Dom: [sta ..T _
a pratensis 80 X |FAC
opecurus pratensis 20 X |FACW
lF
Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 2/2 = 100%
Comments:

10YR 3;’2 -i.OYR 414' many, mdlum distinct; ox1d|zedrh|zosphrs ciayy S|It loam ;
10YR 4/2 10YR 4/4 _|many, large, distinct; clayey silt loam

Comments:

l Hydric Soil Indicators: _low chroma matrix with redoximorphic features

HYDROLOGY

Depth of surface water: N/A
epth to free water in pit: >18"
Depth to saturated soil: 14"

l Primary Indicators: Secondary Indicators:
Inundated X Oxidized rhizospheres in upper 12 in.

Water-stained leaves
I Comments:

Local soil survey data
WETLAND DETERMINATION
ydrophytic Vegetation? Yes
Hydric Soils? Yes Is this sample plot within a wetland? No

FAC neutral test
Wetland Hydrology? No

Saturated in upper 12 in.
Water marks

Drift lines

Sediment deposits

Drainage patterns in wetlands

Other

Comments:

PBS Environmental




WETLAND

Project/Site: NW Springville Road
Client/Owner: Ryland Homes
estigator: P. O'Neill/l. Chane

o Tormal circumstances exist on the site? Yes
Is it an atypical situation? No
Is the area a potential problem area? No

EGETATION

DETERMINATION FORM

Date:  5/8/00
State: OR
County: Washington
Township, Range, Section: TIN R1W S17
Plant Community: Pasture
Sample Plot: 8b

oa pratensis H X |FAC

ubus discolor S 100 | X [FACU
|Fraxinus latifolia T 50 | X |FAC
Fuemus garryana T 50 | X [upL

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 2/4 = 50%

Comments:

10YR 3/2

10YR 3/1 none clayey silt loam

Comments:

l Hydric Soil Indicators:

HYDROLOGY

Depth of surface water: N/A

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

I Primary Indicators:
Inundated
Saturated in upper 12 in.
Water marks

I Drift lines

Sediment deposits
Drainage patterns in wetlands

l Comments:

Secondary Indicators:
Oxidized rhizospheres in upper 12 in.
Water-stained leaves
Local soil survey data
FAC neutral test

Other

WETLAND DETERMINATION
ydrophytic Vegetation? Yes
Hydric Soils? No

Wetland Hydrology? No

Is this sample plot within a wetland? No

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

PBS Environmental



I WETLAND DETERMINATION FORM

Project/Site: NW Springville Road Date:  5/8/00
Client/Owner: Ryland Homes State: OR
estigator: P. O'Neill/l. Chane County: Washington
rmal circumstances exist on the site? Yes Township, Range, Section: TIN R1W S17
i Is it an atypical situation? No Plant Community: Pasture
Is the area a potential problem area? No Sample Plot: 9a
ATIC
ABS S i ﬁw . |Stratur - |Cover - |Dom; |Status: | |Species ___ { el airait ;
oa prafens;s H
lopecurus pratensis H 5 FACW
Juncus effusus H 20 X |FACW
H 20 X |FAC

.o!cus lanatus

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 3/3 = 100%

Comments:

10YR4/1__ | 5YR 3!4' ~ [many, medlum distinct; xrdnzed rhlzospheres clayey Sith ’
8-18" 10YR 3/1 7.5YR 4/4 |many, medium, distinct; clayey silt loam |

Comments:

l Hydric Soil Indicators: low/very low chroma matrix with redoximorphic features

HYDROLOGY
Depth of surface water: N/A
epth to free water in pit: >18"
Depth to saturated soil: 8"

l Primary Indicators: Secondary Indicators:
Inundated X Oxidized rhizospheres in upper 12 in.
X  Saturated in upper 12 in. Water-stained leaves
Water marks ' Local soil survey data
I Drift lines FAC neutral test
Sediment deposits Other

Drainage patterns in wetlands

I Comments:

WETLAND DETERMINATION
ydrophytic Vegetation? Yes
Hydric Soils? Yes Is this sample plot within a wetland? Yes

Wetland Hydrology? Yes

I Comments:

PBS Environmental



l WETLAND DETERMINATION FORM

Project/Site: NW Springville Road Date: 5/8/00
Client/Owner: Ryland Homes State: OR
estigator: P. O'Neill/l. Chane County: Washington
mal circumstances exist on the site? Yes Township, Range, Section: TIN R1W S17
io Is it an atypical situation? No Plant Community: Pasture

Is the area a potential problem area? No Sample Plot: 8b

EGETATION

Woa pratensis H 80 | X |FAC
opecurus pratensis H 20 X |FACW

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 2/2 = 100%

Comments:
SOILS
Beptheiiyas | Matrix; Colos |Mottiei€olor’| Motile: dane DolEkexture; CIELUONS; EIC- b My
8" 10YR 3;'2 1OYR 4,-*4 many, medlum dlsllnct omdlzed rhlzospheres clayey SIIt Ioarn
-18" 10YR 3/2 none clayey silt loam

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

HYDROLOGY
Depth of surface water: N/A
epth to free water in pit: >18"
Depth to saturated soil: >18"

I Primary Indicators: Secondary Indicators:
Inundated Oxidized rhizospheres in upper 12 in.
Saturated in upper 12 in. Water-stained leaves
Water marks Local soil survey data
I Drift lines FAC neutral test
Sediment deposits Other

Drainage patterns in wetlands

l Comments:

WETLAND DETERMINATION

ydrophytic Vegetation? Yes
Hydric Soils? Yes Is this sample plot within a wetland? No
Wetland Hydrology? No

I Comments:

PBS Environmental



l WETLAND DETERMINATION FORM

Project/Site: NW Springville Road Date:  5/8/00
Client/Owner: Ryland Homes State: OR
estigator: P. O'Neill/l. Chane County: Washington
rmal circumstances exist on the site? Yes Township, Range, Section: TIN R1W S17
Is it an atypical situation? No Plant Community: Pasture
Is the area a potential problem area? No Sample Plot: 10b

EGETATION

0a pratensis H 60 X |FAC
lopecurus pratensis H 20 X |FACW
Juncus effusus H 10 FACW
olcus lanatus H 20 X |FAC
ubus discolor S 70 X |FACU -
rataegus monogyna S 20 X |FACU+
orylus cormnuta T 40 X |FACU
runus emarginata T 60 X |FACU

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 3/7 = 43%

Comments:

10YR 3/2
0-18" 10YR 4/2 none clayey silt loam

Hydric Soil Indicators:
Comments:

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

Depth to saturated soil: >18"
I Primary Indicators: Secondary Indicators:
Inundated Oxidized rhizospheres in upper 12 in.
Saturated in upper 12 in. Water-stained leaves
Water marks Local soil survey data
l Drift lines FAC neutral test
Sediment deposits Other

Drainage patterns in wetlands

I Comments:

WETLAND DETERMINATION
ydrophytic Vegetation? No
Hydric Soils? No Is this sample plot within a wetland? No

Wetland Hydrology? No

I Comments:

PBS Environmental



I WETLAND DETERMINATION FORM

Project/Site: NW Springville Road Date: 5/8/00
Client/Owner: Ryland Homes State: OR
.;stigator: P. O'Neill/l. Chane County: Washington

al circumstances exist on the site? Yes Township, Range, Section: TIN R1W S18
io Is it an atypical situation? No Plant Community: Pasture

Is the area a potential problem area? No Sample Plot: 11a

EGETATION

R

pa pratensis
lopecurus pratensis
(Trifolium repens

Repthiis | Matrix Colog |Mottle Color:

11" [10YR32 | none clayey silt I
-18" 10YR 5/2 10YR 4/6 |many, medium, distinct; clayey silt loam

=|x|x|5

10 FAC

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 2/2 = 100%

Comments:

Hydric Soil Indicators: low chroma matrix with redoximorphic features
l Comments:

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

Depth to saturated soil: 8"

I Primary Indicators: Secondary Indicators:
Inundated Oxidized rhizospheres in upper 12 in.

X  Saturated in upper 12 in.
I Comments:

Water marks
WETLAND DETERMINATION
ydrophytic Vegetation? Yes
Hydric Soils? Yes Is this sample plot within a wetland? Yes

Drift lines
Wetland Hydrology? Yes

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

Sediment deposils
Drainage patterns in wetlands

I Comments:

PBS Environmental




I WETLAND DETERMINATION FORM

Project/Site: NW Springville Road Date:  5/8/00
Client/Owner: Ryland Homes State: OR
estigator: P. O'Neill/l. Chane County: Washington

mal circumstances exist on the site? Yes Township, Range, Section: TIN R1W S18
Is it an atypical situation? No Plant Community: Pasture
Is the area a potential problem area? No Sample Plot: 11b

EGETATION

pa pratensis

H
grostis stolonifera H 20 X |FAC
Trifolium repens H 5 FAC

SOILS

Denthssmes||
et B e B

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 2/2 = 100%

Comments:

Hydric Soil Indicators:
Comments:

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

Depth to saturated soil: >18"

I Primary Indicators: Secondary Indicators:
Inundated Oxidized rhizospheres in upper 12 in.
Saturated in upper 12 in. Water-stained leaves
Water marks Local soil survey data
I Drift lines FAC neutral test
Sediment deposits Other

Drainage patterns in wetlands

I Comments:

WETLAND DETERMINATION
ydrophytic Vegetation? Yes
Hydric Soils? No

Wetland Hydrology? No

Is this sample plot within a wetland? No

Comments:

PBS Environmental



l WETLAND DETERMINATION FORM

Project/Site: NW Springville Road Date:  5/8/00
Client/Owner: Ryland Homes State: OR
estigator: P. O'Neill/l. Chane County: Washington
mal circumstances exist on the site? Yes Township, Range, Section: TIN R1W S18
i Is it an atypical situation? No Plant Community: Pasture
Is the area a potential problem area? No Sample Plot: 11¢
ATIO
oa pratensis H 80 X |FAC J i i
lopecurus pratensis H 20 X |FACW
Trifolium repens H 10 FAC

I
i

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 2/2 = 100%

Comments:

Jepthasis| blokz| Mottle: Colopi| Mot [:-.71:4 J”.\,_u.flﬁ FESizes! Soikl EX
18 10YR 4/2 10YR 4/6  |many, small, distinct; oxidized rhrzospheres clayey snlt loam

Hydric Soil Indicators: _low chroma matrix with redoximorphic features
Comments:

HYDROLOGY
Depth of surface water: N/A
epth to free water in pit: >18"
Depth to saturated soil: >18"

Sediment deposits Other

Drainage patterns in wetlands

I Primary Indicators: Secondary Indicators:
Inundated X  Oxidized rhizospheres in upper 12 in.
Saturated in upper 12 in. Woater-stained leaves
Water marks Local soil survey data
I Drift lines FAC neutral test

I Comments:

WETLAND DETERMINATION
ydrophytic Vegetation? Yes
Hydric Soils? Yes Is this sample plot within a wetland? No

Wetland Hydrology? No

l Comments:

PBS Environmental



I WETLAND DETERMINATION FORM

Project/Site: NW Springville Road Date:  5/8/00
Client/Owner: Ryland Homes State: OR
estigator: P. O'Neill/l. Chane County: Washington
mal circumstances exist on the site? Yes Township, Range, Section: TIN R1W S18
Is it an atypical situation? No Plant Community: Pasture
Is the area a potential problem area? No Sample Plot: 12a
ATIO
: . - R R | T ‘[ 745 |Indicator
a pratensis H 80 X |FAC
opecurus pratensis H 10 FACW
Phalaris arundinacea H 20 X |FACW

1
1

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 2/2 = 100%

Comments:

v alars i Motla Calares IMaities AR indansar
rx:Colors| Mottie. Colog |MotilerAbundag

T0YR3/1 | 10YR4/6 die

""rm_‘lw:"hi}"': Concretions;

i S RN

ui many, medium, ditlnct clayey silt

Hydric Soil Indicators: very low chroma matrix with redoximorphic features
I Comments:

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

Depth to saturated soil: 10"

I Primary Indicators: Secondary Indicators:
Inundated Oxidized rhizospheres in upper 12 in.
X  Saturated in upper 12 in. Water-stained leaves
Water marks Local soil survey data
l Drift lines FAC neutral test
Sediment deposits Other
X Drainage patterns in wetlands
I Comments:

WETLAND DETERMINATION
ydrophytic Vegetation? Yes
Hydric Soils? Yes Is this sample plot within a wetland? Yes

Wetland Hydrology? Yes

I Comments:

PBS Environmental



l WETLAND DETERMINATION FORM

Project/Site: NW Springville Road

Client/Owner: Ryland Homes

estigator: P. O'Neill/l. Chane

Date: 5/8/00

State: OR

County: Washington

omormal circumstances exist on the site? Yes Township, Range, Section: TIN R1W S18
Is it an atypical situation? No Plant Community: Pasture
Is the area a potential problem area? No Sample Plot: 12b
J
i Se |Stratl - it J0
oa pratensis H 80 X |FAC
lopecurus pratensis H 20 X |FACW

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 2/2 = 100%

Comments:

SOILS

!')|1‘a1l 1” i FWQ DIOTS

12" 10YR 3/2

kel £2 & = 2t il
10YR 3/4 few small faint; clayey silt loam

— ___T__T._.__ﬁ,_,.__.._...,.r...,_,_._ﬁ._._,__p_.j
T ) R R WA S PRI E Rt R A Mt

-18" 10YR 3/2 10YR 4/4  |many, medium, distinct; clayey silt loam

Comments:

I Hydric Soil Indicators: _low chroma matrix with redoximorphic features

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

Depth to saturated soil: 16"
I Primary Indicators:

Inundated

Saturated in upper 12 in.
Water marks
I Comments:

Drift lines
Sediment deposits
Drainage patterns in wetlands

Secondary Indicators:

Oxidized rhizospheres in upper 12 in.
Water-stained leaves

Local soil survey data

FAC neutral test

Other

WETLAND DETERMINATION
ydrophytic Vegetation? Yes
Hydric Soils? Yes i ithi

Wetland Hydrology? No

Comments:

Is this sample plot within a wetland? No

PBS Environmental



I WETLAND DETERMINATION FORM

Project/Site: NW Springville Road Date:  5/8/00
Client/Owner: Ryland Homes State: OR
estigator: P. O'Neill/l. Chane County: Washington

mal circumstances exist on the site? Yes Township, Range, Section: TIN R1W S18
Is it an atypical situation? No Plant Community: Pasture
Is the area a potential problem area? No Sample Plot: 13a

EGETATION

o0a pratensis

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 1/1 = 100%

Comments:

SOILS

Depthigie: |Matix Colo | MottlesAbundances SizexSol
7 10YR 4/2 many, small, distinct; clayey silt loam

5-18" 10YR 4/1 10YR 4/4 |many, medium, distinct; clayey silt loam

-

i

T10YR 3/4

Hydric Soil Indicators: low/very low chroma matrix with redoximorphic features
Comments:

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

Depth to saturated soil: surface

I Primary Indicators: Secondary Indicators:
X Inundated Oxidized rhizospheres in upper 12 in.

X  Saturated in upper 12 in. Water-stained leaves

Water marks Local soil survey data
l Drift lines FAC neutral test
Sediment deposits Other
X Drainage patterns in wetlands
I Comments:

WETLAND DETERMINATION
ydrophytic Vegetation? Yes
Hydric Soils? Yes Is this sample plot within a wetland? Yes

Wetland Hydrology? Yes

I Comments:

PBS Environmental



' WETLAND DETERMINATION FORM

Project/Site: NW Springville Road Date: 5/8/00
Client/Owner: Ryland Homes State: OR
estigator: P. O'Neill/l. Chane County: Washington
omormal circumstances exist on the site? Yes Township, Range, Section: TIN R1W S18
Is it an atypical situation? No Plant Community: Pasture
Is the area a potential problem area? No Sample Plot: 13b

EGETATION

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 1/1 = 100%

Comments:

10YR 3/2 none clayey silt loam
10YR 4/2 none clayey silt loam

Comments:

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

Depth to saturated soil: >18"

I Hydric Soil Indicators:

I Primary Indicators: Secondary Indicators:
Inundated Oxidized rhizospheres in upper 12 in.
Saturated in upper 12 in. Water-stained leaves
Water marks Local soil survey data
l Drift lines FAC neutral test
Sediment deposits Other

Drainage patterns in wetlands

I Comments:

WETLAND DETERMINATION
ydrophytic Vegetation? Yes
Hydric Soils? No Is this sample plot within a wetland? No

Wetland Hydrology? No

Comments:

PBS Environmental




l WETLAND DETERMINATION FORM

Project/Site: NW Springville Road Date:  5/8/00
Client/Owner: Ryland Homes State: OR
estigator: P. O'Neill/l. Chane County: Washington

mal circumstances exist on the site? Yes Township, Range, Section: TIN R1W S18
Is it an atypical situation? No Plant Community: Pasture
Is the area a potential problem area? No Sample Plot: 14a

EGETATION

ba pratensis T T Ll X A
opecurus pratensis H 20 X

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 2/2 = 100%

Comments:

L i L e e .',;_;., i 'l,_._.. b s PIELIAN Sk
10YR 4!2 10YR 3/4  |many, sma!l distinct; clayey silt loam
5-18" 10YR 4/1 10YR 4/4  |many, medium, distinct; clayey silt loam

Hydric Soil Indicators: _low/very low chroma matrix with redoximorphic features
Comments:

HYDROLOGY
Depth of surface water: N/A
epth to free water in pit: >18"
Depth to saturated soil: 10"

I Primary Indicators: Secondary Indicators:
Inundated Oxidized rhizospheres in upper 12 in.
X  Saturated in upper 12 in. Walter-stained leaves
Water marks Local soil survey data
I Drift lines FAC neutral test

X Sediment deposits
X Drainage patterns in wetlands

I Comments:

WETLAND DETERMINATION
ydrophytic Vegetation? Yes
Hydric Soils? Yes i ithi

Is this sample plot within a wetland? Yes
Wetland Hydrology? Yes

Other

l Comments:

PBS Environmental



I WETLAND DETERMINATION FORM

Project/Site: NW Springville Road Date:  5/8/00
Client/Owner: Ryland Homes State: OR
‘vestigator: P. O'Neill/l. Chane County: Washington
rmal circumstances exist on the site? Yes Township, Range, Section: TIN R1W S18
Is it an atypical situation? No Plant Community: Pasture
Is the area a potential problem area? No Sample Plot: 14b

ST

'EGETATION

lopecurus pratensis H 20 X |FACW

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 2/2 = 100%

Comments:

A b e
} ]

R372_ | non c
10YR 4/2 clayey silt loam

Hydric Soil Indicators:
Comments:

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

Depth to saturated soil: >18"

I Primary Indicators: Secondary Indicators:
Inundated Oxidized rhizospheres in upper 12 in.
Saturated in upper 12 in. Water-stained leaves
Water marks Local soil survey data
I Drift lines FAC neutral test
Sediment deposits Other

Drainage patterns in wetlands

I Comments:

WETLAND DETERMINATION |
ydrophytic Vegetation? Yes
Hydric Soils? No Is this sample plot within a wetland? No ;

Wetland Hydrology? No

I Comments:

PBS Environmental



Project/Site: NW Springville Road

WETLAND DETERMINATION FORM

Date:  5/8/00

Client/Owner: Ryland Homes

State: OR

County: Washington

. Investigator: P. O'Neill/l. Chane

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

VEGETATION

o normal circumstances exist on the site? Yes

Township, Range, Section: TIN R1W S18
No Plant Community: Pasture
No Sample Plot: 15a

.,E'c_:a pratensis H 80 | x ; FAC
Alopecurus pratensis H 20 X |FACW
Phalaris arundinacea H 15 FACW

Comments:

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 2/2 = 100%

[Depthiss | Matix Co!
0-4" 10YR 3/2

7.5YR 4/4

orz | MottieAl &5

many, medium, distinct; cly silt loam

4-18" 10YR 3/1 7.5YR 4/6

many, medium, distinct; clayey silt loam

Hydric Soil Indicators: _low/very low chroma matrix with redoximorphic features

Comments:

HYDROLOGY
Depth of surface water: N/A
Depth to free water in pit: 11"
Depth to saturated soil: 6"

Primary Indicators:
Inundated
X  Saturated in upper 12 in.
Water marks
Drift lines
X Sediment deposits

Comments:

Secondary Indicators:
Oxidized rhizospheres in upper 12 in.
Water-stained leaves
Local soil survey data

FAC neutral test

Other

X  Drainage pattemns in wetlands

WETLAND DETERMINATION
Hydrophytic Vegetation? Yes
Hydric Soils? Yes

Wetland Hydrology? Yes

Comments:

Is this sample plot within a wetland? Yes

PBS Environmental



WETLAND DETERMINATION FORM

Project/Site: NW Springville Road Date: 5/8/00
Client/Owner: Ryland Homes State: OR
Investigator: P. O'Neill/l. Chane County: Washington
.o normal circumstances exist on the site? Yes Township, Range, Section: TIN R1W S18
Is it an atypical situation? No Plant Community: Pasture
Is the area a potential problem area? No Sample Plot: 15b

Poa pratensis H
Alopecurus pratensis H 20 X |FACW
Phalaris arundinacea H 5 FACW

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 2/2 = 100%

Comments:

10YR 3/2 none ' clayey silt loam

6-14" 10YR 3/2 10YR 3/4 |few, medium, faint; clayey silt loam

14-18" 10YR 4/2 "10YR 4/6  [many, medium, distinct; clayey silt loam

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

HYDROLOGY

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

Primary Indicators: Secondary Indicators:
Inundated Oxidized rhizospheres in upper 12 in.
Saturated in upper 12 in. Water-stained leaves
Water marks Local soil survey data
Drift lines FAC neutral test
Sediment deposits Other

Drainage patterns in wetlands

Comments:

Hydrophytic Vegetation? Yes
Hydric Soils? Yes Is this sample plot within a wetland? No
Wetland Hydrology? No

Comments:

PBS Environmental




' WETLAND DETERMINATION FORM

Project/Site: NW Springville Road Date:  5/8/00
Client/Owner: Ryland Homes State: OR
estigator: P. O'Neill/l. Chane County: Washington
normal circumstances exist on the site? Yes Township, Range, Section: TIN R1W S18
Is it an atypical situation? No Plant Community: Pasture
Is the area a potential problem area? No Sample Plot: 16a
|
0 9

70 | X [FAC

a p'rar.ensfs = H -
lopecurus pratensis H 10 FACW
Phalaris arundinacea H 30 X |FACW

r

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 2/2 =100%

I Comments:
L
" 10YR 3/2 7.5YR 4/4 |many, medium, distinct; clayey silt loam
4-18" 10YR 3/1 7.5YR 4/6 |many, medium, distinct; clayey silt loam

Comments:

HYDROLOGY
Depth of surface water: 0.5"
Pepth to free water in pit: _surface

Depth to saturated soil: surface

I Hydric Soil Indicators: low/very low chroma matrix with redoximorphic features

Primary Indicators: Secondary Indicators:
X  Inundated Oxidized rhizospheres in upper 12 in.

X  Saturated in upper 12 in. Water-stained leaves

Water marks Local soil survey data

FAC neutral test
Other

Drift lines
X Sediment deposits
X Drainage patterns in wetlands

Comments:

‘WNETLAND DETERMINATION

ydrophytic Vegetation? Yes
Hydric Soils? Yes Is this sample plot within a wetland? Yes
Wetland Hydrology? Yes

I Comments:

PBS Environmental




I WETLAND DETERMINATION FORM

I Project/Site: NW Springville Road Date: _ 5/8/00
Client/Owner: Ryland Homes State: OR
estigator: P. O'Neill/l. Chane County: Washington
onormal circumstances exist on the site? Yes Township, Range, Section: TIN R1W S18

Is it an atypical situation? No Plant Community: Pasture
Is the area a potential problem area? No Sample Plot: 16b

EGETATION

TETTRTR o

oa pratensis - H 70 X ) FAC
lopecurus pratensis H 15 FACW
|Phalaris arundinacea H 20 | X |[FACwW

.
i

Percent of dominant species that are OBL, FACW, or FAC (excluding FAC-): 2/2 = 100% |

Comments:

none clayey silt loam
10YR 3/2 10YR 3/4  |few, medium, faint; clayey silt loam

Hydric Soil Indicators: _low chroma matrix with redoximorphic features
Comments:

HYDROLOGY

Depth of surface water: N/A

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

l Primary Indicators: Secondary Indicators:
Inundated Oxidized rhizospheres in upper 12 in.
Saturated in upper 12 in. Water-stained leaves
Water marks Local soil survey data
I Drift lines FAC neutral test
Sediment deposits Other

Drainage patterns in wetlands

I Comments:

WETLAND DETERMINATION
ydrophytic Vegetation? Yes
Hydric Soils? Yes

Is this sample plot within a wetland? No
Wetland Hydrology? No

Comments:

PBS Environmental



APPENDIX B

Site Photographs




Plate 2: View looking north/northwest showing east channel, Wetland A.
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Plate 8: View looking north showing wetland vegetation (darker green) in shallow channel associ-

ated with spring #3, Wetland D.
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WETLAND MITIGATION REPORT
NW Springyville 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
community 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 a 0.7-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-shrub 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 control.

1.2 Study Area

The identified property is located east of the intersection of NW Springville Road and
185™ Avenue in Beaverton, Oregon. The location of the property is displayed in the
Vicinity Map (Figure 1). The legal land description is Township 1N, Range 1W,
Sections 17 and 18. Figure 2 depicts the impact area and proposed mitigation area.
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Wetland Mitigation Report
NE Springville Road
Beaverton, Oregon

1.3 Report Organization

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 EXISTING CONDITIONS

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
narrow 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
(Fraxinus latifolia/Quercus 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.

Project #: 70070.001 PBS Environmental




Wetland Mitigation Report
NE Springville Road
Beaverton, Oregon

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 western half of the southem 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 southwestern comer 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 areas. 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 pratensis; FAC), 20% meadow foxtail (Alopecurus pratensis;
FACW), with scattered patches of creeping bentgrass (Agrostis stolonifera; FAC), fowl
bluegrass (Poa palustris; FAC), and reed canarygrass (Phalaris arundinacea; FACW).

Project #: 70070.001 PBS Environmental
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Wetland Mitigation Report
NE Springville Road
Beaverton, Oregon

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 latifolia; 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; FACU), nootka rose (Rosa nutkana; FAC), and soft rush
(Juncus effusus; FACW). The oak/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

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

Cascade silt loam, 0 to 7% 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 7% slopes (11b) and 7 to 12% 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 7% slopes (12b) and 7 to 12% slopes (12¢)
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.

Project #: 70070.001 PBS Environmental



Wetland Mitigation Report
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Beaverton, Oregon

Delena silt loam, 3 to 12% slopes (16¢) 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 7% slopes (19b), 7 to 12% slopes (19¢), 12 to 20%
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 channel would offer additional habitat opportunities.

3.0 MITIGATION PLAN

3.1 Proposed Mitigation
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 to

Project #: 70070.001 PBS Environmental
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Wetland Mitigation Report
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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.
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 (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 1 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-term 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 of grasses 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 SPECIFICATIONS

Installation

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. Placement of all plants shall be supervised by a qualified botanist from PBS
Environmental.

Maintenance

1. Newly installed plant material will be watered a minimum of 1” per week from July1
through October 15 to ensure an 80% 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.
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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:

¢ Watering of the entire site with 1" of water every week from July 1 to October
15 during the first two years after planting.

¢ Removal of all non-native invasive species for five years after planting:
Himalayan blackberry, English ivy, Scots broom, reed canarygrass, moming
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 fir/Western hemlock zone
(Franklin and Dyrness 1973) west of the Cascade Crest.

1. 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 10% 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 10% 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:

1. Vegetation transects (five randomly selected) that detail herb, shrub, and tree aerial
cover at radii of 1m, 5Sm, 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 actually or
potentially harmful to the mitigation.

Project #: 70070.001 PBS Environmental
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N

. Identify 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 31 of each year of the monitoring period.
The report will include a summary 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.

-8-
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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 2/8/02)
3.1 Proposed Mitigation

The proposed mitigation will include selective grading within the floodplain adjacent to
Springyville 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.

MITIGATION AREA MiticATIoN | SOMIENSATION
TYPE (sq.ft) RATIO EORY ETLAND
FILL (sq.ft.)

Enhancement 13,883 3:1 4,628
Enhancement 42,500 3:1 14,167
Enhancement 37,369 31 12,456
Enhancement 5,053 3:1 1,684
Creation 38,603 1.5:1 25,735
Creation 43911 1.5:1 29,274
Total 181,462 87,944
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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 removal
of material will occur in other wetland areas on the property.

== Supplement Date

PBS April 13,2001
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Subject: Significant Natural Resource Memo
Ryland Homes Development, NW Springville Road
Beaverton, OR

Date: December 6, 2000

Prepared on behalf of: Don Guthrie
Ryland Homes
10070 SW Murdock
Tigard, OR 97224

The proposed development of the identified property 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 during site development and will
be mitigated according to the mitigation plan devised by PBS Environmental (July 2000). The
main components of this plan were discussed and accepted in an on-site meeting on 6/20/00.
The meeting was attended by:

Alison Rhea (Washington County Unified Sewerage Agency)
Ross Van Loo (Washington County Unified Sewerage Agency)
Bill Parks (Oregon Division of State Lands)

John Godsey (CES Northwest)

Jeff Bachrach (Attorney)

Peggy O'Neill (PBS Enviromental)

PBS Environmental prepared a Natural Resource Evaluation and Protection Plan (1998) which
identified significant riparian and wetland resources on the site and provided recommendations
for their protection and enhancement. PBS subsequently delineated all the wetlands on site as
well as wetlands south of the creek in an easment for the proposed road crossing. In the Natural
Resource Evaluation and Protection Plan, PBS indicated that protection and enhancement of the
riparian and wetland resources is important due to benefits for water quality, wildlife 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

ENGINEERING AND ENVIRONMENTAL SOLUTIONS
Vancouver : Bend - Eugene - Portland : Seattle - Tri-Cities
1310 Main Street Vancouver, WA 98660 (360) 690-4331 (360) 696-9064 fax
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the riparian corridor 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
functions of these areas for water quality, wildlife habitat, channel morphology, shorlme
stability, and flood control.

The site development integrated recommendations by PBS to avoid, as feasible, significant
riparian and wetland areas and establish a minimum 50-foot buffer adjacent to these 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
improved by replacing non-native plant species with native plants and by increasing the total
vegetated riparian area. This enhancement will increase the overall quality of the riparian habitat
for wildlife, water quality, and flood control functions.

Existing vegetation in the riparian corridor is generally sparse and is dominated by non-native,
invasive species, such as Himalayan blackberry (Rubus discolor) and reed canarygrass (Phalaris
arundinacea). The wetland mitigation plan includes measures to replace non-native species with
native plants which will increase the structural complexity and species diversity of the riparian
corridor. The only native vegetation that will be removed from the riparian corridor will be
within the road crossing area. Planting within the existing riparian corridor and establishment of
a minimum 50-foot vegetated buffer adjacent to the corridor will widen the existing vegetated
area along most of the stream channel. This will provide increased wildlife habitat, contribute to
improved water quality by facilitating bio-filtration, maintain channel morphology through
shoreline stabilization, and provide mcreased flood control. .

Wetlands within the proposed development are highly degraded due to livestock grazing and
trampling as well as historic agricultural use. Wetlands immediately adjacent to the stream
corridor will be preseved and enhanced with plantings of native wetland species. Two wetland
areas will be filled and mitigated through creation of a large wetland adjacent to the stream
corridor at the confluence of the tributary and main channels. In addition, a high flow channel
will be created south of the creek at the eastern end of the site, and wetland areas will be created
from upland areas adjacent to the creek to expand the current streamside wetland at the eastern
end of the site. The created wetlands will provide greater plant species diversity and structural
complexity of wetland vegetation, significantly improving quality of the existing wildlife habitat.
The created wetlands will also provide continuity of wetlands along the stream corridor, which
represents an important factor in improving wildlife habitat value. The enhanced and created
wetlands will improve water quality by providing natural bioswales, and will enhance existing
flood control functions through increased water retention capacity.

The recent realignment of the access road from NW Springville Road has slighly changed the lot
configuration. In this new version, lots 14 & 15 extend into the proposed buffer adjacent to the
created wetland. PBS is suggesting moving the boundary of the created wetland slightly to the
west to facilitate establishment of a minimum 50-foot buffer between the created wetland and
these lots. This adjustment should result in a minimal reduction of wetland mitigation area.
Because the proposed mitigation plan provides an additional 8000 square feet of mitigation area
than is required by Oregon statute, this slight reduction in size of the created wetland can be
achieved without compromising the mitigation plan for this site.

PBS ENVIRONMENTAL
ENGINEERING AND ENVIRONMENTAL SOLUTIONS
Vancouver - Bend - Eugene - Portland - Seattle * Tri-Cities
1310 Main Street Vancouver, WA 98660 (360) 6904331 (360) 696-9064 fax
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MEMORANDUM

TO: Don Guthrie FROM: Peggy O’Neill
Ryland Homes
DATE: 5/10/01

RE: Gossamer Hills Master Plan PROJECT NO: 70070.005
Wetland Mitigation Plan

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 Water Management (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 14% 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 verify that adequate hydrology is present in this area to

ENGINEERING AND ENVIRONMENTAL SOLUTIONS
1310 Main Street  Vancouver, WA 98660 360/690-4331 Fax 360/696-9064
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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 (b)(2)(a) of Appendix C: Natural Resource Assessment of the Unified
Sewerage Agency’s Design and Construction Standards for Sanitary Sewer and Surface Water
Management:

........... 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 western 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 staff to the site at other times of the year verify 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 SOLUTIONS
1310 Main Street  Vancouver, WA 98660 360/690-4331  Fax 360/696-9064
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Site Photographs



PLATE 2: View of degraded riparian forested community on east end of Springville Creek within proposed
development area.
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PLATE 3: View of pasture community and stream bank trampling along Springville Creek, within proposed

development area. Woody vegetation is along the fenceline.

PLATE 4: View of reed canarygrass community adjacent to Springville Creek, south of proposed development

area.
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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 “Wetland C” intermittent tributary above confluence of main stem of Springville :
Creek. '
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APPENDIX E

Natural Resource Assessment Vegetation Data Forms



.ect #  70070.006

vestigator: B.Vining

I Date: 12/20/01

PECIES COMPOSITION

Natural Resource Assessment
Vegetation Form

Sensitive Area Springville Creek
Plant CT: OregonWhite Oak-Oregon Ash/ grasses
Sample Plot#: SP# 1

Plot size: 20' x 141" - 2820 sq. ft.
10' r (herbs); 30' r (woody); or varible

F— e
Farxinus latifoilia 15 Y Festuca arundinaceae 65 N
ercus garryana 15 Y Dactylis glomerata 5 N
Other grass sp. 30
i!nrubs
!=Native I/N=Invasive/Noxious
'o Tree Canopy Cover: 30 Corridor Condition Degraded
t Cover by Natives: 30
Invasive*/Noxious”: 0

*Invasive: Rubus discolor, Phalaris arundinacea, Dipsacus fullonum, Hedra helix, Solanum sp., Clematis ligusticifolia and C. vitabla

oxious:Source: Oregon Departmen of Agriculture Noxious Weed List & Portland Plant List

ative sp. make up:

Tee canopy COVer:

vasive/noxious sp:

ondition

50%-80%
AND AND AND
>50% 26%-50% <25%
OR OR OR
<10% 10%-20% >20%
Good Marginal Degraded




Natural Resource Assessment
Vegetation Form

.ect #: 70070.006 Sensitive Area Springville Creek
Date: 12/20/01 Plant CT: Pasture
vestigator: B.Vining Sample Plot#: SP# 2

Plot size: 314 sq.ft - 10'radius
10' r (herbs); 30' r (woody); or varible

PECIES COMPOSITION

ees i et R e R el et SO RO e B ey RS
Festuca arundinaceae 90

| Agrostis stolonifera 10
Juncus effusus T

=|Z|=Z

=Native I/N=Invasive/Noxious
!: Tree Canopy Cover: 0 Corridor Condition Degraded
[. Cover by Natives: T

» Invasive*/Noxious": 0

i:wasive: Rubus discolor, Phalaris arundinacea, Dipsacus fullonum, Hedra helix, Solanum sp., Clematis ligusticifolia and C. vitabla

oxious:Source: Oregon Departmen of Agriculture Noxious Weed List & Portland Plant List

ative sp. make up: 50%-80%
AND AND AND
Tee canopy Cover: >50% 26%-50% <25%
OR OR OR
Invasive/noxious sp: <10% 10%-20% >20%
Good Marginal Degmdcd




ect #: 70070.006

Date: 12/20/01

estigator: B.Vining

W
1
1
1

Natural Resource Assessment
Vegetation Form

Sensitive Area Wetland D

Plant CT: Pasture

Sample Plot#: SP# 3

Plot size: 314 sq.ft - 10'radius

10' r (herbs); 30' r (woody); or varible

ees Herbs
Festuca arundinaceae 920 N
h | Agrostis stolonifera 10 N
ihrubs
=Native I/N=Invasive/Noxious
l Tree Canopy Cover: 0 Corridor Condition Degraded
t Cover by Natives: 0
Invasive*/Noxious": 0

*Invasive: Rubus discolor, Phalaris arundinacea, Dipsacus fullonum, Hedra helix, Solanum sp., Clematis ligusticifolia and C. vitabla

oxious:Source: Oregon Departmen of Agriculture Noxious Weed List & Portland Plant List

ative sp. make up:

I€€ cCanopy cover:

Invasive/noxious sp:

50%-80%
AND AND AND
>50% 26%-50% <25%
OR OR OR
<10% 10%-20% >20%
Good Marginal Degraded




.ject #:  70070.006

Natural Resource Assessment
Vegetation Form

vestigator: B.Vining

l Date: 12/20/01

. Herbs

Sensitive Area Wetland C

Plant CT: Pasture

Sample Plot#: SP# 4

Plot size: 314 sq.ft - 10'radius

10' r (herbs); 30' r (woody); or varible

Festuca arundinaceae 90
 Agrostis stolonifera 10
Shrubs
=Native I/N=Invasive/Noxious
'u Tree Canopy Cover: 0 Corridor Condition Degraded
r Cover by Natives: 0
% Invasive*/Noxious": 0

*Invasive: Rubus discolor, Phalaris arundinacea, Dipsacus fullonum, Hedra helix, Solanum sp., Clematis ligusticifolia and C. vitabla

lNuxious:Sourcc: Oregon Departmen of Agriculture Noxious Weed List & Portland Plant List

ative sp. make up: 50%-80%
AND AND AND
ree canopy Cover: >50% 26%-50% <25%
OR OR OR
vasive/noxious sp: <10% 10%-20% >20%
ondition Good Marginal Degraded




ect #: 70070.006

Date: 12/20/01

vestigator: B.Vining

PECIES COMPOSITION

Natural Resource Assessment
Vegetation Form

|Herbs

Sensitive Area West Tributary - Intermittent

Plant CT: Pasture

Sample Plot#: SP# 5

Plot size: 314 sq.ft - 10'radius

10' r (herbs); 30' r (woody); or varible

Festuca arundinaceae

90

| Agrostis stolonifera

10

=Native

l: Tree Canopy Cover:
[o Cover by Natives:

. . #
o Invasive*/Noxious :

I/N=Invasive/Noxious

0

0

Corridor Condition Degraded

*Invasive: Rubus discolor, Phalaris arundinacea, Dipsacus fullonum, Hedra helix, Solanum sp., Clematis ligusticifolia and C. vitabla

oxious:Source: Oregon Departmen of Agriculture Noxious Weed List & Portland Plant List

ative sp. make up: 50%-80%
AND AND AND
ree canopy cover: >50% 26%-50% <25%
OR OR OR
nvasive/noxious sp: <10% 10%-20% >20%
ondition Good Marginal Degraded




ect #: 70070.006

12/20/01

I Date:
vestigator:

B.Vining

Natural Resource Assessment
Vegetation Form

Sensitive Area Springville Creek
Plant CT: Cultivated field
Sample Plot#: SP# 6

Plot size: 314 sq.ft - 10'radius
10' r (herbs); 30' r (woody); or varible

rees Herbs
Festuca arundinaceae 100 N
rubs
sa nutkana 3 Y
prouts)
h—Naﬁve I/N=Invasive/Noxious
i .
o Tree Canopy Cover: 0 Corridor Condition Degraded
t Cover by Natives: 2
» Invasive*/Noxious": 0

*Invasive: Rubus discolor, Phalaris arundinacea, Dipsacus fullonum, Hedra helix, Solanum sp., Clematis ligusticifolia and C. vitabla

ative sp. make up:

ree canopy cover:

vasive/noxious sp:

ondition

oxious:Source: Oregon Departmen of Agriculture Noxious Weed List & Portland Plant List

50%-80%
AND AND AND
>50% 26%-50% <25%
OR OR OR
<10% 10%-20% >20%
Good Marginal chradcd




Natural Resource Assessment
Vegetation Form

ject #: 70070.006 Sensitive Area Springville Creek
Date: 12/20/01 Plant CT: Forested riparian

vestigator: B.Vining Sample Plot#: SP# 7
Plot size: 2820sq. ft. - 20 ' x 141'

10' r (herbs); 30' r (woody); or varible

rees Herbs
Fraxinus latifolia 15 Y Polystichum munitum 20 Y 'f
ercus garryana 35 B § Tolmiea menziesii S Y
Feudomuga menziesii T Y
Alnus rubra 5 Y

\

rubs
ubus discolor 35 N N
osa nutkana 30 Y
Rubus ursinus 25 Y
cornuta 5 Y
'I=Native I/N=Invasive/Noxious
% Tree Canopy Cover: 55 Corridor Condition Degraded
% Cover by Natives: 140
% Invasive*/Noxious": 35

llnvasive: Rubus discolor, Phalaris arundinacea, Dipsacus fullonum, Hedra helix, Solanum sp., Clematis ligusticifolia and C. vitabla

Noxious:Source: Oregon Departmen of Agriculture Noxious Weed List & Portland Plant List

ative sp. make up: 50%-80%
AND AND
Tee canopy Cover: 26%-50% <25%
OR OR OR
vasive/noxious sp: <10% 10%-20% >20%
Aion Good Marginal Degraded
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.ject #:

70070.006

12/20/01

B.Vining

I Date:
vestigator:

"OMPOSITION

Natural Resource Assessment
Vegetation Form

Sensitive Area Springville Creek

Plant CT: Riparian Scrub-Shrub

Sample Plot#: SP# 8

Plot size: 2820sq. ft. - 20 ' x 141"

10' r (herbs); 30' r (woody); or varible

rees i Herbs
Fraxinus latifolia 5 Y Phalaris arundinaceae 25 N Y
5 M Equisetum arvensis 5 X
rubs
osa nutkana 45 Y
ubus discolor 35 N
|irmus stolonifera 5 Y
N=Native I/N=Invasive/Noxious
lo Tree Canopy Cover: 0 Corridor Condition Degraded
'f; Cover by Natives: 65
6 Invasive*/Noxious”: 60

*Invasive: Rubus discolor, Phalaris arundinacea, Dipsacus fullonum, Hedra helix, Solanum sp., Clematis ligusticifolia and C. vitabla

oxious:Source: Oregon Departmen of Agriculture Noxious Weed List & Portland Plant List

Fnus rubra
|
|
|

ative sp. make up: 50%-80%
AND AND AND
Tee canopy COVer: >50% 26%-50% <25%
OR OR OR
Invasive/noxious sp: <10% 10%-20% >20%
Good Marginal Degmded




