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CITY OF FLORENCE 
PLANNING COMMISSION 

RESOLUTION PC 19 22 PUD 03 
RESOLUTION PC 19 23 SUB 04 
RESOLUTION PC 19 25 CUP 08 

A REQUEST FOR PRELIMINARY PLANNED UNIT DEVELOPMENT PLAN, TENTATIVE 
SUBDIVISION PLAT, AND CONDITIONAL USE PERMIT FOR A PROPOSED 
DEVELOPMENT OF 12 AFFORDABLE, SINGLE-FAMILY, DETACHED DWELLINGS, ON 
THE CORNER OF 15TH AND NOPAL STREET. 

WHEREAS, application was made by Willamette Neighborhood Housing Services, Owner, 
for approval of a Preliminary PUD Plan, Tentative Subdivision Plan, and Conditional Use 
Permit for DevNW Airport Road, as required by FCC 10-1-1-4, FCC 10-1-1-6-3, FCC 10-23, 
FCC 10-4, and FCC 11-3; and 

WHEREAS, the Planning Commission met in a duly-advertised public hearing on November 
26, 2019, as outlined in Florence City Code 10-1-1-6-3, to consider the application, evidence 
in the record, and testimony received; and 

WHEREAS, the Planning Commission of the City of Florence, per FCC 10-1-1-4, FCC 10-1-
1-6-3, FCC 10-23, FCC 10-4, and FCC 11-3, finds, based on the Findings of Fact, application,
staff recommendation, evidence and testimony presented to them, that the application meets
the applicable criteria through compliance with certain Conditions of Approval.

NOW THEREFORE BE IT RESOLVED that the Planning Commission of the City of Florence 
finds, based on the Findings of Fact and the evidence in record that: 

The request for a Preliminary PUD Plan, Tentative Subdivision Plan, and Conditional Use 
Permit for 12 affordable, single family detached dwellings on the corner of 15th and Nopal 
Streets meets the applicable criteria in Florence City Code and the Florence Realization 2020 
Comprehensive Plan with the conditions of approval as listed below. 

Conditions of Approval: 

The application, as presented, meets or can meet applicable City codes and requirements, 
provided that the following conditions of approval are met.  

Approval shall be shown on conditions of approval as supported by the following record: 

“A” Findings of Fact 

“B” Prelim. PUD and Tent. Subdivision Plan Application 

“C” Conditional Use Permit Application 

“D” Site Plan 

“E” Tentative Subdivision Plat 

“F” Utility & Stormwater Plan 

“G” Survey 

“H” Landscape Plan 
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“I” Elevations for Lot 1 

“J” Elevations for Lots 2, 3, 5, 6, 8, 9 

“K” Elevations for Lots 4, 10 

“L” Elevations for Lots 7, 12 

“M” Stormwater Report 

“N” Phase 1 Site Investigation Report 

“O” Florence Stormwater Management Plan Map 

“P” Applicant’s Written Statement 

“Q” Applicant’s Completeness Review Response 

“R” Testimony: Chuck Trent, Boys & Girls Club 

“S” Referral 1: Public Works 

“T” Referral 2: Public Works 

 

Findings of Fact attached as Exhibit “A” are incorporated by reference and adopted in support 
of this decision. 

 
1. Any modifications to the approved plans or changes of use, except those changes 

relating to Building Codes, will require approval by the Community Development 
Director or Planning Commission/Design Review Board. 

2. Regardless of the content of material presented, including application text and exhibits, 
staff reports, testimony and/or discussions, the applicant agrees to comply with all 
regulations and requirements of the Florence City Code which are current on this date, 
EXCEPT where variance or deviation from such regulations and requirements has 
been specifically approved by formal Planning Commission action as documented by 
the records of this decision and/or the associated Conditions of Approval. The 
applicant shall submit to the Community Development Department a signed 
“Agreement of Acceptance” of all conditions of approval prior to issuance of a building 
permit. 

3. Upon encountering any cultural or historic resources during construction, the applicant 
shall immediately contact the State Historic Preservation Office and the Confederated 
Tribes of Coos, Lower Umpqua, and Siuslaw Indians.  Construction shall cease 
immediately and shall not continue until permitted by either a SHPO or CTCLUSI 
representative. 

Title 10, Chapter 4, Conditional Uses 
 
4. The applicant shall be required to construct a fence spanning from the northwestern 

corner of Lot 1, along the 15th Street frontage, ending at the northeastern corner of Lot 

5. The proposed design of the fence shall meet the requirements of 10-34-5, the 

details of which shall be included on the site plan or another document submitted to 

the Florence Planning Department prior to approval of the final PUD.  

Title 10, Chapter 7, Special Development Standards 
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5. The applicant shall be required to submit a Phase 2 Site Evaluation Report, a 

geotechnical report, and a detailed bank stabilization plan prior to receiving any 

relevant building permit. 

Title 10, Chapter 13, Multi-Family Residential District 
 
6. The applicant shall be required to submit a revised site plan and tentative plat prior to a 

decision regarding the final PUD and plat.  

7. The minimum vision clearance at the proposed driveway entrances shall be 10 feet.  

8. There are currently no parking signs proposed along the 15th Street frontage. Should a 
parking lane be installed along 15th Street, the applicant shall remove those signs.  

Title 10, Chapter 23, Planned Unit Developments 
 
9. The applicant shall be required to submit a copy of the Covenants, Conditions and 

Restrictions for the development prior to the issuance of any relevant building permits. 
The developer shall be responsible for the maintenance of the common space areas.  

10. The applicant shall submit a development schedule consisting of a through e, above, 

prior to the approval of the final PUD and subdivision plat.  

11. By November 26, 2020, the applicant shall file with the Planning Commission a final 
development plan containing in final form the information required in the preliminary 
plan, or a request for extension.  

Title 10, Chapter 34, Landscaping 
 
12. The applicant shall update their landscaping plan to include the species, sizes and 

locations throughout the development, including in the proposed rain gardens and 

parking areas.  

13. Specifications for soil at time of planting, irrigation and anticipated planting schedule 
shall be furnished by the applicant prior to any site disturbance, final PUD, final plat, 
and/or with each associated building permit.  

14. An irrigation plan is required prior to final PUD approval.  

15. The landscaping plan shall detail the location and species of each of the three trees 

required throughout the parking lot: 1 at the 15th Street entrance, 1 near the trash 

enclosure, and 1 along the Nopal entrance.  

Title 10, Chapter 35, Access and Circulation 
 
16. The applicant shall be required to obtain a “Construction Permit in Right-of-Way prior 

to their construction of their access to and improvements of 15th Street. 

17. The applicant shall include an easement for joint use of the proposed driveway and 

parking lot on the Tentative Subdivision Plat.  

18. Driveway approaches shall receive a Right of Way Excavation Work Permit prior to 

construction. 
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19. The applicant shall widen the proposed driveway to 23 feet in areas adjoining 

parking stalls.  

20. The applicant shall obtain a Right of Way Excavation Work Permit prior to sidewalk 

construction.  

Title 10, Chapter 36, Public Facilities 
 
21. If requested by Fire Marshal, applicant shall add an emergency access easement 

along the driveway to the plat, prior to the approval of the final plat.  
 

22. Should a parking lane be installed along 15th Street, the applicant shall update the 

site plan and signage plan accordingly.  

23. The applicant shall submit a plan for mail boxes, approved by the United States 

Postal Service, prior to the issuance of any building permits for residential structures.  

24. The sanitary sewer manhole located within the 15 foot public sewer easement needs 

to be accessible in order for the City to maintain and service the system. The City will 

need to be able to drive to and set up its combination sewer cleaner over the 

manhole as well as ability to set up the TVI equipment. The applicant shall relocate 

the manhole approximately 30 additional feet to the west.  

25. The applicant shall increase the width of the proposed public sewer easement from 

15 to 20 feet, and center the public sanitary sewer line in the easement.  

26. There appears to be an irrigation water meter located in a concrete pad location 

north west of Lot 12 (just outside of the parking area).  

27. The applicant shall relocate the irrigation water meter to the east of the bicycle 

parking area.  

28. The water meter shall be located in a landscaped area, not in hardscape areas.  

29. On Nopal Street towards the existing fire turn around (the future street stub that the 

proposed development will be utilizing) there is an existing water service. The 

applicant shall verify the location of the water service, and utilize it for one of the 

proposed homes if possible.  

30. On 15th Street, there are two existing water services. If they cannot be utilized for the 

project, the applicant shall properly abandon them.  

31. The proposed connection to the existing water main on 15th Street, to loop the water 

system, shall be a cut-in connection complete with three water valves in a ‘T’ 

configuration. The existing water main in 15th Street is a 6-inch water main, so the 

connection will need to allow for an 8-inch water main connection and the new 8-inch 

extending to the south of the proposed fire hydrant, then reduce to 6-inch to continue 

the water system to the south with connection to the existing water main that is 

stubbed from Nopal Street.  
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32. Locate and cap the two existing sanitary sewer laterals that serviced the former 

Senior Center and the undeveloped area to the east.  

Title 10, Chapter 36, Public Facilities 
 
33. A grading plan and erosion control plan shall be submitted prior to site disturbance or 

construction in the right-of-way. It shall meet the standards of the Portland Erosion 

and Sediment Control Manual.  

34. The applicant shall grant a 20-foot waterline easement from Nopal to 15th Street, for 

the 6-inch water main.  

Title 10, Chapter 37, Lighting 
 
35. Locations for general site lighting are shown on the landscape and site plans. A 

photometric plan shall be submitted and approved prior to the issuance of any 

relevant building permit(s), and parking lot construction.  

Title 11, Chapter 3, Major Partition, Tentative Plan Procedure 
 
36. The applicant shall revise their subdivision plat to include existing and proposed 

easements, including their exact locations and dimensions, prior to approval of the 

final plat.  

37. Lot A shall be renamed on the plat as “Tract A;” it is not a legal lot.  

 

38. Tract A shall be divided into multiple tracts on the plat, to delineate the areas which 

are common ownership and the areas which are open space. 

Title 11, Chapter 5, Platting and Mapping Standards 
 
39. Final construction plans and utility facility specifications are required to be submitted 

for City review and approval prior to commencing construction. Stamped approval 

will be shown on the utility plans.  

Title 9, Chapter 5, Stormwater Management 
 
40. Final construction plans and utility facility specifications are required to be submitted 

for City review and approval prior to commencing construction. Stamped approval 

will be shown on the utility plans.  

 
ADOPTED BY THE FLORENCE PLANNING COMMISSION/DESIGN REVIEW BOARD 
the 26th day of November, 2019. 
 

  
 

John Murphey, Chairperson 
Florence Planning Commission 

Date 
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STAFF REPORT & FINDINGS OF FACT 
FLORENCE COMMUNITY DEVELOPMENT DEPARTMENT 

Planning Commission 
Exhibit “A” 

Public Hearing Date: November 26, 2019 Planner: Hailey Sheldon 

Date of Report: November 19, 2019    

Application:  PC 19 22 PUD 03 – Preliminary Planned Unit Development 
PC 19 23 SUB 04 – Tentative Subdivision  
PC 19 25 CUP 08 – Conditional Use Permit 

I. PROPOSAL DESCRIPTION 

Proposal:   A request for Preliminary Planned Unit Development Plan, Tentative Subdivision 
Plat, and Conditional Use Permit for a proposed development of 12 affordable, 
single-family, detached dwellings.  

Applicant:  Josh Shafer 
 935 Oak Street 
 Eugene, Oregon 97401 

Applicant’s Representative:  Renee Clough, Branch Engineering 

Property Owners: Willamette Neighborhood Housing Services  

Location:   Undeveloped property on the corner of 15th and Nopal Streets.  
   Map # 18-12-27-10 Taxlot 15400 

Site Characteristics: 

 Use(s) Zoning 
Comp. Plan 
Designation 

Streets / TSP 
Classification 

Site 

Northern Portion: 
Former Senior Center 
Site (Demolished). 
Southern Portion: 
Forested Slope  

Multi-Family Residential 
High Density 
Residential 

N/A 

North 

Mobile and 
Manufactured Homes, 
Single-Family 
Dwellings, the Boys & 
Girls Club 

Mobile Home / 
Manufactured Home 
Residential, Multi-
Family Residential, and 
Commercial 

High Density 
Residential 

15th Street 
(Collector) 

South 

Vacant Forested Land 
and Vacant Portion of 
Office Building (Old 
Hospital) 

Multi-Family Residential Commercial 
Proposed 
Driveway/Parking 
Lot 

East 
Keener Place Phase 1 
(Single-Family Attached 
Dwellings) 

Multi-Family Residential 
High Density 
Residential 

Nopal Street 
(Local) 

West Single-Family Dwellings Restricted Residential 
Low Density 
Residential 

Proposed 
Driveway/Parking 
Lot 
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II.  NARRATIVE 

The DevNW Airport Road project is located on a site planned for Phase 2 of an affordable 
housing Planned Unit Development. Phase 1, “Keener Place” (a Habitat for Humanity 
funded project) was approved October 27, 2009 (PC 09 26 FPUD 01). Keener Place has 
since been constructed, and is situated on the lot to the east of the proposed DevNW 
Airport Road site.  

Although the PUD for Phase 1 was approved, no tentative plat or preliminary PUD was 
submitted or approved for Phase 2 (in addition, any approvals related to the development 
would have expired per FCC 10-23-11 and 11-4-6). As such, the evaluation of this 
application shall follow the complete process for final plat and PUD approval, as outlined 
in FCC 10-23 and FCC 11-3. However, the City of Florence is in the process of revising 
its housing code, and while at present the process available to the applicant is the PUD 
process – a Type 1 process for cluster developments will be available by January 2020. 
The applicant’s request is for a cluster development. This is pertinent, because the 
evaluation of this application includes several exceptions which would not be granted to a 
traditional PUD.  

This type of development is consistent with the Housing Needs Analysis and Economic 
Opportunities Analysis: Volume 1: Summary Report, which identifies affordable housing, 
single-family detached housing, and multi-family housing as needs. In addition, the 
proposed development is consistent with the character of the neighborhood, which 
consists of the Keener Place (single-family attached dwellings) to the east and 
mobile/manufactured homes to the north. And finally, as noted above, it is consistent with 
pending requirements for cluster developments.  

III. ISSUES 

Issue 1: The paved roadway section of 15th Street is 33 feet and 10 inches at the subject 
property. The nexus for a half street improvement, widening this section of 15th Street to 
either 36 feet (Collector, No Parking) or 38 feet (either Collector, On Street Parking or 
Collector, On-Street Parking), is present (FCC 10-36-2-5). In addition, Phase A of the PUD 
(Keener Place) was required to install a parking strip pull-out along their section of the 15th 
Street frontage; as such, there is an issue of proportionality present. There are three 
potential courses of action: (1) the applicant will enter into a non-remonstrance agreement, 
consenting to financial participation and granting of easements as needed for future 
improvements to the section of 15th Street adjacent to DevNW Airport Road, (2) the 
applicant will complete a half-street improvement of the same section of 15th Street, 
widening it 2 feet 2 inches (to meet the criteria of a Collector, No Parking), or (3) the 
applicant shall complete a half-street improvement of the same section of 15th Street, 
widening 4 feet 2 inches and installing a parking strip pullout (to meet the criteria of 
Collector, On Street Parking). This issue is discussed in the findings for FCC 10-36-2-5, 
below in this report.   

IV.   NOTICES & REFERRALS 

Notice:  On November 6, 2019, notice was mailed to surrounding property owners within 
300 feet of the property, and posted.  Notice was published in the Siuslaw News on 
November 20, 2019. 

At the time of this report, the City had received the following public comments on the 
proposal: 
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Chuck Trent, Boys & Girls Clubs of Western Lane County: Exhibit R 

Referrals:  Referrals were sent to the Florence Public Works Department, Central Lincoln 
PUD, Siuslaw Valley Fire and Rescue, the Florence Police Department, and the United 
States Postal Service.  

At the time of this report, the City had received referral comments on the proposal from 
the following: 

Public Works Director Mike Miller, Florence Public Works Department: Exhibits S and T 

V.  APPLICABLE REVIEW CRITERIA 

Florence City Code: 

Title 10: Zoning Regulations 

Chapter 1: Zoning Administration, Sections 1-4, 1-5, and 1-6-3 

Chapter 3: Off-Street Parking and Loading, Sections 3 through 11 

Chapter 4: Conditional Uses, Sections 10 and 11 

Chapter 7: Special Development Standards, Sections 2, 3, 6, and 7 

Chapter 13: Multiple Family Residential District, Sections 2, 4, 5, and 10 

Chapter 23: Planned Unit Development, Sections 1 through 14 

Chapter 34: Landscaping, Sections 3 through 5 

Chapter 35: Access and Circulation, Sections 2-2 through 2-14, 3-1 through 3-3, and 4 

Chapter 36: Public Facilities, Sections 2-1 through 2-5, 2-8 through 2-23, and 3 through 9 

Chapter 37: Lighting, Sections 2 through 6 

Title 9: Utilities 

Chapter 5: Stormwater Management Requirements, Sections 1 through 7  

Title 11: Subdivision Regulations  

Chapter 1: Subdivision Administration, General Provisions, Sections 1 through 4 

Chapter 3: Major Partition, Tentative Plan Procedure, Sections 1 through 7 

Chapter 5: Platting and Mapping Standards, Sections 1 through 5 

Chapter 7: Modifications, Subdivision Regulations 

VI.   PROPOSED FINDINGS 

Code criterion are listed in bold, with staff response beneath.  Only applicable criteria have 
been listed. 

FLORENCE CITY CODE 

TITLE 10: CHAPTER 1: ZONING ADMINISTRATION 

10-1-1-6-3 LAND USE HEARINGS: 
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A.  Hearings are required for Type III (quasi-judicial) land use matters requiring 
Planning Commission review. Type III applications include, but are not limited to:  

6. Planned Unit Developments, preliminary and final plans. 

7. Conditional Use Permits. 

10.  Subdivisions. 

A request for Preliminary Planned Unit Development, Tentative Subdivision Plat, and Conditional 
Use Permit for a proposed development of 12 affordable homes. Review applies as per 10-1-1-
6-3 and a hearing is required.  

B.  Notification of Hearing: 

1.  At least twenty (20) days prior to a quasi-judicial hearing, notice of hearing 
shall be posted on the subject property and shall be provided to the applicant 
and to all owners of record of property within 100 feet of the subject property, 
except in the case of hearings for Conditional Use Permits, Variance, 
Planned Unit Development and Zone Change, which notice shall be sent to 
all owners of record of property within 300 feet of the subject property.  

2.  Prior to a quasi-judicial hearing, notice shall be published one (1) time in a 
newspaper of general circulation. 

Notification of the quasi-judicial land use hearing for this application was mailed on November 6, 
2019, 20 days prior to the hearing, to all property owners within 300 feet of the subject property.  
A notice was also published in the Siuslaw News one time on November 20, 2019. 

C.  Notice Mailed to Surrounding Property Owners – Information provided: 

1.  The notice shall: 

a.  Explain the nature of the application and the proposed use or uses 
which could be authorized; 

b.  List the applicable criterion from the ordinance and the plan that 
apply to the application at issue; 

c.  Set forth the street address or other easily understood geographical 
reference to the subject property; 

d.  State the date, time and location of the hearing; 

e.  State that failure of an issue to be raised in a hearing, in person or by 
letter, or failure to provide sufficient specificity to afford the decision 
maker an opportunity to respond to the issue precludes further 
appeal based on that issue; 

f.  State that application and applicable criterion are available for 
inspection at no cost and will be provided at reasonable cost; 

g.  State that a copy of the staff report will be available for inspection at 
no cost at least 7 days prior to the hearing and will be provided at 
reasonable cost;  
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h.  Include a general explanation of the requirements for submission of 
testimony and the procedure for conduct of hearings. 

i.  Include the name of a local government representative to contact and 
the telephone number where additional information may be obtained. 

The notice mailed, posted and published met these criteria. 

D.  Hearing Procedure: All quasi-judicial hearings shall conform to the procedures of 
Florence City Code Title 2 Chapter 10. 

The Planning Commission is scheduled to meet, in accordance with FCC 2-10, on November 26, 
2019. 

E.  Action by the Planning Commission: 

1.  At the public hearing, the Planning Commission shall receive all evidence 
deemed relevant to the issue. It shall then set forth in the record what it found 
to be the facts supported by reliable, probative and substantive evidence.  

2.  Conclusions drawn from the facts shall state whether the ordinance 
requirements were met, whether the Comprehensive Plan was complied with 
and whether the requirements of the State law were met.  

3. In the case of a rezoning request, it shall additionally be shown that a public 
need exists; and that the need will be best served by changing the zoning of 
the parcel of land in question.  

4.  There is no duty upon the Planning Commission to elicit or require evidence. 
The burden to provide evidence to support the application is upon the 
applicant. If the Planning Commission determines there is not sufficient 
evidence supporting the major requirements, then the burden has not been 
met and approval shall be denied.  

The Planning Commission will receive all evidence deemed relevant at the public hearing. The 
Planning Commission may deny approval should they determine that insufficient evidence has 
been provided to indicate that the application meets the applicable criteria.  The burden to supply 
such evidence is upon the applicant.  

H.  Consolidated Procedures: Whenever possible an application for development such 
as a Conditional Use, Variance, or other action requiring Planning Commission, or 
Design Review Board approvals be consolidated to provide faster service to the 
applicant. (ORS 227.175(2)), (Amd. by Ord. No. 4, Series 2011) 

The applications for Preliminary Planned Unit Development, Tentative Subdivision, and a 
Conditional Use Permit were filed concurrently, and will be reviewed at the November 26, 2019 
Planning Commission public hearing. These three approvals are being processed under a 
consolidated procedure. 

CHAPTER 3: OFF-STREET PARKING AND LOADING 

10-3-3:   MINIMUM STANDARDS BY USE: The number of required off-street vehicle 
parking spaces shall be determined in accordance with the standards in Table 10-3-1.  
Where a use is not specifically listed in this table, parking requirements are determined 
by finding that a use is similar to one of those listed in terms of parking needs, or by 
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estimating parking needs individually using the demand analysis option described 
below:   

A.   Parking that counts toward the minimum requirement is parking in garages, 
carports, parking lots, bays along driveways, and shared parking.  Parking in 
driveways does not count toward required minimum parking.  

Table 10-3-1, Minimum Required Parking By Use: 

A. Residential and Commercial Dwelling Types:  

Single-Family Dwelling  

including attached and detached 
dwellings and manufactured homes 

2 spaces per dwelling unit on a single lot 

The minimum parking requirement in this case is 24 spaces (twelve single-family dwellings, 
requiring two spaces each, equals 24 spaces). The applicant is proposing a shared lot of 25 
spaces (including 1 accessible parking space) meeting this requirement. 

 

10-3-5: VEHICLE PARKING - MINIMUM ACCESSIBLE PARKING:   

A. Accessible parking shall be provided for all uses in accordance the standards in 
Table 10-3-2; parking spaces used to meet the standards in Table 10-3-2 shall be 
counted toward meeting off-street parking requirements in Table 10-3-1; 

Table 10-3-2 lists the total minimum number of accessible parking spaces for lots with 1 to 25 
spaces as 1. The proposed shared lot meets this minimum number standard, with 1 accessible 
parking space. 

B. Such parking shall be located in close proximity to building entrances and shall 
be designed to permit occupants of vehicles to reach the entrance on an 
unobstructed path or walkway; 

The accessible space is located in close proximity to the pedestrian entrance to the 
development, which includes an ADA compliant access ramp.  

C. Accessible spaces shall be grouped in pairs where possible; 

This standard does not apply; no second space is proposed.  

D. Where covered parking is provided, covered accessible spaces shall be provided 
in the same ratio as covered non-accessible spaces; 

No covered parking is proposed.  

E. Required accessible parking spaces shall be identified with signs and pavement 
markings identifying them as reserved for persons with disabilities; signs shall be 
posted directly in front of the parking space at a height of no less than 42 inches 
and no more than 72 inches above pavement level. Van spaces shall be 
specifically identified as such. 

The sign and pavement markings for the accessible space are shown on the proposed site plan, 
and appear to meet this criterion. The exact dimensions and placement of the sign will be 
evaluated again prior to the provision of relevant building permits.  
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10-3-8: PARKING AREA IMPROVEMENT STANDARDS: All public or private parking areas, 
loading areas and outdoor vehicle sales areas shall be improved according to the 
following: All required parking areas shall have a durable, dust free surfacing of 
asphaltic concrete, cement concrete , porous concrete, porous asphalt, permeable 
pavers such as turf, concrete, brick pavers or other materials approved by the City.  
Driveways aprons shall be paved for the first fifty feet (50’) from the street. 

A.  Parking for new single-family dwellings and duplexes shall be provided as a 
carport or garage, unless the majority of existing dwellings within 100 feet of the 
property boundary of the proposed development do not have such covered 
parking facilities. The number of required covered parking spaces shall be based 
on the predominant number of covered spaces on the majority of lots within the 
100 foot radius. Parking spaces shall measure nine (9) feet and six (6) inches wide 
by nineteen (19) feet long. No encroachments (such as water heaters, steps, door 
swings) are allowed into the required parking spaces. Parking for Accessory 
Dwelling Units may be covered or uncovered.  

The applicant is seeking an exception to the covered parking requirement, on the grounds that 
the goal of the development is to provide affordable housing, and that covered parking will 
increase the development cost. The provision of affordable housing is in keeping with the City of 
Florence Housing Needs Analysis and Economic Opportunities Analysis: Volume 1, Housing 
Goal 1: “The Zoning Ordinance shall provide for varying housing types to accommodate 
development of affordable, decent, safe and sanitary housing opportunities for people at all 
economic segments of the community.” 

Moreover, the proposed development is similar to the “cluster” housing type, which is a 
permitted Multi-Family Building Use (10-13-2), and there is no cover requirement for shared 
parking areas in cluster developments / multi-family housing developments.  

For a discussion of parking stall dimensions, see findings in this report for 10-35-2-12-B and 10-
3-9. The proposed driveway serves as a parking lot, and as a result is being evaluated using the 
standards for a parking lot (listed in Table 10-3-3). Table 10-3-3 lists the required stall width and 
depth for 90-degree parking spaces as 9.5 and 19 feet, respectably. The applicant meets this 
criterion, and is not bound by the 9’6’’ dimension requirement of 10-3-8-A, above.  

B. All parking areas except those required in conjunction with a single-family or 
duplex dwelling shall be graded so as not to drain storm water over public 
sidewalks. All drainage systems shall be connected to storm sewers where 
available. Parking lot surfacing shall not encroach upon a public right of way 
except where it abuts a concrete public sidewalk, or has been otherwise approved 
by the City. 

The proposed lot is graded, sloping downward/westward from the Nopal Street entrance, to the 
15th Street entrance, which includes a catch basin on its northern edge. The parking lot is not 
proposed to encroach upon a public right of way.  

C. Parking spaces shall be located or screened so that headlights do not shine onto 
adjacent residential uses. 

Parking spaces are located so that headlights do not shine onto adjacent residences. 
Residences are located to the east, west, and southwest. Twenty of the spaces face towards 
the embankment to the south/southwest; the neighboring residences located to the southwest 
are screened by this embankment. Five of the spaces face northeast, towards the proposed 
development, but are distanced from and not directly facing the dwellings.   
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D.  Except for parking areas required in conjunction with a single-family or duplex 
dwelling, all parking areas shall provide: 

1.  A curb of not less than six inches (6") in height near abutting streets and 
interior lot lines.  This curb shall be placed to prevent a motor vehicle from 
encroaching on adjacent private property, public walkways or sidewalks or 
the minimum landscaped area required in paragraph D2 of this subsection. 

The proposed site plan includes curbs along all abutting streets and interior lot lines: 
sidewalks+curbs along 15th and Nopal, sidewalks+curbs on the northern side of the 
driveway/parking lot, and curbs along the southern side of the driveway/parking lot.  

2.  Except for places of ingress and egress, a five foot (5') landscaped area 
wherever it abuts street right-of-way. In areas of extensive pedestrian 
traffic or when design of an existing parking lot makes the requirements of 
this paragraph unfeasible, the Planning Commission may approve other 
landscaped areas on the property in lieu of the required five foot (5') 
landscaped area.  See also FCC 10-34-3-6 and -7 for parking lot 
landscaping standards.  

The proposed site plan includes at least 5 feet of landscaped area wherever the 
driveway/parking lot abuts a street: the two rain gardens at the entrance off 15th Street, and the 
landscaped bank at the entrance off Nopal Street. In addition, there is a native planting area 
near the midway point of the driveway/parking lot, around the trash enclosure.  

E.  No parking area shall extend into the public way except by agreement with the 
City. 

No extension of the lot into the public right of way is proposed.  

F.  Except for parking in connection with dwellings, parking and loading areas 
adjacent to a dwelling shall be designed to minimize disturbance by the placement 
of a sight obscuring fence or evergreen hedge of not less than three feet (3') nor 
more than six feet (6') in height, except where vision clearance is required. Any 
fence, or evergreen hedge must be well kept and maintained. 

The proposed lot is designed to minimize disturbance; no space is facing any dwelling on site 
and the proposed grading on the southern/southwestern boundary will provide to meet this 
criterion. No additional sight obscurement is warranted in this case.   

G.  Lighting: Refer to Section 10-37 of this Title for requirements.  

See findings in this report for Title 10, Chapter 37 (Lighting). 

H.  Except for single-family and duplex dwellings, groups of more than two (2) 
parking spaces shall be so located and served by a driveway that their use will 
require no backing movements or other maneuvering within a street right of way 
other than an alley. 

The proposed lot design requires no backing movements or other maneuvering within a street 
right of way.  

I.  Unless otherwise provided, required parking and loading spaces shall not be 
located in a required front or side yard. 

The proposed parking and loading spaces are not located in a required front or side yard. 
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J. Planning review is required for all parking lot construction or resurfacing. 

K.  A plan, drawn to a suitable scale, indicating how the off- street parking and 
loading requirements are to be met shall accompany an application for a building 
permit. The plan shall indicate in detail all of the following: 

1. Individual parking and loading spaces. 

2.  Circulation area. 

3.  Access to streets and property to be served. 

4.  Curb cut dimensions. 

5.  Dimensions, continuity and substance of screening, if any. 

6.  Grading, drainage, surfacing and subgrading details. 

7.  Obstacles, if any, to parking and traffic circulation in finished parking areas. 

8.  Specifications for signs, bumper guards and curbs. 

9.  Landscaping and lighting. 

The applicant did not submit a stand-alone parking plan. However, the submitted proposed site 
plan includes all of the items listed in 1-9 above. (Exhibit D) 

L.  In addition to other penalties and remedies, the failure to provide, maintain and 
care for a parking area as required by this Section: 

1. Is declared a public nuisance which may be abated under subsection 6-1-8-5 of 
this Code. 

2.  May be the basis for denying any business license required or permit issued 
by the City. (Ord. 625, 6-30-80; re-lettered by Ord. 669, 5-17-82; Ord. 4, Series 
1985, 4-23- 85) 

10-3-9:   PARKING STALL DESIGN AND MINIMUM DIMENSIONS:  All off-street parking 
spaces (except those provided for single-family and duplex homes) shall be improved to 
conform to City standards for surfacing, stormwater management, and striping and where 
provisions conflict, the provisions of FCC Title 9 Chapter 5 shall prevail. Standard parking 
spaces shall conform to minimum dimensions specified in the following standards and 
Figures 10-3(1) and Table 10-3-3: 

A. Motor vehicle parking spaces shall measure nine (9) feet and six (6) inches wide by 
nineteen (19) feet long.  

See findings in this report for 10-35-2-12-B. The proposed driveway serves as a parking lot, and 
as a result is being evaluated using the standards for a parking lot (listed in Table 10-3-3). Table 
10-3-3 lists the required stall width and depth for 90-degree parking spaces as 9.5 and 19 feet, 
respectfully. The applicant meets this criterion.  

B. Each space shall have double line striping with two feet (2') wide on center.  

C. The width of any striping line used in an approved parking area shall be a minimum 
of 4" wide. 

The proposed parking plan shows double striping which appears to meet these criteria.  
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D. All parallel motor vehicle parking spaces shall measure eight (8) feet six (6) inches 
by twenty-two (22) feet; 

The applicant proposes no parallel parking spaces.  

E. Parking area layout shall conform to the dimensions in Figure 10-3(1), and Table 10-
3-3, below; 

See Condition 19 and findings for 10-35-2-12-B in this report. The proposed driveway width does 
not meet the width requirement listed in Table 10-3-3; Condition 19 requires the applicant to widen 
the proposed driveway to 23 feet, to meet the width requirement.  

F. Parking areas shall conform to Americans With Disabilities Act (ADA) standards for 
parking spaces (dimensions, van accessible parking spaces, etc.).  Parking 
structure vertical clearance, van accessible parking spaces, should refer to Federal 
ADA guidelines.  

See findings in this report for 10-3-5. The proposed parking plan conforms with the ADA.  

10-3-10:   BICYCLE PARKING REQUIREMENTS: All new development that is subject to Site 
Design Review, shall provide bicycle parking, in conformance with the standards and 
subsections A-H, below. 

A. Minimum Size Space:  Bicycle parking shall be on a two (2) feet by six (6) feet 
minimum. 

The proposed bicycle parking spaces are approximately 2 feet wide by 10 feet long.  

B. Minimum Required Bicycle Parking Spaces. Short term bicycle parking spaces 
shall be provided for all non-residential uses at a ratio of one bicycle space for 
every ten vehicle parking spaces.  In calculating the number of required spaces, 
fractions shall be rounded up to the nearest whole number, with a minimum of two 
spaces.   

By this standard, three bicycle parking spaces are required. The applicant is proposing five, 
which meets this criterion. 

C. Long Term Parking.  Long term bicycle parking requirements are only for new 
development of group living and multiple family uses (three or more units).  The 
long term parking spaces shall be covered and secured and can be met by 
providing a bicycle storage room, bicycle lockers, racks, or other secure storage 
space inside or outside of the building; Multi-Family = 1 per 4 units/ Group Living 
= 1 per 20 bedrooms/ Dormitory = 1 per 8 bedrooms. 

While the dwellings proposed are single-family dwellings, the nature of the development is multi-
family (similar to a cluster). As such, it is debatable whether this standard applies to the 
proposed development. Regardless, the goal of the development is affordable housing. Should 
an exception be granted to the covered vehicle parking requirement, then by the extension of 
that same logic, it aught be applied to the covered bicycle parking requirement. Moreover, the 
intent of the proposed bicycle parking is short term.  

D. Location and Design.  Bicycle parking should be no farther from the main building 
entrance than the distance to the closest vehicle space other than handicap 
parking, or fifty (50) feet, whichever is less and shall be easily accessible to 
bicyclists entering the property from the public street or multi-use path. 
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The proposed bicycle parking is adjacent to the closest vehicle space and is easily accessible to 
bicyclists entering the property from either driveway entrance.  

E. Visibility and Security.  Bicycle parking for customers and visitors of a use shall 
be visible from street sidewalks or building entrances, so that it provides 
sufficient security from theft and damage; 

Proposed bicycle parking is visible from the common area and at least lots 1 and 12, providing 
security from theft and damage. 

F. Lighting.  For security, bicycle parking shall be at least as well lit as vehicle 
parking. Refer to Section 10-37 of this Title for requirements.  

The proposed bicycle parking is at least as well lit as vehicle parking; the proposed site plan 
includes a decorative pedestal on the southern corner of the bicycle parking lot. It is unclear if 
this pedestal is lighting. As noted below in the findings for Title 10, Chapter 37 (Lighting), the 
issuance of any relative building permit shall be conditioned on the submittal and approval of a 
lighting plan.   

G. Reserved Areas.  Areas set aside for bicycle parking shall be clearly marked and 
reserved for bicycle parking only. 

The proposed area for bicycle parking appears on the site plan to be clearly marked and 
reserved for bicycle parking only.  

H. Hazards.  Bicycle parking shall not impede or create a hazard to pedestrians.  
Parking areas shall be located so as to not conflict with vision clearance 
standards.  If bicycle parking cannot be provided safely, the Planning Commission 
or Community Development Director may waive or modify the bicycle parking 
requirements.   

The proposed bicycle parking appears on the site plan to create no hazard to pedestrians to be 
located so as to not conflict with vision clearance standards.  

FIGURE 10-3 (1) 

Table 10-3-3 – Parking Area Layout 

Space 

Dimensions 
in feet 

Parking 
Angle <° 

Stall Depth Aisle Width 
Stall 
width 

(B) 

Curb 
Length 

(F) 

Single 

 (C) 

Double 

(E) 

One 
Way 

(D) 

Two 
Way 

(D) 

30° 15.6 26.7 12 18 9.5 19.0 

45° 18.4 334 13 18 9.5 13.4 

60° 20 38.8 17 18 9.5 11.0 

70° 20.3 40.6 18 19 9.5 10.1 

80° 20 41.2 22 22 9.5 9.6 

90° 19 40.5 23 23 9.5 9.5 
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K. Such other conditions as will make possible the development of the City in an orderly 
and efficient manner and in conformity with the intent and purpose of the Florence 
Comprehensive Plan. 

CHAPTER 4: CONDITIONAL USES 

10-4-10: GENERAL CRITERIA:  A Conditional Use Permit may be granted only if the proposal 
conforms to all the following general criteria:  (Ord. 669, 5-17-82) 

A. Conformity with the Florence Comprehensive Plan. 

B. Compliance with special conditions established by the Planning Commission to carry 
out the purpose of this Chapter. 

C. Findings that adequate land is available for uses which are permitted outright in the 
district where the conditional use is proposed.  Available land can be either vacant 
land or land which could be converted from another use within the applicable zoning 
district.  Land needs for permitted uses may be determined through projections 
contained in the Florence Comprehensive Plan or other special studies. 

D. Conditional uses are subject to design review under the provisions of Chapter 6 of 
this Title, except single-family and duplex residential use. (Ord. 625, 6-30-80) See 
Code Section 10-6-3 for Design Review requirements. 

E. Adequacy of public facilities, public services and utilities to service the proposed 
development. 

F. Adequacy of vehicle and pedestrian access to the site, including access by fire, 
police and other vehicles necessary to protect public health and safety.  (Ord. 669, 5-
17-82). 

The applicant is requesting a Conditional Use Permit, to construct single-family homes within the 
Multi-Family Residential district. Although the proposed are by definition single-family: (1) they are 
designed to offer affordable housing, (2) the proposed site plan includes a common open space 
area, a shared parking lot, and shared trash enclosures, and (3) the homes face inward, towards 
each other and the shared common open space area. These three elements combine to make the 
visual nature of the development in keeping with the look and feel of multi-family housing; the 
ownership of the units being the main feature that lumps the development in to the single family 
category.  

The applicant meets standards A through F above.  

10-4-11: GENERAL CONDITIONS:  The Planning Commission may require any of the 
following conditions it deems necessary to secure the purpose of this Chapter.  Where a 
proposed conditional use is permitted in another district, the Planning Commission may 
apply the relevant development standards from the other district.  In addition, conditions 
may be required by the Planning Commission.  Such conditions may include:  (Ord 625, 6-
30-80; amd. Ord 669, 5-17-82). 

A. Regulation of uses, special yard setbacks, coverage and height. 

B. Requiring fences, walls, screens and landscaping plus their maintenance. 

C. Regulation and control of points of vehicular ingress and egress. 

D. Regulation of noise, vibration, odors, and sightliness. 
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E. Requiring surfacing of parking areas. 

F. Requiring rehabilitation plans. 

G. Regulation of hours of operation and duration of use or operation. 

H. Requiring a time period within which the proposed use shall be developed. 

I. Requiring bonds to insure performance of special conditions. 

J. Regulation of tree and vegetation removal to maintain soil stability, preserve natural 
habitat, protect riparian vegetation, buffer conflicting uses, and maintain scenic 
qualities. 

The conditions of approval listed below, and in the accompanying resolution, cover the conditions 
which the Planning Commission will require of the applicant. The recommendation is for A, B, C, D, 
E, H, I, and J above.  

The applicant shall be required to construct a fence spanning from the northwestern corner of Lot 
1, along the 15th Street frontage, ending at the northeastern corner of Lot 5. The proposed design 
of the fence shall meet the requirements of 10-34-5, the details of which shall be included on the 
site plan or another document submitted to the Florence Planning Department prior to approval of 
the final PUD. (Condition 4) This condition is in keeping with 10-4-11, above. See also 10-34-5, 
below.  

TITLE 10: CHAPTER 7: SPECIAL DEVELOPMENT STANDARDS 

10-7-2: IDENTIFICATION OF WETLANDS AND RIPARIAN AREAS AND POTENTIAL 
PROBLEM AREAS: At minimum, the following maps shall be used to identify wetlands and 
riparian areas and potential problem areas: 

A.  "Hazards Map", Florence Comprehensive Plan Appendix 7. 

B.  "Soils Map", Florence Comprehensive Plan Appendix 7. 

C.  "Beaches and Dunes Overlay Zone." See Chapter 19 for overlay zone requirements. 
Where conflicts exist between that chapter and this one, the more restrictive 
requirements shall apply. 

D.  2013 City of Florence Significant Wetlands Map and 2013 City of Florence 
Significant Riparian Reaches Map in Appendix A of the 2013 Florence Area 
Wetlands and Riparian Inventory (2013 Inventory) and in the 2013 City of Florence 
Significant Wetlands and Riparian Corridors Plan (2013 Plan), in Comprehensive 
Plan Appendix 5. 

E.  Other information contained in the plan or adopted by reference into the plan, or 
more detailed inventory data made available after adoption of the plan may also be 
used to identify potential problem areas. (Amended Ord. No. 10, Series 2009) 

Approximately half of the lot (the northern half) is Waldport fine sand, 0 to 12 percent slope. The 
southern half of the lot is Waldport fine sand, 12 to 30 percent slopes; this soil type is, according 
to the National Resources Conservation Service Soils Map, unsuitable or conditionally suitable 
for development, and calls for a site investigation report to be required before development is 
permitted.  
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The applicant is proposing the grade the southern portion of the site at a 2:1, remove existing 
vegetation, plant new vegetation and potentially construct portions of retaining wall.  

Title 10, Chapter 7, Section 6 stipulates that (A) […] No Development permit (such as building 
permit or land use permit) subject to the provisions of this Title may be issued except with 
affirmative findings that: (1) Upon specific examination of the site utilizing a Phase I Site 
Investigation Report (the checklist from the OCZMA Handbook, as modified by the City of 
Florence), it is found that the condition identified on the "Hazards Map" or "Soils Map" or "Beaches 
and Dunes Overlay Zone" or other identified problem area does not exist on the subject property; 
or (2) As demonstrated by the Phase II Site Investigation Report that harmful effects could be 
mitigated or eliminated through, for example, foundation of structural engineering, setbacks or 
dedication of protected natural areas.”  

The applicant completed a Phase 1 Site Investigation Report (Exhibit N). This report did not 
demonstrate that the potentially harmful effects of grading and re-planting the slope would 
necessarily be mitigated or eliminated through structural engineering. As such, the applicant shall 
be required to submit a Phase 2 Site Evaluation Report, a geotechnical report, and a detailed 
bank stabilization plan prior to receiving any relevant building permit (Condition 5).  

CHAPTER 13: MULTI-FAMILY RESIDENTIAL DISTRICT (RM) 

10-13-2:  PERMITTED BUILDINGS AND USES; 

Duplexes 

Multiple-family dwellings, including townhouses, apartments, clusters and condominiums. 

Planned unit developments (Chapter 23 of this Title). 

Home occupations. 

Gardens and greenhouses for the raising and harvesting of fruit, vegetables and flowers for 
noncommercial use. 

Accessory buildings and uses to the extent necessary and normal in a residential 
neighborhood.  Accessory buildings are not permitted in the front yard of single family or 
duplex dwellings.  (Ord. 625, 6-30-80; amd. Ord. 669, 5-17-82) 

10-13-3:  BUILDINGS AND USES PERMITTED CONDITIONALLY:  The Planning Commission, 
subject to the procedures and conditions set forth in Chapters 1 and 4 of this Title, may grant 
a Conditional Use Permit for the following buildings and uses: 

Single-Family dwellings. 

The applicant is proposing to develop 12 single-family, affordable homes; this is a permitted 
conditional use within the Multi-Family Residential district.  

10-13-4:  LOT AND YARD PROVISIONS: 

A. Minimum Lot Dimensions:  To be designated a building site, an existing lot must be 
at least fifty feet wide and at least eighty feet in depth (50' x 80').  For new subdivisions 
and newly platted lots, the minimum width shall be sixty five feet and the depth shall 
be eighty feet (65' x 80'). 

The applicant is requesting a 32 foot minimum lot width and a 47 foot minimum depth, an exception 
to this standard of 65 feet wide by 80 feet deep. 
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B. Minimum Lot Area:  To be designated a building site, an existing lot must be 
comprised of at least six thousand (6,000) square feet. For new subdivisions and 
newly platted lots, the minimum square feet shall be six thousand five hundred 
(6,500). 

The applicant is requesting a minimum lot area of 1,504 square feet, an exception to this standard 
of 6,500 square feet. 

C. Lot Coverage: 

 1.  For single-family and duplex dwellings, the maximum coverage by all 
enclosed buildings shall not exceed thirty five percent (35%) of the lot area.  
The maximum coverage by all structures, driveways, parking spaces and 
surfaced area shall not exceed seventy five percent (75%) of the lot area.   

 2.  For multiple-family dwellings and other uses, the maximum coverage by all 
enclosed buildings shall not exceed fifty percent (50%) of the lot area.  The 
maximum coverage by all storage structures, driveways, parking spaces and 
surfaced area shall not exceed seventy five percent (75%) of the lot area.   

The applicant is proposing building coverages ranging from 37% to 61%, an exception to the 
maximum building coverage standard of 35%. The total surface coverage proposed ranges from 
37% to 61%, meeting the maximum total surface coverage standard of 75%. The entire site 
coverage proposed is 63%. 

D. Yard Regulations: 

 1.  For single-family and duplex dwellings, front, side and rear yard regulations 
shall be the same as those in the Single-Family Residential District (Chapter 
11 of this Title). 

 2.  For multiple-family dwellings and other uses, the front, side and rear setback 
shall be five feet (5').  When a multiple use adjoins a single-family use, the 
multiple use shall be set back from all lot lines one additional foot for each 
foot of height over twenty eight feet (28'), except that the required setback 
shall not exceed twenty feet (20') from any lot line. 

 3.  The required front and side yards shall not be used for clotheslines, 
incinerators, storage of trailers, boats and recreational vehicles or of any 
materials, nor shall said yards be used for the regular or constant parking of 
automobiles or other vehicles. 

FCC 10-10-7 stipulates that the standards of Table 10-10-2 supersede the setback and lot 
coverages listed within all other residential districts.  
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“Front,” “Rear,” and “Side” lot lines are defined in FCC 10-2-13 Definitions. The front lot line is that 
which faces the street, and the rear lot line as that which is opposite and most distance from the 
front line.  

The applicant is seeking exceptions to the front and rear setbacks for lots 10, 11, and 12. These 
are the interior lots, adjacent to the driveway/parking lot. This exception is warranted, given the lots 
in question don’t abut a street.  

The remaining 9 of the 12 lots meet the Single-Family Residential setback requirements listed in 
Table 10-10-2.  

Each of the lots include storage sheds, attached to the main building (with the exception of lots 1, 4 
and 12); these storage sheds meet the setback requirements for accessory buildings listed in Table 
10-10-2. 

There are 2 shared storage sheds and a trash enclosure on the southern border of the lot; each of 
these meet the setback requirements for accessory buildings listed in Table 10-10-2. 

Note: Conditions 19 (and potentially Issue 1) requires the applicant to widen both their proposed 
driveway/parking lot, and 15th Street. Because the applicant exceeds the open space requirement 
in the common area, it is the recommended that they shrink the common space area and not the 
lot dimensions. The applicant shall be required to submit a revised site plan and tentative plat prior 
to a decision regarding the final PUD and plat. (Condition 6) 

10-13-5:  SITE AND DEVELOPMENT PROVISIONS: 
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A. Building and Structural Height Limitations: 

 1.  Residential Buildings:  The maximum building or structural height shall be 
twenty eight feet (28'). 

 2.  Accessory Buildings:  The maximum building or structural height shall be 
fifteen feet (15'). 

 3.  Nonresidential Buildings:  The maximum building or structural height shall 
not exceed twenty eight feet (28'). 

The proposed residential structures do not exceed 28 feet in height. (Exhibits I through L) 

B. Separation Between Buildings:  The minimum separation between multiple-family 
buildings shall be thirty feet (30') unless the buildings are arranged end to end. In 
such a case, there shall be at least a ten foot (10') separation and no doorway or entry 
may open into the space between the buildings. 

While the buildings are not arranged end to end, they are detached and separated by 10 feet.   

C. Fences:  See Chapter 10-34-5 of this Title. 

See findings for Title 10, Chapter 34, Section 5 below.  

D. Vision Clearance:  Refer to Section 10-2-13 and 10-35-2-14 of this Title for definition, 
and requirements. 

No structures or plants are proposed within the vision clearance area. The minimum vision 
clearance at the proposed driveway entrances shall be 10 feet. (Condition 7) 

E. Off-Street Parking: Refer to Chapter 3 of this Title (Off- Street Parking and Loading). 

See findings for Title 10, Chapter 3 below.  

F. Access and Circulation:  Refer to Section 10-35 of this Title for requirements.  
Additionally, vehicle  ingress or egress to a multiple-family dwelling shall not be 
allowed from less than a fifty foot (50') right of way and thirty two foot (32') paved 
street. Multiple-family dwellings shall not have vehicle access to and from a cul-de-
sac. 

See findings for Title 10, Chapter 35 below.  

G. Public Facilities:  Refer to Section 10-36 of this Title for requirements.  The developer 
of a multiple-family dwelling shall have full financial responsibility for the utilities 
needed on the building site.  The developer shall also have partial or full financial 
responsibility, as determined by the City, for extra capacity utilities required to serve 
the building site.  

See findings for Title 10, Chapter 36 below.  

H. Signs:  Signs shall be in accordance with Title 4 Chapter 7 of this Code. (Ord. 4, 2011) 

The signage on subject property shall be deemed adequate prior to the issuance of any relevant 
building permit. It should be noted that Informational 1 in this report discusses the widening of 15th 
Street. There are currently no parking signs proposed along the 15th Street frontage. Should a 
parking lane be installed along 15th Street, the applicant shall remove those signs. (Condition 8). 
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I. Open Space:  Multiple-family developments of four (4) or more units shall provide 
and maintain at least one common open space for the use of all occupants.  The open 
space shall have the following characteristics: 

 1.  Not less than ten feet (10') in width or depth at any point. 

 2.  Located on land with less than a five percent (5%) slope. 

 3.  Cleared sufficiently of trees, brush and obstructions so that recreational use 
is possible. 

 4.  Not used for temporary or regular parking of automobiles or other vehicles. 

5. Includes at least one hundred (100) square feet of area for each dwelling unit.  
(Ord. 625, 6-30-80) 

The proposed development plan exceeds these open space requirements; it includes 6,154 square 
feet of common area (the requirement is 1,200 square feet, in this case). See also findings in this 
report for 10-23-5, Development Standards for a Planned Unit Development; those PUD open 
space requirements are more extensive, and addressed in that section.   

J. Landscaping:  Except for single-family and duplex dwellings, refer to Section 10-34 
of this Title for requirements.   

See findings for Title 10, Chapter 34 below.  

K. Lighting: Refer to Section 10-37 of this Title for requirements.  

See findings for Title 10, Chapter 37 below.  

CHAPTER 23: PLANNED UNIT DEVELOPMENTS 

10-23-1:  PURPOSE:  The Planned Unit Development authorization is intended to: 

A. Encourage the coordinated development of unplatted land. 

B. Encourage innovative land utilization through a flexible application of zoning 
regulations. 

C. Preserve the natural amenities of land and water. 

D. Create opportunities for a wide variety of life styles. 

E. Provide for the efficient use of public utilities, services and facilities. 

F. Result in a comprehensive development equal to or better than that resulting from 
traditional lot-by-lot land use development, in which the design of the overall unit 
permits increased freedom in the placement and uses of buildings and the location 
of open spaces, circulation facilities, off-street parking areas and other facilities. 

10-23-3:  DEVELOPMENT OPTIONS:  A PUD may include any of the following land uses, 
either singly or in combinations when they are compatible with each other and blend 
harmoniously with adjacent uses: 

B. For all other districts: 

  a.   All uses normal to the designated zoning district. 

  b.   Open Space and Parklands (Ord. No. 2, Series 2011) 
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  c.   Commercial uses. 

  d.   Temporary use of vacant lots for RV use. (Ord 12, 1998) 

See findings for Title 10, Chapter 4 (Conditional Uses) above.  

10-23-4:  GENERAL CRITERIA:  Applicant must demonstrate that the development conforms 
to all the following criteria: 

A. The proposed development shall be compatible with the general purpose and intent 
of the Comprehensive Plan. 

B. The location, design and size are such that the development can be well integrated 
with its surroundings or will adequately reduce the impact where there is a departure 
from the character of adjacent land uses. 

C. The location, design, size and land uses are such that traffic generated by the 
development will be accommodated safely and without congestion on existing or 
planned arterial or collector streets and will, in the case of commercial or industrial 
developments, avoid traversing local streets. 

D. The location, design, size and land uses are such that the residents or establishments 
to be accommodated will be adequately served by existing or planned utilities and 
services. 

E. The location, design, size and uses will result in an attractive, healthful, efficient and 
stable environment. 

The applicant’s proposed development plan meets these criteria, A through E. It is also consistent 
with (1) the Florence Housing Needs Analysis and Economic Opportunities Analysis: Volume 1: 
Summary Report, (2) the character of the neighborhood, and (3) pending code for cluster 
developments.  

As noted in the Narrative section of this report: The City of Florence is in the process of revising 
its housing code, and while at present the process available to the applicant is the PUD process 
– a Type 1 process for cluster developments will be available by January 2020. This is pertinent, 
because many of the exceptions granted in this case would not be granted in the evaluation of a 
traditional PUD, and as a result, the development proposed will less resemble a traditional PUD 
than a cluster development.   

10-23-5:  DEVELOPMENT STANDARDS:  To insure that a PUD fulfills the intent of this 
Chapter, the following standards and those of FCC 10-36 shall apply. 

A. Minimum Size:  Two (2) acres of contiguous land is the minimum for a PUD, unless 
the Planning Commission finds that a particular parcel of land less than two (2) acres 
is suitable as a Planned Unit Development by virtue of its unique character, 
topography, landscape features, or by virtue of its qualifying as a special problem 
area. 

While the total site area is fewer than 2 acres (it is 1.72 acres), because this proposal is for the 
second phase of a PUD, and the combined area of the two phases is greater than 2 acres, the 
development is consistent with the spirit of this regulation.  

B. Building Coverage:  In a residential PUD, not more than fifty percent (50%) of the land 
area being developed, exclusive of public or private streets, shall be covered by 
buildings.  When the PUD is not entirely residential, maximum building coverage shall 
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be consistent with the purpose and general criteria of this Chapter as determined by 
the Planning Commission. 

The proposed building/roof coverage is 11,808 square feet, or 16%. 

C. Perimeter Yards:  The Planning Commission may require a yard at least as deep as 
that required by the front yard regulations of the district adjacent to the PUD on any, 
or all, sides of the PUD.  Such a perimeter yard does not qualify as open space unless 
the Planning Commission finds that such a dual purpose use of land is desirable. 

See findings in this report for Title 10, Chapter 13, Section 4:  Lot and Yard Dimensions.  

D. Maximum Building Height: Primary buildings shall not exceed the height limitations 
prescribed in the zoning district(s) in which the PUD is located.  Accessory buildings 
shall not exceed the height limitations for primary buildings.  (Ord 12, 1998) 

See findings in this report for Title 10, Chapter 13, Section 5:  Site and Development Provisions.  

E. Off-Street Parking: The requirements for off-street parking and loading shall be in 
accordance with Chapter 3 of this Title. The Planning Commission may allow one 
parking space for single-family dwellings in a PUD.  Parking spaces or garages may 
be grouped together when the Planning Commission determines that such grouping 
of parking spaces, and the location thereof, will be accessible and useful to the 
residents, guests and patrons of the PUD.  (Ord 12, 1998) 

See findings in this report for Title 10, Chapter 3: Parking. Grouped parking spaces are proposed 
on the site and are accessible. 

F. Underground Utilities: All electrical, telephone, cable television, fire alarm, street light 
and other wiring, conduits and similar utility facilities and accessories shall be placed 
underground by the developer. 

See findings in this report for Title 10, Chapter 36: Public Facilities.  

G. Open Space:  A minimum of 20% of the net development area shall be open space 
and must be platted for that purpose. (Easements are not acceptable). At least 25% 
of the 20% shall include an area designated and intended for recreation use and 
enjoyment. The required recreation area may be provided as: 

• Public dedication for use by public in general, and/or 

• Property owned by the Home Owners Association (or other legal entity) for 
use by residents of the development. 

The recreational area is required to be developed to satisfy one or more recreational 
needs identified in the latest Florence Parks and Recreation Master Plan. If the Master 
Plan or Comprehensive Plan shows a need for public recreation area in the location 
of the PUD (such as a trail connection or neighborhood park), the recreation area 
shall be dedicated to the public. If the recreation area is not meeting a need for public 
recreation, the city may choose not to accept dedication of the recreation area. (Ord. 
No. 2, Series 2011) 

 1. Open space will be suitably improved for its intended use, except that 
common open space (outside the required 25% of recreation use area) 
containing natural features worthy of preservation may be left unimproved. 
The buildings, structures and improvements to be permitted in the common 
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open spaces shall be appropriate to the uses, which are authorized for the 
open space. 

 2. The development schedule which is part of the development plan shall 
coordinate the improvement of the open space and the construction of 
buildings and other structures in the open space with the construction of 
residential dwellings in the Planned Unit Development. 

 3. If buildings, structures or other improvements are to be made in the open 
space, City may require that the development provide a bond or other 
adequate assurance that the buildings, structures and improvements will be 
completed.  In this case, the City Council shall release the bond or other 
assurances when the buildings, structures and other improvements have 
been completed according to the development plan. 

4. The following areas are not acceptable for recreation area required as part of 
a PUD: (Ord. No. 2, Series 2011) 

a. Hillsides over twenty-five (25) percent slope; 

b. Land in the floodway, floodplain, or required riparian or wetland 
buffer, unless trails, benches, picnic tables and similar above are 
incorporated; 

c. Roadside ditches; 

d. Monument entry areas and central landscaped boulevards; 

e. Stormwater retention or detention ponds that are designed to hold 
stormwater runoff from less than one hundred (100) year events; 

f. Parking areas and road rights-of-way that are located within the 
parkland, open space, or common area, except for parking that is 
required specifically for use of the parkland; 

g. Yards, court areas, setbacks, or other open areas required by the 
zoning and building ordinances and regulations shall not be 
included in the computation. 

The applicant meets the open space requirement. The net development area (which excludes the 
southern bank), is 47,639 square feet. Of that, 11,357 square feet is open space (23.8%). Of that 
open space, all can be considered “recreational area”: 6.5% is walkway, 2.4% is paved picnic area, 
5.1% open lawn area, 3.3% playground, 4.6% community garden, and 2% is the landscaping 
surrounding the trash enclosure. This is in addition to the southern bank, which will be landscaped 
as a method of slope retention.  

See also findings for Title 10, Chapter 13 (Multi-Family Residential District) in this report, above.  

10-23-6:  DEDICATION AND MAINTENANCE OF FACILITIES:  The City may require that space 
be set aside, improved, conveyed or dedicated for the following uses: 

A. Easement necessary to accommodate existing or proposed public utilities. 

B. Streets, bikeways and pedestrian paths necessary for the proper development of 
either the PUD or adjacent properties. 
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C. Common open space, recreation facilities, parks and playgrounds necessary and 
appropriate for the owners, residents, patrons and employees of the PUD.  
Maintenance, repair, insurance and related obligations are the responsibility of 
either: 

 1. The developer; or 

  2. An association of owners or tenants, created as a nonprofit corporation under 
the laws of the state, which shall adopt and impose articles of incorporation 
and bylaws and adopt and impose a declaration of covenants and restrictions 
on the common open space that is acceptable to the Planning Commission as 
providing for the continuing care of the space.  Such an association shall be 
formed and continued for the purpose of maintaining the common open 
space. 

See findings for Title 10, Chapter 36, Section 3 for findings and conditions related to easements. 
See findings for Title 10, Chapter 35 for a discussion of circulation (streets, bikeways, pedestrian 
paths).  

The applicant shall be required to submit a copy of the Covenants, Conditions and Restrictions for 
the development prior to the issuance of any relevant building permits. The developer shall be 
responsible for the maintenance of the common space areas. (Condition 9) 

10-23-7:  PROFESSIONAL DESIGN:  The developer is required to employ a design team to 
ensure that the project is well planned, and to coordinate the process of application.  The 
design team shall include an Architect or Engineer, a Landscape Architect, a Planner, a 
Surveyor, and in some cases, a Soils Engineer.  Designation of a professional coordinator 
doesn't prohibit the owner from taking part in the process. 

10-23-8:  GENERAL PROCEDURES:  There shall be a three-stage review process for all 
PUD's.  The first step is the application conference, followed by preliminary development 
review and approval and final review. 

10-23-9:  APPLICATION CONFERENCE:  An outline development plan accompanied by the 
application fee, shall be submitted to the Planning Commission by the owner(s) of the 
properties to be developed.  The developer, or the designated professional coordinator, shall 
meet one or more times together with the Planning Commission's staff and determine 
whether the requirements of this Chapter have been fulfilled.  

Outline Development Plan:  An outline development plan shall include both maps and a 
written statement as described in this section.  The information shall deal with enough of 
the area surrounding the proposed Planned Unit Development to demonstrate the 
relationship of the Planned Unit Development to adjoining uses, both existing and allowable. 

1. The maps which are part of the outline plan may be in general schematic form, 
and shall contain the following information: 

a. The existing topographic character of the land. 

  b. Existing and proposed land uses and the approximate location of 
buildings and other structures. 

  c. The character and approximate density of the proposed buildings. 

  d. The approximate location of major thoroughfares. 
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  e. General traffic flow patterns within the PUD. 

  f. Public uses, including schools, parks, playgrounds and other public 
open spaces. 

  g. Common open spaces and a description of the proposed use of these 
spaces. 

 2. The written statement which is part of the outline development plan shall 
contain the following information: 

  a. An explanation of the character of the Planned Unit Development and 
the manner in which it has been planned to take advantage of the 
Planned Unit Development regulations. 

  b. A statement of the present ownership of all the land included within the 
Planned Unit Development. 

  c. A general indication of the expected schedule of development. 

  d. A preliminary site investigation report. 

The applicant has solicited the proper professionals for the design and coordination of the project.  
The applicant has also had the required conference prior to application.  

10-23-10: PRELIMINARY APPROVAL:  The Planning Commission shall hold a public hearing, 
and any continuance thereof, to discuss the PUD proposal.  The public hearing shall not be 
held until the complete information listed below has been available for review by the 
Planning Commission's staff for at least thirty (30) days.   

Preliminary Development Plan: A preliminary development plan shall be prepared and 
shall include the following information: 

1. A map showing street systems, lot or partition lines and other divisions of 
land for management, use or allocation purposes. 

2. Areas proposed to be conveyed, dedicated or reserved for public streets, 
parks, parkways, playgrounds, school sites, public buildings and similar 
public and semi-public uses. 

3. A plot plan for each building site and common open space area, showing the 
approximate location of buildings, structures, and other improvements and 
indicating the open spaces around buildings and structures, excepting private 
single-family lots in a residential PUD. 

4. Elevation and perspective drawings of proposed structures. 

5. A development schedule indicating: 

   a. The approximate date when construction of the project can be 
expected to begin. 

   b. The stages in which the project will be built and the approximate date 
when construction of each stage can be expected to begin. 

  c. The anticipated rate of development. 
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   d. The approximate dates when each stage in the development will be 
completed. 

  e. The area, location and degree of development of common open space 
that will be provided at each stage. 

The applicant has provided plans, plats, elevations, and narrative which meet criteria 1 through 4 
above. The applicant shall submit a development schedule consisting of a through e, above, prior 
to the approval of the final PUD and subdivision plat. (Condition 10) 

6. Agreements, provisions or covenants which govern the use, maintenance and 
continued protection of the Planned Unit Development and any of its common 
open space areas. 

See findings and conditions related to 10-23-6-C, above.  

7. The following plans and diagrams, insofar as the reviewing body finds that the 
Planned Unit Development creates special problems of traffic, parking and 
landscaping. 

  a. An off-street parking and loading plan. 

   b. A circulation diagram indicating proposed movement of vehicles, 
goods and pedestrians within the Planned Unit Development and to 
and from thoroughfares. Any special engineering features and traffic 
regulation devices needed to facilitate or insure the safety of this 
circulation pattern shall be shown. 

  c. A landscaping and tree plan. 

Conditions 12 and 5, require the applicant to submit an updated landscaping plan and bank 
stabilization plan. This is warranted given the PUD creates special problems for landscaping: the 
applicant is proposing the grade the southern portion of the site at a 2:1, remove existing vegetation, 
plant new vegetation and potentially construct portions of retaining wall on a bank composed of 
Waldport fine sand at a 12 to 30 percent slope. 

See findings and conditions for Title 10, Chapter 34 (Landscaping), below.  

After the public hearing, the Planning Commission shall determine whether the criteria and 
general intent of this section have been fulfilled.  The Planning Commission may require 
such changes and impose such conditions as they determine to be prudent and desirable.  
The Planning Commission may, at its discretion, authorize submission of the final plan in 
stages, corresponding to the different phases or elements of the development, after 
receiving evidence assuring completion of the entire project on schedule. 

The Planning Commission may authorize staged development of the proposal with the final PUD, 
upon review of the timeline conditioned in Condition 10, above.  

10-23-11: APPROVAL OF THE FINAL DEVELOPMENT PLAN: 

1. Within one year following the approval of the preliminary development plan, 
the applicant shall file with the Planning Commission a final development plan 
containing in final form the information required in the preliminary plan. The 
Planning Commission may grant a one-time extension of one (1) year 
maximum duration based on compliance with the following criteria:  
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 a. The request for an extension is made in writing prior to the expiration 
of the original approval. 

 b.  There are special or unusual circumstances that exist which warrant 
an extension. 

 c.  No material changes of surrounding land uses or zoning has occurred. 

 The planning Commission may deny the request for an extension if new land 
use regulations have been adopted that affect the applicant’s proposal. 

By November 26, 2020, the applicant shall file with the Planning Commission a final development 
plan containing in final form the information required in the preliminary plan, or a request for 
extension. (Condition 11) 

CHAPTER 34: LANDSCAPING 

10-34-3: LANDSCAPING 

See also 10-23-10-7, above. The applicant is proposing the grade the southern portion of the site 
at a 2:1, remove existing vegetation, plant new vegetation and potentially construct portions of 
retaining wall on a bank composed of Waldport fine sand at a 12 to 30 percent slope. Given the 
PUD creates special problems for landscaping, per 10-23-10-7, the applicant shall update their 
landscaping plan to include the species, sizes and locations throughout the development, 
including in the proposed rain gardens and parking areas. (Condition 12) 

Note that the applicant is not required to meet the tree and shrub quantity requirements of FCC 
10-34-3-3 and FCC 10-34-4 (discussed below in this section). The updates to the landscaping 
plan (and the bank stabilization plan required by Condition 5), are necessary to determine if the 
landscaping serving for storm drainage and bank retention will serve their required functions.  

10-34-3-2: Landscaping Plan Required. A landscape plan is required. All landscape plans 
shall include the following information:  

A. The location and height of existing and proposed fences and walls, buffering or 
screening materials. 

No fences or walls are proposed.  

B. The location of existing and proposed terraces, retaining walls, decks, patios, 
shelters, and play areas. 

No terraces, retaining walls, decks, or patios are proposed. Sheds are proposed for 9 of the units; 
their locations are shown on the site plan. There is a common area, which includes a playground 
and a community garden – this is also shown on the site plan.  

C. The location, size, and species of the new proposed plant materials (at time of 
planting). 

See Condition X, above.  

D. The location(s) of areas where existing vegetation will be cleared and the location(s) 
of areas where existing vegetation will be preserved, delineated on a recent aerial 
photo or site plan drawn to scale. 

The applicant is proposing to clear all current vegetation on the site, including the trees and shrubs 
on the southern slope.   
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E. Existing and proposed building and pavement outlines. 

The proposed building and pavement/ground cover outlines are shown on the applicant’s existing 
landscaping plan.  

F. Specifications for soil at time of planting, irrigation and anticipated planting 
schedule. 

Specifications for soil at time of planting, irrigation and anticipated planting schedule shall be 
furnished by the applicant prior to any site disturbance, final PUD, final plat, and/or with each 
associated building permit. (Condition 13) 

The applicant expressed their intent to irrigate in their narrative submitted November 13, 2019 
(Exhibit P), and has included a common area water meter on the proposed site plan.  

Because there are common grassy areas, a community garden, and plantings for slope stability 
– all of which will require maintenance by the applicant – an irrigation plan is required prior to final 
PUD approval. (Condition 14) 

G. Other information as deemed appropriate by the City Planning Official. 

10-34-3-3: Landscape Area and Planting Standards. The minimum landscaping area is 15% 
of the lot area, unless specified otherwise in the applicable zoning district1 for the 
proposed use. This required minimum landscaping area may be reduced if preservation 
credits are earned as specified in Section 10-34-2-4. 

A. Landscaping shall include planting and maintenance of the following: 

1. One tree per 30 lineal feet as measured along all lot lines that are adjacent to 
a street. 

2. Six shrubs per 30 lineal feet as measured along all lot lines that are adjacent 
to a street. 

3. Living plant materials shall cover a minimum of 70 percent of the required 
landscape area within 5 years of planting.  

4. Except for preservation of existing significant vegetation, the required plant 
materials on-site shall be located in areas within the first 20 feet of any lot 
line that abuts a street. Exceptions may be granted where impracticable to 
meet this requirement or the intent is better served. Required trees may be 
located within the right-of-way and must comply with Section 10-34-4. Plant 
materials may be installed in any arrangement and do not need to be equally 
spaced nor linear in design. Plantings and maintenance shall comply with 
the vision clearance standards of FCC 10-35-2-13.  

5. Pocket-planting2 with a soil-compost blend around plants and trees shall be 
used to ensure healthy growth. 

6% of the site is landscape area, 2% of the site is stormwater area with plantings, and 37% of the 
site is the undeveloped area.  

 
1 Mainstreet District (FCC 10-27) and Old Town District, Area A and B (FCC 10-17A and 10-17B) require 10% of the gross lot area 
to be landscaped.  
2 Pocket-planting is used in conjunction with sandy soils by removing existing sand approximately twice the width and the same 
depth of the pot, and replacing it with a soil-compost blend. 
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The applicant is seeking an exception to 4, above, which requires plant materials be located in 
areas within the first 20 feet of any lot line that abuts a street. If the bank is included in the 
landscaping calculation, then the applicant may meet the tree and shrub count standard. The 
bank is visible from Nopal and 15th Streets, and will remain visible post development.  

In addition, should the 15% landscaping area be enforced, in this case the design of the 
development would necessitate that landscaping be placed in the interior common space, and 
would not be visible from the street, which is not in keeping with the spirit of this regulation, as it 
would not add to the beautification of Florence. Instead, it would replace a playground or 
community garden, which meet common space requirements of a PUD.  

Note that the site in question has 691.82 lineal feet of street frontage. Therefore, the requirement 
in this case would be 20 trees and 120 shrubs.  

B. Noxious Weeds shall be removed during site development and the planting of 
invasive or noxious weeds is prohibited. 

10-34-3-5: Irrigation. Permanent, underground irrigation is required for all landscaping, 
except existing native vegetation that is preserved in accordance with the specifications 
of Section 10-34-2-2 and new drought tolerant plants which must have temporary irrigation 
for plant establishment. All irrigation systems require an irrigation permit and shall be 
installed with a backflow prevention device per FCC 9-2-3-5. 

See Condition 14, above. No irrigation system has been detailed by the applicant; however, the 
applicant has noted their intent to irrigate, and has included a common area water meter on the 
proposed site plan. Because there are common grassy areas, a community garden, and plantings 
for slope stability – all of which will require maintenance by the applicant – an irrigation plan is 
required prior to final PUD approval. 

10-34-3-6: Parking Lot Landscape Standards. All parking lots shall meet Parking Area 
Improvement Standards set forth in FCC 10-3-8. Parking areas with more than twenty (20) 
spaces shall include interior landscaped “islands” to break up the parking area. Interior 
parking lot landscaping shall count toward the minimum landscaping requirement of 
Section 10-34-3-3. The following standards apply: 

A.  For every parking space, 10 square feet of interior parking lot landscaping shall be 
provided; 

B.  Parking islands shall be evenly distributed to the extent practicable with a minimum 
of one tree selected from the Tree and Plant List for the City of Florence installed 
per island; 

C.  Parking island areas shall provide a minimum of 30 square feet of planting area and 
any planting area dimension shall be a minimum of 5 feet on any side (excluding 
curb dimensions), unless reduced by the Planning Commission where a lesser 
distance will provide adequate space for healthy plant growth; 

D.  Irrigation is required for interior parking lot landscaping to ensure plant survival; 

E.  Living plant material shall cover a minimum of 70% of the required interior parking 
lot landscaping within 5 years of planting; and 

F.  Species selection for trees and shrubs shall consider vision clearance safety 
requirements and trees shall have a high graft (lowest limb a minimum of 5 feet high 
from the ground) to ensure pedestrian access. 
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The requirement in this case is for 250 square feet of interior parking lot landscaping, with parking 
islands a minimum of 30 square feet each, a minimum of 5 feet on each side, evenly distributed 
to the extent practicable, with a minimum of 1 tree each. The applicant meets these criteria, with 
the 2 raingardens at the 15th Street entrance, the landscaping around the trash enclosure near 
the midpoint of the parking lot, and the landscaping along the bank at the Nopal entrance to the 
parking lot. The landscaping plan shall detail the location and species of each of the three required 
trees: 1 at the 15th Street entrance, 1 near the trash enclosure, and 1 along the Nopal entrance. 
(Condition 15) 

10-34-3-7: Buffering and Screening. Buffering and screening are required under the 
conditions listed below. Walls, fences, and hedges shall comply with the vision clearance 
requirements and provide for pedestrian circulation, in accordance with FCC 10-35-2-13. 
(See Section 10-34-5 for standards specific to fences and walls.) 

A. Parking/Maneuvering Area Adjacent to Streets and Drives. Where a parking or 
maneuvering area is adjacent and parallel to a street or driveway, a berm; an 
evergreen hedge; decorative wall (masonry or similar quality material) with 
openings; arcade; trellis; or similar partially opaque structure 3-4 feet in height shall 
be established between street and driveway or parking area. See also FCC 10-3-7-
D for standards specific to parking lots adjacent to the street. The required 
screening shall have breaks or portals to allow visibility (natural surveillance) into 
the site and to allow pedestrian access to any adjoining walkways. Hedges used to 
comply with this standard shall be a minimum of 36 inches in height at maturity, 
and shall be of such species, number, and spacing to provide year-round screening 
within five (5) years after planting. Vegetative ground cover is required on all 
surfaces between the wall/hedge and the street/driveway line.  

The proposed parking lot is not adjacent and parallel to a street or driveway.  

B. Parking/Maneuvering Area Adjacent to Building. Where a parking or maneuvering 
area or driveway is adjacent to a building, the area shall be separated from the 
building by a curb and a raised walkway, plaza, or landscaped buffer not less than 
five (5) feet in width. Raised curbs, bollards, wheel stops, or other design features 
shall be used to protect pedestrians, landscaping, and buildings from being 
damaged by vehicles. 

The proposed driveway/parking lot is adjacent to homes 9 through 12, and is separated by a curb 
and 5 foot walkway.  

10-34-3-8: Maintenance. If the plantings fail to survive, the property owner shall replace 
them with an equivalent specimen (i.e., native Rhododendron replaces native 
Rhododendron, evergreen shrub replaces evergreen shrub, deciduous tree replaces 
deciduous tree, etc.) within six (6) months of their dying or removal, whichever comes first. 
All man-made features required by this Code shall be maintained in good condition, or 
otherwise replaced by the owner within six (6) months of any such feature being removed 
or irreversibly damaged (whichever comes first). 

10-34-5: FENCES AND WALLS: Construction of fences and walls shall conform to all of the 
following requirements: 

A. General Requirements. All fences and walls shall comply with the height limitations 
of the respective zoning district and the standards of this Section. The City may 
require installation of walls and/or fences as a condition of development approval, 
in accordance with land division approval, approval of a conditional use permit, or 
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design review approval. When required through one of these types of approvals, no 
further land use review is required. (See also, Section 10-34-3-6 for landscape 
buffering and screening requirements.) 

B. Dimensions. 

1. Residential Zones: Except as provided below, the height of fences and walls 
between the building and the front lot line shall not exceed four (4)feet as 
measured from the grade and no greater than 6 feet in height in rear and side 
yards unless the front door is located on the longer side of the lot, in which 
case the fence shall not exceed four (4) feet in height or taller fences or walls 
are allowed through a Type II or III Design Review approval. (See Figure 10-
34(2)) 

Condition 4 requires the applicant to construct a fence spanning from the northwestern corner of 
Lot 1, along the 15th Street frontage, ending at the northeastern corner of the Lot 5. This fence 
will provide privacy for Lots 1 through 5, and will also provide screening along the Collector street 
(15th). Condition 4 includes a requirement that the proposed design of the fence (dimensions, 
materials, location) will be included on the site plan prior to final PUD approval, and will meet the 
requirements of this section (10-34-5).  

CHAPTER 35: ACCESS AND CIRCULATION 

10-35-2-3: Access Approval Required:  Access will generally be reviewed in conjunction 
with a land division or building permit.  If a property owner wishes to access a public street 
(e.g., a new curb cut or driveway approach), or make improvements within the public right-
of-way (e.g., install or replace sidewalk), the property owner must obtain a "Construction 
Permit in Right-of-Way".  In either case, approval of an access shall follow the procedures 
and requirements of the applicable road authority. 

The applicant shall be required to obtain a “Construction Permit in Right-of-Way prior to their 
construction of their access to and improvements of 15th Street. (Condition 16) 

10-35-2-4: State and County Access Permits:  ODOT has responsibility and authority in 
managing access to State Highways and Lane County has responsibility and authority in 
managing access to County roads within the City.  Projects with direct access onto a State 
Highway or County Road shall be required to obtain a State or County access permit.  A 
State or County complete access permit application must be submitted as part of all land 
use permits. Conditions placed by the State or County upon these access permits shall be 
considered conditions of approval for all applicable land use and development approvals. 
When a transportation improvement is proposed along Highway 101 between the Siuslaw 
River Bridge and Highway 126, improvements shall be constructed in accordance with the 
standards specified in the “Highway 101 Access Management Plan.” County roads are 
governed by the Lane County Transportation System Plan and Lane Code Chapter 15. 

No direct access onto a State Highway or County Road is proposed.  

10-35-2-6: Conditions of Approval:  The roadway authority may require the closing or 
consolidation of existing curb cuts or other vehicle access points, recording of reciprocal 
access easements (i.e., for shared driveways), development of a frontage street, 
installation of traffic control devices, and/or other mitigation as a condition of granting a 
land use or development approval or access permit, to ensure the safe and efficient 
operation of the street and highway system.  
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See findings for 10-35-2-8, below. In addition, the applicant is proposing to close the existing curb 
cuts along 15th Street, to construct a 5’5’’ sidewalk (including the curb dimension).  

10-35-2-7: Intersection Separation; Backing onto Public Streets: New and modified 
accesses shall conform to the following standards: 

A.  Except as provided under subsection B, below, the distance from a street 
intersection to a driveway shall meet the following minimum spacing requirements 
for the street's classification, as measured from side of driveway to street or alley 
pavement (see Figure 10-35(1)). A greater separation maybe required for accesses 
onto an arterial or collector for compliance with ODOT or County requirements.  

Separation Distance from Driveway to Pavement: 

Alley 15 feet 

Local Street 25 feet 

Collector Street 30 feet 

Arterial Street 50 feet  

B.  Where the City finds that reducing the separation distance is warranted, such as: a. 
no other alternatives exist (e.g., alley or shared access is not feasible, building lot 
is too narrow, existing building prohibits access at correct distance, etc.), orb. 
planned improvements or traffic circulation patterns show a different location to be 
efficient and safe, the City may allow construction of an access connection at a 
point less than the dimensions listed above. In such case, the access should be as 
far away from the intersection as possible, and the total number of access points 
to the site shall be limited to the minimum necessary to provide reasonable access. 
The City may also require shared/joint access and/or impose turning restrictions 
(i.e., right in/out, right in only, or right out only). 

C.  Access to and from off-street parking areas shall be designed to prevent backing 
onto a public street, except that single-family and duplex dwellings are exempt. 

The proposed driveway location meets this intersection separation standard. The driveway 
connection to 15th Street is approximately 240 feet from Nopal; it faces Maple Street, which is 
permitted. The driveway connection to Nopal has already been constructed (and complies with 
this standard). No backing movements on to public street are proposed.  

10-35-2-8: Access Standards:  New development shall gain access primarily from local 
streets.  Access onto arterials and collectors shall be evaluated based on access options, 
street classifications and the effects of new access on the function, operation and safety 
of surrounding streets and intersections and possible lower level street alternatives.  
Where such access to higher level street classification is necessary, shared driveways 
may be required in conformance with FCC 10-35.  If vehicle access off a lower-level street 
is possible, then the City may prohibit access to the higher-level street. 

The applicant is requesting to construct a driveway off 15th Street, which is classified as a collector 
(this is in addition to the driveway which has already been constructed off Nopal Street, a local 
street).  

10-35-2-9: Site Circulation: New developments shall be required to provide a circulation 
system that accommodates expected traffic on the site. Pedestrian and bicycle 
connections on the site, including connections through large sites, and connections 
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between sites (as applicable) and adjacent sidewalks, trails or paths, must conform to the 
provisions in Section 10-35-3. 

The proposed design provides adequate circulation for vehicles, bicycles and pedestrians. See 
also the findings for 10-35-2-12, below, regarding driveway dimensions.  

10-35-2-10: Joint and Cross Access – Requirement:  When necessary for traffic safety and 
access management purposes, the City may require joint access and/or shared driveways 
in the following situations: 

A. For shared parking areas; 

B. For adjacent developments, where access onto an arterial street is limited and 
access spacing standards can not otherwise be met; 

C. For multi-tenant developments, and developments on multiple lots or parcels. Such 
joint accesses and shared driveways shall incorporate all of the following: 

1. A continuous service drive or cross-access corridor that provides for 
driveway separation consistent with the applicable transportation 
authority’s access management classification system and standards; 

2. Driveway stubs to property lines (for future extension) and other design 
features to demonstrate that the abutting properties may be required with 
future development to connect to the cross-access driveway; 

3. Fire Code Official-approved turnaround for service drives or driveways over 
150 feet long. 

10-35-2-11: Joint and Cross Access – Easement and Use and Maintenance Agreement: 
Pursuant to this Section, the following documents shall be recorded with the deed for each 
parcel: 

A. An easement allowing cross-access to and from other properties served by the 
joint-use driveways and cross-access or service drive; 

B. An agreement that remaining access rights along the roadway for the subject 
property shall be dedicated to the City and pre-existing driveways will be closed 
and eliminated after construction of the joint-use driveway; 

C. A joint maintenance agreement defining maintenance responsibilities of property 
owners. 

The applicant stated in their written statement (Exhibit P), that an easement for joint use of the 
driveway and parking lot would be included on the subdivision plat. It is not included on the 
Tentative Subdivision Plat. The applicant shall include an easement for joint use of the proposed 
driveway and parking lot on the Tentative Subdivision Plat. (Condition 17) 

10-35-2-12: Driveway Design:  All openings onto a public right-of-way and driveways shall 
conform to the following: 

A. Driveway Approaches.  Driveway approaches, including private alleys, shall be 
approved by the Public Work Director and designed and located with preference 
given to the lowest functional classification street. Consideration shall also be 
given to the characteristics of the property, including location, size and orientation 
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of structures on site, number of driveways needed to accommodate anticipated 
traffic, location and spacing of adjacent or opposite driveways. 

The proposed site design includes a driveway on to 15th Street; in this case Nopal Street would 
be the approach with the lowest functional classification. The 15th Street access is necessary to 
achieve circulation on the site. Neither access includes backing movements. Driveway 
approaches shall receive a Right of Way Excavation Work Permit prior to construction. 
(Condition 18) 

B. Driveways.  Driveways shall meet the following standards, subject to review and 
approval by the Public Works Director: 

1. Driveways for single-family residences shall have a width of not less than 
ten (10) feet and not more than twenty-four (24) feet.  Driveways leading to 
covered parking should be not less than 20 feet in depth from the property 
line to the structure. 

2. Driveways shall have a minimum width of ten (10) feet, except where a 
driveway serves as a fire apparatus lane, in which case city-approved 
driveway surface of 12 feet minimum width shall be provided within an 
unrestricted, twenty (20) foot aisle, or as approved by the Fire Code Official. 

3. Where a driveway is to provide two-way traffic, the minimum width shall be 
18 feet.  

4. One-way driveways shall have appropriate signage designating the driveway 
as a one-way connection. Fire apparatus lanes shall be so marked (parking 
prohibited). 

5. The maximum allowable driveway grade is fifteen (15) percent, except that 
driveway grades exceeding fifteen (15) percent may be allowed, subject to 
review and approval by the Public Works Director and Fire Code Official, 
provided that the applicant has provided an engineered plan for the 
driveway. The plan shall be stamped by a registered geotechnical engineer 
or civil engineer, and approved by the Public Works Director. 

The two-way “driveway” proposed is 23-feet wide on the eastern/Nopal Street side, and 20-feet 
wide on the western/15th Street side. While this meets the criteria for a two-way driveway, the 
western/15th Street side of the development serves as a parking lot. As a result, the 18 feet 
standard is not sufficient for its function. Table 10-3-3 (above) lists the required aisle width for a 
lot with 90-degree parking angles as 23 feet. The applicant shall widen the proposed driveway to 
23 feet in areas adjoining parking stalls. (Condition 19) 

C. Driveway Apron Construction. Driveway aprons (when required) shall be 
constructed of concrete and shall be installed between the street right-of-way and 
the private drive, as shown in Figure 10-35(2).  Driveway aprons shall conform to 
ADA requirements for sidewalks and walkways, which generally require a 
continuous unobstructed route of travel that is not less than three (3) feet in width, 
with a cross slope not exceeding two (2) percent, and providing for landing areas 
and ramps at intersections. Driveways are subject to review by the Public Works 
Director. 
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The proposed driveway apron is of the style identified in Figure 10-35(2), and meets the ADA 
requirements. See Condition 18, above: Driveway approaches shall receive a Right of Way 
Excavation Work Permit prior to construction. 

D. Fire access lanes with turnarounds shall be provided in conformance with the Fire 
code. Except as waived in writing by the Fire Code Official, a fire equipment access 
drive shall be provided for any portion of an exterior wall of the first story of a 
building that is located more than 150 feet from an existing public street or 
approved fire equipment access drive. The drive shall contain unobstructed aisle 
width of 20 feet and turn-around area for emergency vehicles.  The fire lanes shall 
be marked as “No Stopping/No Parking.” See figure 10-35(3) for examples of fire 
lane turn-rounds. For requirements related to cul-de-sacs or dead-end streets, refer 
to FCC 10-36.  

A fire turnaround is not required in this case, given the driveway does not dead end. In addition, 
a fire turnaround exists on Nopal Street (which does dead end).  

10-35-2-13: Vertical Clearances:  Driveways, private streets, aisles, turn-around areas 
and ramps shall have a minimum vertical clearance of 13' 6” for their entire length and 
width. 

No structures that would impact vertical clearance are proposed.  

10-35-2-14: Vision Clearance:  No visual obstruction (e.g., sign, structure, solid fence, or 
shrub vegetation) shall block the area between two and one-half feet (2 ½’) and eight (8) 
feet in height in “vision clearance areas” on streets, driveways, alleys, mid-block lanes, or 
multi-use paths where no traffic control stop sign or signal is provided, as shown in Figure 
10-35(4). The following requirements shall apply in all zoning districts: 

A. At the intersection of two (2) streets, minimum vision clearance shall be twenty feet 
(20'). 

B. At the intersection of an alley or driveway and a street, the minimum vision clearance 
shall be ten feet (10'). 

C. At the intersection of internal driveways, the minimum vision clearance shall be ten 
feet (10’). 

The sides of the minimum vision clearance triangle are the curb line or, where no curb 
exists, the edge of pavement. Vision clearance requirements may be modified by the Public 
Works Director upon finding that more or less sight distance is required (i.e., due to traffic 
speeds, roadway alignment, etc.). This standard does not apply to light standards, utility 
poles, trees trunks and similar objects. Refer to Section 10-2-13 of this Title for definition. 

No visual obstructions that would impact vision clearance are present on the proposed site plan.  

10-35-3: PEDESTRIAN ACCESS AND CIRCULATION: All new development shall be 
required to install sidewalks along the street frontage, unless the City has a planned street 
improvement, which would require a non-remonstrance agreement. 

10-35-3-1:  Sidewalk Requirements: 

A. Requirements:  Sidewalks shall be newly constructed or brought up to current 
standards concurrently with development under any of the following conditions: 

1. Upon any new development of property. 
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2. Upon any redevelopment of property that expands the building square 
footage by 25% or more. 

3. Upon any change of use that requires more than five additional parking 
spaces. 

The applicant is proposing to construct 5’5’’ sidewalks (including the curb dimension) along the 
full perimeter of the development on both 15th and Nopal Streets. The applicant shall obtain a 
Right of Way Excavation Work Permit prior to sidewalk construction. (Condition 20) 

10-35-3-2:  Site Layout and Design:  To ensure safe, direct, and convenient pedestrian 
circulation, all developments shall provide a continuous pedestrian system. The 
pedestrian system shall be based on the standards in subsections A - C, below: 

A.  Continuous Walkway System. The pedestrian walkway system shall extend 
throughout the development site and connect to all future phases of development, 
and to existing or planned off- site adjacent trails, public parks, and open space 
areas to the greatest extent practicable. The developer may also be required to 
connect or stub walkway(s) to adjacent streets and to private property with a 
previously reserved public access easement for this purpose in accordance with 
the provisions of Section 10-35-2, Vehicular Access and Circulation, and Section 
10-36-2 Street Standards.  

B. Safe, Direct, and Convenient.  Walkways within developments shall provide safe, 
reasonably direct, and convenient connections between primary building entrances 
and all adjacent streets, based on the following criteria: 

1. Reasonably direct.  A route that does not deviate unnecessarily from a 
straight line or a route that does not involve a significant amount of out-of-
direction travel for likely users. 

2. Safe and convenient.  Routes that are reasonably free from hazards and 
provide a reasonably direct route of travel between destinations. 

3. "Primary entrance" for commercial, industrial, mixed use, public, and 
institutional buildings is the main public entrance to the building.  In the case 
where no public entrance exists, street connections shall be provided to the 
main employee entrance. 

4. "Primary entrance" for residential buildings is the front door (i.e., facing the 
street).  For multi-family buildings in which units do not have their own 
exterior entrance, the “primary entrance” may be a lobby, courtyard, or 
breezeway that serves as a common entrance for more than one dwelling. 

C. Connections Within Development. Connections within developments shall be 
provided as required in subsections 1 - 3, below: 

1. Walkways shall be unobstructed and connect all building entrances to one 
another to the extent practicable, as generally shown in Figure 10-35(5); 

2. Walkways shall connect all on-site parking areas, storage areas, recreational 
facilities and common areas, and shall connect off-site adjacent uses to the 
site to the extent practicable. Topographic or existing development 
constraints may be cause for not making certain walkway connections; and 

3. For large parking areas with 80 or more parking spaces and depending on 
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the layout of the parking lot, the City may require raised walkways a 
minimum of 5 feet wide to provide pedestrian safety. 

The proposed pedestrian circulation and connections within the proposed development are 
safe, direct, convenient, and provide required connections. The pedestrian circulation standard 
is met.  

CHAPTER 36: PUBLIC FACILITIES 

10-36-2-4: Creation of Access Easements:  The City may approve or require an access 
easement when the easement is necessary to provide for access and circulation in 
conformance with Chapter 35, Access and Circulation. Access easements shall be 
created and maintained in accordance with the Oregon Fire Code and the City of 
Florence Standards and Specifications. 

See findings in this report for 11-3-2 Tentative Plan Requirements, for a discussion of additional 
easement requirements (utilities and emergency access). See also Issue 1, and the findings in 
this report for 10-36-2-5 (below) for potential right-of-way improvements and accompanying 
easements.  

10-36-2-5: Rights-of-Way and Street Sections: Street rights-of-way and improvements 
shall be consistent with the Transportation System Plan and standards specified in Title 
8 Chapter 2. 

A.   Street right-of-way and pavement widths shall be based on the following cross 
section standards. See individual zoning chapters for additional requirements 
regarding sidewalk width (for sidewalks wider than the standard 5 feet).  
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B.   Modifications to the street standards identified in section A, above, may be made 
pursuant to Title11 Chapter 7. Considerations based on the existing conditions 
along with the following factors would be reviewed as part of determining a 
hardship or meeting the purpose of Title 11: 

1.   Street classification in the Transportation System Plan 

2.   Anticipated traffic generation 

3.   On-street parking needs 

4.   Pedestrian and bicycle requirements based on anticipated level of use 

5.   Requirements for placement of utilities 

6.   Street lighting 

7.   Minimize drainage, slope, and sensitive lands impacts 

8.   Street tree location, when provided 

9.    Protection of significant vegetation, as provided for in Chapter 34 

10.  Safety and comfort for motorists, bicyclists, and pedestrians 
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11.  Street furnishings (e.g., benches, lighting, bus shelters, etc.), when 
provided 

12.  Access needs for emergency vehicles 

13.  Transition between different street widths (i.e., existing streets and new 
streets) 

14.  Driveway Off-sets  

15.  Curve Radii 

16.  Queuing Factors 

C.   Partial street improvements may be accepted only in the case of a collector or 
arterial street and only when requiring a full-width street improvement can not be 
justified based on the proportionate impact of the development on the 
transportation system. Where a less than full street is allowed, the minimum total 
paved width shall provide for two travel lanes, and for bicycle lanes if warranted. 

The paved roadway section of 15th Street is 33 feet and 10 inches at the subject property. The 
nexus for a half street improvement, widening 15th Street to either 36 feet (Collector, No Parking) 
or 38 feet (either Collector, On Street Parking or Collector, On-Street Parking), is present. In 
addition, Phase A of the PUD (Keener Place) was required to install a parking strip pull-out along 
their section of the 15th Street frontage; as such, there is an issue of proportionality present. (Issue 
1) 

Public Works notes that any street widening will require the installation of a new concrete 
curb/gutter, unless the applicant is able to salvage the existing concrete cutter by cutting the curb 
face away from the curb/gutter and pouring additional concrete to create a concrete valley gutter. 
(See Exhibit S for Public Work’s referral.)  

It should be noted here: the Boys and Girls Club of West Lane County is located across 15th Street 
from the proposed development. The Executive Director of the Club submitted comment 
expressing concern over the safety of children walking to and from the Club along 15th, and 
crossing 15th Street (Exhibit R). He requested sidewalks be installed on the proposed 
development’s side of 15th Street, additional streetlights, and a pedestrian crossing. The applicant 
is proposing to construct 5’5’’ sidewalks along the full perimeter of the development on both 15th 
and Nopal Streets, which partially satisfies this request. However, Public Works has determined 
that neither additional streetlights nor a pedestrian activated crossing is warranted, because each 
of the relevant intersections are currently lighted, and the speed limit is 25 miles per hour. 

10-36-2-7: Alleys, Public or Private: Alleys shall provide a 20-foot right-of-way and 16 feet 
of pavement. Unless otherwise approved by the Planning Commission, where 
topographical conditions will not reasonably permit, grades shall not exceed twelve 
percent (12%) on alleys. Alley intersections and sharp changes in alignment shall be 
avoided. The corners of necessary alley intersections shall have a radius of not less than 
twelve (12) feet or wider if required by the Fire District. 

This width criterion is not being applied to the applicant’s proposed development. Instead, the 
criterion for width of a parking lot and driveway is being used in this case. This is discussed in 
detail in the findings for Title 10, Chapter 35 (Access and Circulation) of this report (below). The 
grade of the proposed driveway/parking lot does not exceed 12% slope.  
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10-36-2-8: Private Streets:   Private streets shall conform to City standards of 
construction and shall include sidewalks or pathways as approved by the City. Private 
streets shall not be used to avoid public access connectivity required by this Chapter or 
the Transportation System Plan. Legal assurance for construction and maintenance shall 
be required of the developers and owners. Private streets shall connect with public 
streets to complete the City’s transportation system grid where practical. 

No private streets are proposed. Access easements are shown on the Tentative Subdivision 
Plat (Exhibit E), and are sufficient.  

10-36-2-9: Street Location and Connectivity: Planned streets shall connect with 
surrounding streets to permit the convenient movement of traffic and to facilitate 
emergency access and evacuation. Proposed streets or street extensions shall be 
located to provide access to existing or planned commercial services and other 
neighborhood facilities, such as schools, shopping areas and parks. 

A. Where the location of a street is not shown in an existing street plan, the location 
of streets in a development shall provide for the continuation and connection of 
existing streets in the surrounding areas, conforming to the street standards of 
this Section, or 

B. Wherever a proposed development abuts unplatted land or a future development 
phase of the same development, street stubs shall be provided to and to logically 
extend the street system into the surrounding area. All street stubs over 150 feet 
in length shall be provided with a temporary turn-around unless specifically 
exempted by the Fire Marshal, and the restoration and extension of the street shall 
be the responsibility of any future developer of the abutting land. 

1. These extended streets or street stubs to adjoining properties are not 
considered to be cul-de-sacs since they are intended to continue as 
through streets when the adjoining property is developed. 

2. Developer shall install a Type III barricade at the end of the street. The 
barricade shall not be removed until authorized by the City or other 
applicable agency with jurisdiction over the street. 

3. Temporary street ends shall provide turnarounds (e.g., hammerhead or 
bulb-shaped configuration) constructed to Oregon Fire Code standards for 
streets over 150 feet in length. 

The proposed driveway/parking lot meets these standards of street location and connectivity. 
However, no emergency access easement on the driveway/parking lot is shown on the tentative 
plat. Applicant shall add an emergency access easement along the driveway to the plat, prior to 
the approval of the tentative plat. (Condition 21) 

The proposed development abuts undeveloped land, at the south end of Nopal Street. The 
developer has installed a Type III barricade at the south end of Nopal Street, with a bulb shaped 
turnaround.  

C. Mid-Block Connection/Multi-use Path Standards. Where a street connection in 
conformance with the maximum block length standards in Section 10-36-2-10 is 
impracticable, a multi-use path shall be provided at or near the middle of a block 
in lieu of the street connection, as generally shown in Figure 10-36(2). The City 
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may also require developers to provide a multi-use path off a cul-de-sac. Such 
pathways shall conform to all of the following standards: 

1. Multi-use paths shall be no less than ten (10) feet wide and located within a 
twenty (20)-foot right-of-way or easement allowing public access and, as 
applicable, emergency vehicle access. 

2. If the streets within the subdivision or neighborhood are lighted, all 
pathways in the subdivision shall be lighted. Pathway illumination shall 
provide at least two (2)-foot candles and shall meet all other requirements 
in Title 10-37. 

3. All pathways shall conform to applicable ADA requirements unless 
precluded by topographic conditions. 

4. The City may require landscaping, walls or terraces as part of the required 
pathway improvement to buffer pedestrians from adjacent vehicles, or to 
screen pathways from view of adjacent residences. 

The street connections are in conformance with the maximum block length standards in Section 
10-36-2-10. Block lengths between access points are greater than 100 feet and less than 600 
feet in length.    

10-36-2-10: Block Length and Block Perimeter: In order to promote efficient vehicular and 
pedestrian circulation throughout the city, subdivisions and site developments shall be 
served by a connecting network of public streets and/or accessways, in accordance with 
the following standards (minimum and maximum distances between two streets or a 
street and its nearest accessway): 

A. Residential Districts: Minimum of 100-foot block length and maximum 600-foot 
length; maximum 1,400-foot block perimeter 

B. Old Town and Main Street Districts: Block lengths shall be consistent with the 
existing town plat, as of June 2009. 

C. General Commercial, North Commercial and Highway Commercial Districts: 
Minimum of 100-foot block length and maximum 600-foot length; maximum 1,400-
foot block perimeter 

D. Not applicable to the Industrial Districts 

The proposed block lengths are within the allowable dimensions for residential districts: block 
lengths between access points are greater than 100 feet and less than 600 feet in length.     

10-36-2-21: Street Signs: The cost of signs required for new development, including stop 
signs and any other roadway signs, shall be the responsibility of the developer and shall 
be installed as part of the street system developed and approved through the land use 
process. Signs shall be installed by developers per City of Florence Standards and 
Specifications. 

As noted above, a signage plan shall be submitted and approved prior to right-of-way 
improvements. Informational 1 of this report (below) discusses the potential widening of 15th 
Street. There applicant is proposing no parking signs along the 15th Street frontage. Should a 
parking lane be installed along 15th Street, the applicant shall update the site plan and signage 
plan accordingly. (Condition 22) 
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10-36-2-22: Mail Boxes:  Plans for mail boxes shall be approved by the United States 
Postal Service. 

The applicant shall submit a plan for mail boxes, approved by the United States Postal Service, 
prior to the issuance of any building permits for residential structures. (Condition 23) 

10-36-2-23: Street Light Standards: Street lights shall be provided in all developments 
within the City and shall be provided in accordance with Resolution 16, Series 1999. The 
Planning Commission during site design review may add street lights at other locations 
and authorize specific exceptions to the above priorities when necessary in order to 
enhance the public safety and welfare; actual locations may be varied slightly depending 
on placement of Central Lincoln PUD poles. Streetlights shall be installed in accordance 
with City of Florence Standards and Specifications. Where a private street intersects a 
public street, a street light shall be installed. 

See findings and conditions for Title 10, Chapter 37 (Lighting) in this report, below. See also 
findings for 10-35-2-8, which includes a discussion of a comment from the Executive Director of 
the Boys and Girls Club, and Public Works’ response. Street lights are currently located at the 
southern end of Nopal St. at the proposed driveway entrance for this development, 15th/Hwy 
101 (north side of 15th); 15th/Pine (north side of 15th); 15th/Oak (north side of 15th); 15th/Nopal 
(south side of the street on Nopal) – Boys & Girls Club location;  Airport/Maple (north side of 
Airport); Airport/Mulberry Lane (north side of Airport); Airport/Laurel (north side of Airport); and 
Airport/Kingwood (north side of Airport). Due to street light at the corner of 15th and Nopal being 
setback south off the intersection an additional street light could be warranted near north of the 
15th/Nopal intersection.  Public Works is researching with Central Lincoln PUD to see if the 
opportunity is available.  The adjoining streets are lighted at all of the intersections listed in 
Resolution 16, Series 1999.  The criterion is met. 

10-36-3: SANITARY SEWERS, WATER, STORMWATER, AND FIRE PROTECTION: 

A. Sewers, Water, and Stormwater Mains Required:  Sanitary sewers, water mains, 
and stormwater drainage shall be installed to serve each new development and to 
connect developments to existing mains in accordance with the City’s Wastewater 
Master Plan, Water System Master Plan, and Stormwater Master Plan, Florence 
Code Title 9 Chapters 2, 3 and 5, and the applicable construction specifications. 
When streets are required to be stubbed to the edge of the subdivision; 
stormwater, sewer and water system improvements shall also be stubbed to the 
edge of the subdivision for future development. 

B. Sewer, Water, and Stormwater Plan Approval:  Development permits for 
stormwater drainage, sewer and water improvements shall not be issued until the 
Public Works Director or their designee has approved all stormwater, sanitary 
sewer and water plans in conformance with City standards, and Florence Code 
Title 9 Chapters 2, 3 and 5. 

C. Existing Watercourse:  Where a proposed development is traversed by a 
watercourse, drainage way, channel, or stream, there shall be provided a storm 
water easement or drainage right-of-way conforming substantially to the lines of 
such watercourse and such further width as will be adequate for conveyance and 
maintenance to protect the public health and safety and consistency with the 
Stormwater Manual.  

D. Over-Sizing:  The City may require as a condition of development approval that 
sewer, water, and/or storm drainage systems serving new development be sized 
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to accommodate future development within the area as projected by the 
applicable Water, Sewer, and/or Storm Drainage Master Plan, and Florence Code 
Title 9 Chapter 1. The developer may be entitled to credit or reimbursement for 
over-sizing City master planned improvements. 

E. Fire Protection:  All new development shall conform to the applicable provisions 
of the Oregon Fire Code. Developers shall provide verification of existing and 
proposed water service mains and hydrant flow supporting the development site. 
Fire flow analyses and plans for hydrants and water service mains shall be 
subject to review and approval by the Building Official or Fire Marshal. 

F. Inadequate Facilities:  Development permits may be restricted by the City where a 
deficiency exists in the existing water, sewer or stormwater system that cannot be 
rectified by the development and that if not rectified will result in a threat to public 
health or safety, surcharging of existing mains, or violations of state or federal 
standards pertaining to operation of domestic water and sewerage treatment 
systems.  

The applicant has submitted utility plans for review by the Public Works Department. Existing 
utilities are inadequate for the proposed development, and new facilities must be installed. 
Comments have been provided by the City of Florence Public Works, and are as follows:  

The sanitary sewer manhole located within the 15 foot public sewer easement needs to be 
accessible in order for the City to maintain and service the system. The City will need to be able 
to drive to and set up its combination sewer cleaner over the manhole as well as ability to set up 
the TVI equipment. The applicant shall relocate the manhole approximately 30 additional feet to 
the west. (Condition 24) 

The applicant shall increase the width of the proposed public sewer easement from 15 to 20 
feet, and center the public sanitary sewer line in the easement. (Condition 25) 

There appears to be an irrigation water meter located in a concrete pad location north west of 
Lot 12 (just outside of the parking area). (Condition 26) 

The applicant shall relocate the irrigation water meter to the east of the bicycle parking area. 
(Condition 27) 

The water meter shall be located in a landscaped area, not in hardscape areas. (Condition 28) 

On Nopal Street towards the existing fire turn around (the future street stub that the proposed 
development will be utilizing) there is an existing water service. The applicant shall verify the 
location of the water service, and utilize it for one of the proposed homes if possible. (Condition 
29) 

On 15th Street, there are two existing water services. If they cannot be utilized for the project, 
the applicant shall properly abandon them. (Condition 30) 

The proposed connection to the existing water main on 15th Street, to loop the water system, 
shall be a cut-in connection complete with three water valves in a ‘T’ configuration. The existing 
water main in 15th Street is a 6-inch water main, so the connection will need to allow for an 8-
inch water main connection and the new 8-inch extending to the south of the proposed fire 
hydrant, then reduce to 6-inch to continue the water system to the south with connection to the 
existing water main that is stubbed from Nopal Street. (Condition 31) 
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Locate and cap the two existing sanitary sewer laterals that serviced the former Senior Center 
and the undeveloped area to the east. (Condition 32) 

10-36-4: EROSION CONTROL: In addition to standard City requirements for stormwater, 
erosion control and sand management, projects that disturb one (1) or more acres of 
land over a period of time, a National Pollution Discharge Elimination System (NPDES) 
Permit must be obtained from the Department of Environmental Quality prior to the 
issuance of a development permit or land use permit based on appropriate criteria.  

The applicant shall obtain a National Pollution Discharge Elimination System (NPDES) Permit 
prior to the issuance of a development permit or land use permit based on appropriate criteria. 

A grading plan and erosion control plan shall be submitted prior to site disturbance or 
construction in the right-of-way. It shall meet the standards of the Portland Erosion and 
Sediment Control Manual. (Condition 33) 

10-36-5: UTILITIES: 

A. Underground Utilities: 

1. Generally.  All new utility lines including, but not limited to, those required 
for electric, communication, lighting, and cable television services and 
related facilities shall be placed underground, except for temporary utility 
service facilities during construction, and high capacity electric lines 
operating at 50,000 volts or above.   

2. Subdivisions.  In order to facilitate underground placement of utilities: 

a. The developer shall make all necessary arrangements with the serving 
utility to provide the underground services.  Care shall be taken to 
ensure that all above ground equipment does not obstruct vision 
clearance areas for vehicular traffic. 

b. The City reserves the right to approve the location of all surface-
mounted facilities. 

c. All underground utilities, including water, sanitary sewers and storm 
drains installed in streets by the developer, shall be constructed prior 
to the surfacing of the streets. 

d. Stubs for service connections shall be long enough to avoid 
disturbing the street improvements when service connections are 
made. 

All proposed new utilities are proposed to be underground. All stubs are long enough to avoid 
street disturbance.  

10-36-6: EASEMENTS: 

A. Provision:  Dedication of easements for storm water, sewers, water and for access 
thereto for maintenance, in order to safeguard the public against flood damage and 
the accumulation of surface water; dedication of easements for sanitary sewers, 
and for access thereto for maintenance; and dedication of easements for other 
public utilities may be required of the land divider by the Planning Commission 
along lot rear lines, lot side lines or elsewhere as necessary to provide needed 
facilities for present or future development of the area in accordance with the 
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purpose of this Title. Easements for utility lines shall be not less than fifteen feet 
(15') in width and the utility shall be located in the center of the easement. Before a 
partition or subdivision can be approved, there shall appear thereon a restriction, 
providing that no building, structure, tree, shrubbery or other obstruction shall be 
placed or located on or in a public utility easement. The City may require an 
additional five foot (5') easement for utility lines along street frontages when 
necessary. 

B. Recordation:  As determined by the City all easements for sewers, storm drainage 
and water quality facilities, water mains, electric lines, or other public utilities 
shall be recorded with the final plat. 

The applicant shall grant a 20-foot waterline easement from Nopal to 15th Street, for the 6-inch 
water main. (Condition 34) 

See also conditions 24 and 25, above: the applicant shall relocate the sanitary sewer manhole, 
which is located within the 15 foot public sewer easement, approximately 30 additional feet to 
the west, and shall increase the width of the proposed public sewer easement from 15 to 20 
feet, and center the public sanitary sewer line in the easement.  

See findings in this report for 11-3-2, Tentative Plan Requirements, below. The easements 
shown on the tentative plat are unclear. The applicant is required, per Condition 36 below, to 
revise their subdivision plat to include existing and proposed easements, including their exact 
locations and dimensions, in addition to a statement that no building, structure, tree, shrubbery 
or other obstruction shall be placed or located on or in a public utility easement. 

CHAPTER 37: LIGHTING 

10-37-3:   LIGHTING PLANS REQUIRED:  All applications for building permits and land 
use planning review which include installation of exterior lighting fixtures, not exempted, 
shall include the number of luminaires, the number of lamps in each luminaire, a 
photometric report for each type of luminaire and a site plan with the photometric plan of 
the lumen output.   

The City shall have the authority to request additional information in order to achieve the 
purposes of this Ordinance.  

Locations for general site lighting are shown on the landscape and site plans. A photometric 
plan shall be submitted and approved prior to the issuance of any relevant building permit(s), 
and parking lot construction. (Condition 35) 

TITLE 9: UTILITIES 

CHAPTER 5: STORMWATER MANAGEMENT 

9-5-2: DRAINAGE PLAN SUBMITTAL REQUIREMENTS: 

9-5-2-1: GENERAL: 

A. A Drainage Plan is required for all development, except as provided in FCC 9-5-2-
4. Submittal requirements are tailored to the size and impacts of the development. 
The submittal requirements are specified in the Stormwater Manual. 

B.  A registered Professional Engineer licensed by the State of Oregon shall prepare, 
certify, and seal the Drainage Plan whenever a Professional Engineer is required 
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in the Stormwater Manual or state law. Furthermore, prior to land disturbing 
activity, the developer for the land disturbing activity shall certify that the 
proposed activities will be accomplished pursuant to the approved plan. 

C.  If a land use approval is required, the Drainage Plan shall be submitted and 
approved as part of the land use approval process. If no land use approval is 
required, the Drainage Plan shall be submitted as part of the application for a 
construction or facility permit. 

An engineered drainage plan is required, and has been submitted by the applicant. See Exhibit 
F: Utility and Stormwater Plan, and Exhibit M: Stormwater Report.  

The subject property is not identified in the Florence Stormwater Management Plan (Figure 5-4: 
Florence Southwest Region South View) as an area of predicted flooding, predicted 
groundwater flooding, or reported flooding problem.  

9-5-3: STORMWATER DESIGN CRITERIA: 

9-5-3-1: GENERAL: 

A. The criteria in Section 9-5-3 shall be used in the design of public and private 
stormwater drainage and management systems. Stormwater management 
facilities shall be constructed in accordance with the Stormwater Manual: the 2008 
Portland Stormwater Management Manual, as superseded by the December 2010 
City of Florence Stormwater Design Manual; and the 2008 City of Portland Erosion 
and Sediment Control Manual. 

9-5-3-2: STORMWATER QUANTITY (FLOW CONTROL): 

A.  A 25-year, return period storm shall be used for the design of all private and 
public stormwater drainage systems. 

B.  Onsite stormwater management facilities shall be required to prevent the post-
development runoff rates from a project site from exceeding the pre-development 
runoff rates from the site, based on a 2 through 25-year storm. Exemptions to this 
requirement may be approved by the City Manager or his/her designee if it is 
determined that a more effective solution is available and that downstream 
capacity will accommodate the increase in flow. 

C. Each new development project is responsible for mitigating its impacts on the 
stormwater system. This mitigation requirement can be satisfied through the use 
of any of the following techniques, subject to the other limitations identified by 
this Code: 

1.  Construction of onsite facilities to limit the flow rate of stormwater runoff 
leaving the development site, in accordance with the Stormwater Manual. 

2. Enlargement or improvement of the down gradient conveyance system in 
accordance with the requirements of this Code and the City of Florence 
Stormwater Management Plan. 

D.  The development of any land requiring a Drainage Plan shall address onsite and 
off-site drainage concerns, both up gradient and down gradient (a minimum of 1/4-
mile) of the project, including: 
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1. Modifications to the existing onsite stormwater drainage and management 
facilities and drainage patterns shall not restrict or redirect flows creating 
backwater or direct discharge on to off-site property to levels greater than 
the existing condition unless approved by the affected offsite property 
owners and the City. Proof of off-site property owners approval shall be 
provided by having the affected property owner(s) sign an easement 
identifying the location of the backwater storage or impoundment area. 
This area shall be clearly shown on the submitted Drainage Plan site 
sheet(s). The easement shall be in a form approved by the City and 
recorded with the Lane County Deeds and Records Office. 

2.  Stormwater facilities shall be designed and constructed to accommodate 
all flows generated from the project property in accordance with the land 
use zoning as shown in the most recent approved City Code. 

3.  Capacity of the downstream drainage system to determine if increases in 
peak flow rates resulting from the proposed development can be 
accommodated. 

E. The types of stormwater management controls presented in the Stormwater 
Manual are available for owners and developers to use in satisfying the pre-
developed and post-development runoff requirement. More than one of these 
types of controls may be needed to satisfy the runoff requirement. In areas where 
the runoff requirement in Section 9-5-3-2-F are exempt or partially exempt, the City 
may require improvements to the down gradient conveyance system. 

The applicant has submitted a stormwater report and proposed plan for a private stormwater 
system, designed to meet the City of Florence’s Stormwater Design Manual and use of the 
existing public swale at the northeast corner of the property.  

The proposed development consists of a large rain garden (west of the 15th Street driveway), an 
overflow retention pond (east of the 15th Street driveway), and the existing retention pond that is 
located in the Nopal Street right-of-way, on the northeast corner of the site. The rain garden is 
designed to treat the majority of the developed site. During larger storm events, the rain garden 
will overflow west, into the proposed retention pond, which will infiltrate the water. The rain 
garden is a stormwater treatment best management practice (BMP) to meet the water quality 
standards of the City of Florence. The applicant’s proposed Stormwater Management Basin 
Map is included as Appendix A of their proposed Stormwater Report (Exhibit O). The rain 
garden and retention pond were designed to accommodate the drive aisle/parking area, 
pavilion, and 5 of the 12 houses located on the site (Lots 1, 2, 10, 11 & 12). The existing pond is 
proposed to take the drainage from the other 7 houses (Lots 3, through 9). The stormwater plan 
for this proposal states the existing retention pond’s (in the Nopal St. right-of-way) size was 
determined through survey data of the site. The 2009 stormwater plan for Keener states the 
Nopal St. facility was engineered for the Nopal St. stormwater. Mike McAllister the engineer for 
Keener states the plan did not include roof drainage in the Nopal St. system.   

Public Works states the roof drainage from the proposed private development may infiltrate into 
the public swale system in Nopal if the capacity is available. However, the discrepancy needs to 
be resolved prior to final plat. If the Nopal Street public swale is used for treatment and 
infiltration of private stormwater originating from the project site, the stormwater plan shall be 
modified to address the discrepancy between the 2009 and 2019 plans, and the Nopal Street 
swale shall be improved to meet current qualitative treatment standards (plantings) and 
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quantitative, if needed, to handle the flows from the development. (Condition 40). The size of 
each facility can be found in the table below, and in Exhibit M.  

Facility Volume (Cubic Feet) Infiltration Rate (Inches / 
Hour) 

Existing Retention Pond 2062 6* 

Proposed Retention Pond 1045 20 

Rain Garden 295 2.5 

Branch Engineering, the author of the applicant’s submitted stormwater report and plan, has 
concluded that, “compliance has been established for the stormwater system designed herein 
for the new site improvements. Water quality and flow control are accomplished through a rain 
garden and a retention pond. Treatment will occur through the filtering effects of the rain garden 
and disposal will occur through infiltration.”  The statement established compliance for the 
stormwater system designed for the new site improvements.  It is not clear whether this 
statement is meant to include the existing swale in Nopal.  The statement that follows the 
conclusion about water quality and flow control is limited to the on-site proposed systems.  The 
condition listed above will address the qualitative aspect of the storm system.       

9-5-4: MAINTENANCE RESPONSIBILITY: 

9-5-4-2: PRIVATE FACILITIES: 

A.  Private stormwater facilities must be maintained in accordance with the 
Operations and Maintenance Plan approved as part of the Drainage Plan. The 
Operations and Maintenance Agreement will be recorded with the Lane County 
Deeds and Records Office. The Stormwater Manual contains the Operations and 
Maintenance Agreement Form to be used. A log of all maintenance activity shall 
be kept by the owner and made available to the City upon request. The City may, 
at its option, inspect the facilities for compliance with the requirements. If a 
property owner fails to maintain their facilities, the City may issue a written notice 
specifying the required actions. If corrective actions are not completed in a timely 
manner, the City may pursue legal remedies to enforce the provisions of the 
Operations and Maintenance Plan. The City will only enter the property to perform 
the required corrections if the public's health and public property are in imminent 
danger. In this situation, reasonable attempts will be made to contact the property 
owner(s), but a written notice may not be required. The property owner(s) will be 
billed for City incurred expense. 

B.  The Maintenance Agreement shall provide that upon notification by the City of any 
violation, deficiency or failure to comply with the agreement or this Code, 
corrections shall be completed within ten (10) days after notice thereof. Thereafter 
the City may pursue legal action to enforce the provisions of the agreement. In an 
emergency situation, the City may provide for all necessary work to place the 
facility in proper working conditions. The persons specified as responsible for 
maintenance in the Maintenance Agreement shall be charged the costs of the 
work performed by the City or its agents. 

The facilities on site will be maintained privately since they receive water only from private 
improvements and will be constructed under a construction permit. The existing retention pond 
will continue to be maintained by the City of Florence. Maintenance of all private and public 
facilities will be per the City of Florence’s Stormwater Design Manual. Repairs to storm facilities 
shall be made in accordance with City of Florence Public Works Department. Operations and 
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Maintenance information is included in Appendix D of the applicant’s Stormwater Report (Exhibit 
M).  

9-5-5: EASEMENTS: 

9-5-5-2: PRIVATE FACILITIES: 

A.  Private facilities must be placed in an easement, tract, or right-of-way that allows 
for the maintenance of these facilities in accordance with the Operations and 
Maintenance Agreement. 

B.  The City may determine that certain privately owned facilities are critical 
components of the overall stormwater system. In these situations, the City shall 
be granted perpetual, non-exclusive access that allows for public inspection. The 
access shall be defined in accordance with the requirements for a public 
easement, tract, or right-of-way. 

The private stormwater facilities proposed – the rain garden and detention pond – are located 
adjacent to the 15th Street right-of-way. No easements on the rain garden or detention pond are 
proposed, although an easement may be required as a condition of approval of the final plat. 
(Informational 2) 

The existing retention pond is located on City property, at the northeastern corner of the 
proposed site.  

CHAPTER 3: MAJOR PARTITION, TENTATIVE PLAN PROCEDURE 

11-3-2: TENTATIVE PLAN REQUIREMENTS: 

A.  Application for tentative plan approval shall comply with application requirements 
of FCC 10-1-1-4. 

B.  Drafting: The tentative plan shall show all pertinent information to scale. The 
drawing shall be on standard size sheets eighteen inches by twenty four inches 
(18" x 24"), and at scale of one inch equal to one hundred feet (1" = 100'). The 
scale may be increased or decreased if necessary, but in all cases the scale shall 
be standard, being 10, 20, 30, 40, 50 or 60 feet to the inch or multiples of ten (10) of 
any one of these scales.  

Tentative plans for major partitions and subdivisions shall be proposed by a surveyor 
who is an Oregon registered engineer or Oregon licensed land surveyor. An affidavit of 
the services of said engineer or land surveyor shall be furnished as part of the tentative 
plan submitted. 

C.  Information Required: The application itself or the tentative plan must contain the 
following information with respect to the subject area:  

1.  Name and block numbering of proposed subdivision. Except for the words, 
"tow", "city", "plat", "court", "addition" or similar words, the name shall be 
clearly pronounced different than ,the name of any other subdivision in the 
County unless the subject subdivision is contiguous to and platted by the 
same party that platted the preceding subdivision bearing that name. All 
subdivisions must continue the block numbers of the subdivision of the 
same name last filed.  
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2.  The date, north point and scale of the drawing; a sufficient description to 
define the location and boundaries of the proposed subdivision or major 
partition area; and the names of all recorded subdivisions contiguous to 
such area.  

3.  The names and addresses of the owner and engineer or surveyor.  

4.  The location of existing and proposed right-of-way lines for existing or 
projected streets as shown on the Master Road Plan.  

5.  The locations, names and widths of all existing and proposed streets and 
roads. Said roads and streets shall be laid out so as to conform to 
subdivisions and major partitions previously approved for adjoining 
property as to width, general direction and in other respects unless itis 
found in the public interest to modify the street or road pattern.  

6.  Locations and widths of streets and roads held for private use, and all 
reservations or restrictions relating to such private roads and streets.  

7.  The elevations of all points used to determine contours shall be indicated 
on the tentative plan and said points shall be given to true elevation above 
mean sea level as determined by the City. The base data used shall be 
clearly indicated and shall be compatible to City datum, if bench marks are 
not adjacent. The following intervals are required: Contour Intervals 
Ground Slope 1' 0% to 5% 2' 5% to 10% 5' Over 10%  

8.  The approximate grades and radii of curves of proposed streets. 

9.  The approximate width and location of all reserve strips and all existing 
and proposed easements for public utilities.  

10.  The approximate radii of all curves  

11.  The general design of the proposed subdivision or major partition 
including the approximate dimensions of all proposed lots and parcels.  

12.  The approximate location of areas subject to inundation or storm water 
overflow, all areas covered by water, and the location, width and direction 
of flow of all watercourses.  

13.  The existing and proposed uses of the property including the location of all 
existing structures that the applicant intends will remain in the subject 
area.  

14.  The domestic water system proposed to be installed including the source, 
quality and quantity of water if from other than a public water supply.  

15.  All proposals for sewage disposal, flood control and easements or deeds 
for drainage facility including profiles of proposed drainage ways.  

16.  All public areas proposed to be dedicated by the applicant and the 
proposed uses thereof.  

17.  All public improvements proposed to be made or installed and the time 
within which such improvements are envisioned to be completed.  



DevNW Airport Road Preliminary PUD, Tent. Subdivision, & Conditional Use Permit 11/19/2019 
PC 19 22 PUD 03, 19 23 SUB 04, 19 25 CUP 08  49 / 57 

18.  If lot areas are to be graded, a plan showing the nature of cuts and fills and 
information on the character of the soil.  

19.  A legal description and drawing of the boundaries of the entire area owned 
by the applicant of which the proposed subdivision or major partition is a 
part, provided that where the proposal comprises all of such area, an 
affidavit of such fact shall accompany the tentative plan. 

The easements detailed on the tentative subdivision plat are not clear in their location and 
dimension; some lack a start/end point, length and/or width. The applicant shall revise their 
subdivision plat to include existing and proposed easements, including their exact locations and 
dimensions, prior to approval of the final plat. (Condition 36). See also Conditions 17 and 21.  

Lot A shall be renamed on the plat as “Tract A;” it is not a legal lot. (Condition 37) 

Tract A shall be divided into multiple tracts on the plat, to delineate the areas which are common 
ownership and the areas which are open space. (Condition 38) 

11-3-3: REVIEW OF TENTATIVE MAJOR PARTITION OR SUBDIVISION: Within five (5) 
working days after the major partition or subdivision tentative plan is duly submitted, the 
Planning Director shall distribute copies thereof to the City Manager, to each public 
utility, the County Health Department, and to each government subdivision that may be 
affected by the major partition or subdivision proposal for review, comments and 
recommendations. If no written response is received by the Planning Director within 
thirty (30) days, it shall be assumed that the agency(s) approves of the proposal as 
submitted unless an extension is requested.  

The subdivision application was received on October 14, 2019.  Notice was sent in accordance 
with 11-3-3 on November 6, 2019; responses to the referrals were received by both the City of 
Florence Public Works, and the applicant, and are included as Exhibits R through T.   

11-3-4: APPROVAL OF TENTATIVE MAJOR PARTITION OR SUBDIVISION: After giving 
notice as required by FCC 10-1-1-6, the Planning Commission or its designee shall grant 
approval or deny the major partition tentative plan. The hearing decision and further 
consideration of a similar application shall be governed by FCC 10-1-1-6. If approval 
involves implications of new or modified standards or policy, the Planning Commission 
and not its designee shall render a decision. The Planning Commission may require its 
designee to submit any tentative approval to the Commission for review prior to 
notification of the applicant. In the event of a denial, the application shall be reviewed by 
the Planning Commission within forty five (45) days. Approval shall be granted, provided 
affirmative findings can be made that: (Amd. Ord 30, Series 1990).  

A. The approval does not impede the future best use of the remainder of the property 
under the same ownership or adversely affect the safe and healthful development 
of such remainder or any adjoining land or access thereto.  

B.  The tentative plan complies with the requirements of this Title, all applicable 
provisions of the Oregon Revised Statutes, the Florence Zoning Ordinance, the 
Florence Comprehensive Plan and Policies, as well as the intent and purpose of 
this Title. 

Evaluation of the proposed subdivision within the Preliminarily PUD suggests that approval 
would not impede the future best use of the remainder of the property. The tentative plan 
complies with the requirements of this Title, all applicable provisions of the Oregon Revised 
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Statutes, the Florence Zoning Ordinance, the Florence Comprehensive Plan and Policies, as 
well as the intent and purpose of this Title, as conditioned.  

11-3-5: ACKNOWLEDGING TENTATIVE PLAN DECISIONS: Notice of the Planning 
Commission's decision shall be given as provided in FCC 10-1-1-6. Approval of a 
tentative plan for a major partition or subdivision shall be noted thereon by the chairman 
of the Planning Commission with the effective date of said approval. Unless appealed, a 
copy of the tentative plan as approved and so noted thereon shall be furnished the 
applicant following the effective date of approval. Where the Planning Commission has 
appointed a designee to take action on a major partition, the action may be evidenced by 
the signature of said designee. 

11-3-6: TENTATIVE PLAN, EFFECTIVE DATE: Unless appealed, the Planning Commission 
decisions under this chapter shall become effective on the thirty first day after rendered. 
The applicant may then proceed with final surveying and preparation for final approval 
consideration of the major partition map or subdivision plat, as the case may be. 
Tentative plan approval shall be effective for two years within which time the application 
and major partition map or application and subdivision plat must be submitted as 
required by this Title. An applicant may apply to the Planning Commission for two (2) 
extensions of twelve (12) months each. A decision to extend the approval shall be based 
on compliance with the following criteria: 

A.  The request for an extension is made in writing prior to expiration of the original 
approval; 

B. There are special or unusual circumstances that exist which warrant an extension; 
and 

C.  No material changes of surrounding land uses or zoning has occurred. Otherwise 
the entire procedure must be repeated for reconsideration in light of changed 
conditions that may exist. 

11-3-7: TENTATIVE PLAN, APPEAL OF DECISIONS: The procedure and provisions for 
appeal under this Chapter shall be governed by Subsection 10-1-1-7 of this Code.   

The applicant will be expected to make preparations for final subdivision approval within the 
timeframes outlined unless otherwise provided for through approved and allowed extensions 
from the Planning Commission. 

TITLE 11: CHAPTER 5: PLATTING AND MAPPING STANDARDS 

11-5-2: LOTS AND PARCELS: 

A. Size and Frontage: 

1. General Requirements: Each lot shall have a minimum width and depth 
consistent with the lot width and depth standards for the appropriate zoning 
district. 

2. Area: Minimum lot size shall be in conformance with the provisions of the 
Florence Zoning Ordinance. Where either a community water supply or 
sewer system are not presently provided, the lot area shall be sufficient to 
meet State and County health standards and the lot area shall be at least 
twice the number of square feet normally required in the zoning district 
where the lot is located. Where an oversize lot as described above is required 
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due to lack of services, the Planning Commission may require the developer 
to submit a plan for later division of said lot(s) into standard six thousand 
five hundred (6,500) or nine thousand (9,000) square foot lots. 

3. Frontage: Each lot shall have frontage of not less than fifty feet (50') upon a 
street, except that a lot on the outer radius of a curved street or facing the 
circular end of a cul-de-sac shall have frontage of not less than thirty five 
feet (35') upon a street, measured on the arc. Where either a public water 
supply or public sewers are not presently provided, the lot frontage shall be 
sufficient to insure an adequate sized lot to meet State and County 
requirements. 

See findings in this report for 10-13-4 A and B, which detail the lot dimension and area 
requirements in for the zone (the multi-family residential district). The applicant is requesting a 
32-foot minimum lot width and a 47-foot minimum depth, an exception to the lot dimension 
standard of 65 feet wide by 80 feet deep. The applicant is also requesting a minimum lot area of 
1,504 square feet, an exception to the lot area standard of 6,500 square feet. 

As for lot frontage, the lots along a street (Lots 1 through 9) have frontages ranging from 34 feet 
to 47 feet (the majority are 34 feet). The three interior lots, along the driveway (Lots 10 through 
12), are neither upon a street or facing the circular end of a cul-de-sac.  

B. Exceptions: 

1. Subdivisions and Partitions Developed as a Unit: The Planning Commission 
may in its discretion authorize the relaxation of the lot size and frontage 
requirements specified herein where the applicant presents a plan 
satisfactory to the Planning Commission whereby the entire subdivision or 
partition will be designed and developed with provision for proper 
maintenance of open space, recreation and parklands and will be commonly 
available for recreation and park purposes to the residents of the subdivision 
or partition, and which the Planning Commission determines will be of such 
benefit to said residents as is equal to that which would be derived from 
observance of the lot size and frontage requirements otherwise specified, 
and will be in accordance with the purpose of this Title. 

In this case, a relaxation of the lot size and frontage requirements is warranted given the entire 
subdivision will be designed and developed with provision for proper maintenance of open space, 
recreation and parklands and will be commonly available for recreation and park purposes to the 
residents of the subdivision or partition. Such benefit to said residents as is equal to that which 
would be derived from observance of the lot size and frontage requirements otherwise specified.  

11-5-3: PUBLIC FACILITIES: All utilities shall comply with applicable development 
standards of Title 10 Chapter 36 and Title 9. 

The applicant submitted preliminary utility construction plans; these have been reviewed by Public 
Works. Final construction plans and utility facility specifications are required to be submitted for 
City review and approval prior to commencing construction. Stamped approval will be shown on 
the utility plans. (Condition 39) 

11-5-5: UNSUITABLE AREAS: Areas identified in the Florence Comprehensive Plan as 
having designated or protected natural areas or potential hazards due to erosion, 
landslides, stream flooding, ocean flooding or other natural hazards shall not be divided 
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in a manner that would be dangerous to the health and safety of those who would live in 
said areas, the general public, or natural values which have been protected. 

A. All major partition and subdivision applications shall be reviewed by the City, using 
the Phase I checklist contained in Site Investigation Reports by Wilbur E. Ternyik, 
published by OCZMA. 

B. Where problem areas are identified in the Phase I checklist, a full-scale Phase II site 
investigation will be required covering only those problem areas identified in the 
Phase I checklist. This site investigation must be prepared and paid for by the 
applicant. Before approval would be granted the site investigation would have to 
prove either: 

1. That upon specific examination of the site, the condition which was 
identified in the Comprehensive Plan Inventory did not exist on the subject 
property; or 

2. That harmful effects could be mitigated or eliminated through, for example, 
foundation or structure engineering, setbacks or dedication of protected 
natural areas. 

3. Specifically, areas shown on the Hazards Map and the Soils Map of the 
Comprehensive Plan will require a Phase II site investigation report. Studies 
which have been adopted or included in the Comprehensive Plan by 
reference or studies done subsequent to the adoption of the Plan may be 
used to determine when a site investigation report is needed. 

As noted in the findings for Title 10, Chapter 7 (Special Development Conditions) and Condition 
5: The applicant completed a Phase 1 Site Investigation Report (Exhibit N). The slope on the 
southern half of the subject property has a 12 to 30 percent slope, and is composed of Waldport 
fine sand, and the applicant is proposing to cut in to it, grade it (to 2:1), and remove the existing 
vegetation, the applicant shall be required to submit a Phase 2 Site Evaluation Report, a 
geotechnical report, and a detailed bank stabilization plan prior to receiving any relevant 
building permit.  

VII.  CONDITIONS OF APPROVAL 

The application, as presented, meets or can meet applicable City codes and requirements, 
provided that the conditions of approval are met in coordination with the below limitations.  

Any modifications to the approved plans or changes of use, except those changes relating to 
Building Codes, will require approval by the Community Development Director or Planning 
Commission/Design Review Board. 

Regardless of the content of material presented for this Planning Commission, including 
application text and exhibits, staff reports, testimony and/or discussions, the applicant agrees to 
comply with all regulations and requirements of the Florence City Code which are current on this 
date, EXCEPT where variance or deviation from such regulations and requirements has been 
specifically approved by formal Planning Commission action as documented by the records of 
this decision and/or the associated Conditions of Approval.  The applicant shall submit to the 
Community Development Department a signed “Agreement of Acceptance” of all conditions of 
approval. 

Exhibits:  
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Approval shall be shown on conditions of approval as supported by the following record: 

“A” Findings of Fact 

“B” Land Use Application 

“C” Tentative Plan 

“D”  

“E”  

“F”  

“G”  

Findings of Fact attached as Exhibit “A” are incorporated by reference and adopted in support of 
this decision. 

1. Any modifications to the approved plans or changes of use, except those changes relating 
to Building Codes, will require approval by the Community Development Director or 
Planning Commission/Design Review Board. 

2. Regardless of the content of material presented, including application text and exhibits, 
staff reports, testimony and/or discussions, the applicant agrees to comply with all 
regulations and requirements of the Florence City Code which are current on this date, 
EXCEPT where variance or deviation from such regulations and requirements has been 
specifically approved by formal Planning Commission action as documented by the 
records of this decision and/or the associated Conditions of Approval. The applicant shall 
submit to the Community Development Department a signed “Agreement of Acceptance” 
of all conditions of approval prior to issuance of a building permit. 

3. Upon encountering any cultural or historic resources during construction, the applicant 
shall immediately contact the State Historic Preservation Office and the Confederated 
Tribes of Coos, Lower Umpqua, and Siuslaw Indians.  Construction shall cease 
immediately and shall not continue until permitted by either a SHPO or CTCLUSI 
representative. 

Title 10, Chapter 4, Conditional Uses 

4. The applicant shall be required to construct a fence spanning from the northwestern 

corner of Lot 1, along the 15th Street frontage, ending at the northeastern corner of Lot 5. 

The proposed design of the fence shall meet the requirements of 10-34-5, the details of 

which shall be included on the site plan or another document submitted to the Florence 

Planning Department prior to approval of the final PUD.  

Title 10, Chapter 7, Special Development Standards 

5. The applicant shall be required to submit a Phase 2 Site Evaluation Report, a 

geotechnical report, and a detailed bank stabilization plan prior to receiving any relevant 

building permit. 

Title 10, Chapter 13, Multi-Family Residential District 

6. The applicant shall be required to submit a revised site plan and tentative plat prior to a 
decision regarding the final PUD and plat.  

7. The minimum vision clearance at the proposed driveway entrances shall be 10 feet.  
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8. There are currently no parking signs proposed along the 15th Street frontage. Should a 
parking lane be installed along 15th Street, the applicant shall remove those signs.  

Title 10, Chapter 23, Planned Unit Developments 

9. The applicant shall be required to submit a copy of the Covenants, Conditions and 
Restrictions for the development prior to the issuance of any relevant building permits. The 
developer shall be responsible for the maintenance of the common space areas.  

10. The applicant shall submit a development schedule consisting of a through e, above, prior 

to the approval of the final PUD and subdivision plat.  

11. By November 26, 2020, the applicant shall file with the Planning Commission a final 
development plan containing in final form the information required in the preliminary plan, or 
a request for extension.  

Title 10, Chapter 34, Landscaping 

12. The applicant shall update their landscaping plan to include the species, sizes and 

locations throughout the development, including in the proposed rain gardens and 

parking areas.  

13. Specifications for soil at time of planting, irrigation and anticipated planting schedule shall 
be furnished by the applicant prior to any site disturbance, final PUD, final plat, and/or with 
each associated building permit.  

14. An irrigation plan is required prior to final PUD approval.  

15. The landscaping plan shall detail the location and species of each of the three trees 

required throughout the parking lot: 1 at the 15th Street entrance, 1 near the trash 

enclosure, and 1 along the Nopal entrance.  

Title 10, Chapter 35, Access and Circulation 

16. The applicant shall be required to obtain a “Construction Permit in Right-of-Way prior to 

their construction of their access to and improvements of 15th Street. 

17. The applicant shall include an easement for joint use of the proposed driveway and 

parking lot on the Tentative Subdivision Plat.  

18. Driveway approaches shall receive a Right of Way Excavation Work Permit prior to 

construction. 

19. The applicant shall widen the proposed driveway to 23 feet in areas adjoining parking 

stalls.  

20. The applicant shall obtain a Right of Way Excavation Work Permit prior to sidewalk 

construction.  

Title 10, Chapter 36, Public Facilities 

21. If requested by Fire Marshal, applicant shall add an emergency access easement along 
the driveway to the plat, prior to the approval of the final plat.  
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22. Should a parking lane be installed along 15th Street, the applicant shall update the site 

plan and signage plan accordingly.  

23. The applicant shall submit a plan for mail boxes, approved by the United States Postal 

Service, prior to the issuance of any building permits for residential structures.  

24. The sanitary sewer manhole located within the 15 foot public sewer easement needs to 

be accessible in order for the City to maintain and service the system. The City will need 

to be able to drive to and set up its combination sewer cleaner over the manhole as well 

as ability to set up the TVI equipment. The applicant shall relocate the manhole 

approximately 30 additional feet to the west.  

25. The applicant shall increase the width of the proposed public sewer easement from 15 to 

20 feet, and center the public sanitary sewer line in the easement.  

26. There appears to be an irrigation water meter located in a concrete pad location north 

west of Lot 12 (just outside of the parking area).  

27. The applicant shall relocate the irrigation water meter to the east of the bicycle parking 

area.  

28. The water meter shall be located in a landscaped area, not in hardscape areas.  

29. On Nopal Street towards the existing fire turn around (the future street stub that the 

proposed development will be utilizing) there is an existing water service. The applicant 

shall verify the location of the water service, and utilize it for one of the proposed homes 

if possible.  

30. On 15th Street, there are two existing water services. If they cannot be utilized for the 

project, the applicant shall properly abandon them.  

31. The proposed connection to the existing water main on 15th Street, to loop the water 

system, shall be a cut-in connection complete with three water valves in a ‘T’ 

configuration. The existing water main in 15th Street is a 6-inch water main, so the 

connection will need to allow for an 8-inch water main connection and the new 8-inch 

extending to the south of the proposed fire hydrant, then reduce to 6-inch to continue the 

water system to the south with connection to the existing water main that is stubbed from 

Nopal Street.  

32. Locate and cap the two existing sanitary sewer laterals that serviced the former Senior 

Center and the undeveloped area to the east.  

Title 10, Chapter 36, Public Facilities 

33. A grading plan and erosion control plan shall be submitted prior to site disturbance or 

construction in the right-of-way. It shall meet the standards of the Portland Erosion and 

Sediment Control Manual.  

34. The applicant shall grant a 20-foot waterline easement from Nopal to 15th Street, for the 

6-inch water main.  

Title 10, Chapter 37, Lighting 
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35. Locations for general site lighting are shown on the landscape and site plans. A 

photometric plan shall be submitted and approved prior to the issuance of any relevant 

building permit(s), and parking lot construction.  

Title 11, Chapter 3, Major Partition, Tentative Plan Procedure 

36. The applicant shall revise their subdivision plat to include existing and proposed 

easements, including their exact locations and dimensions, prior to approval of the final 

plat.  

37. Lot A shall be renamed on the plat as “Tract A;” it is not a legal lot.  

 

38. Tract A shall be divided into multiple tracts on the plat, to delineate the areas which are 

common ownership and the areas which are open space. 

Title 11, Chapter 5, Platting and Mapping Standards 

39. Final construction plans and utility facility specifications are required to be submitted for 

City review and approval prior to commencing construction. Stamped approval will be 

shown on the utility plans.  

Title 9, Chapter 5, Stormwater Management 

40. Final construction plans and utility facility specifications are required to be submitted for 

City review and approval prior to commencing construction. Stamped approval will be 

shown on the utility plans.  

VIII. ALTERNATIVES 

1. Approve the application based on the findings of compliance with City regulations.   

2. Modify the findings, reasons or conditions, and approve the request as modified. 

3. Deny the application based on the Commission’s findings. 

4. Continue the Public Hearing to a date certain if more information is needed. 

IX. CONCLUSIONS AND RECOMMENDATIONS  

Staff finds that the proposed application meets the requirements of City Code with conditions, and 
recommends approval of the Preliminary PUD, Tentative Subdivision, and Conditional Use 
Permit subject to conditions. 

X. EXHIBITS  

“A” Findings of Fact 

“B” Prelim. PUD and Tent. Subdivision Plan Application 

“C” Conditional Use Permit Application 

“D” Site Plan 

“E” Tentative Subdivision Plat 

“F” Utility & Stormwater Plan 

“G” Survey 
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“H” Landscape Plan 

“I” Elevations for Lot 1 

“J” Elevations for Lots 2, 3, 5, 6, 8, 9 

“K” Elevations for Lots 4, 10 

“L” Elevations for Lots 7, 12 

“M” Stormwater Report 

“N” Phase 1 Site Investigation Report 

“O” Florence Stormwater Management Plan Map 

“P” Applicant’s Written Statement 

“Q” Applicant’s Completeness Review Response 

“R” Testimony: Chuck Trent, Boys & Girls Club 

“S” Referral 1: Public Works 

“T” Referral 2: Public Works 
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1.0 INTRODUCTION 
This Stormwater Management Plan (SWMP) report has been prepared for a Site Plan Review 
application to build a housing project at the intersection of Airport Road and Nopal Street.  The 
subject site is southeast of Airport Road and west of Nopal Street. The subject property is 
identified as Tax Map 18-12-27-10, Tax Lot 15400.  The stormwater runoff from seven of the twelve 
houses will be directed to an existing stormwater facility that was designed to capture stormwater 
from the previous phase of the PUD and what was then anticipated for this phase. The stormwater 
runoff from the remaining houses, the new drive/parking area, and pavilion area will be directed 
to a rain garden for stormwater treatment and retention with an overflow retention pond for larger 
events. The purpose of this report is to document the design and establish maintenance 
requirements. 

2.0 EXISTING CONDITIONS 
The site is 1.73 acres located in Florence, Oregon on the southeast side of Airport Road just west 
of Nopal Street.   

2.1 TOPOGRAPHY 

The subject property is underdeveloped with improvements only in the front 0.57 acres.  The 
developed portion has a small paved area for parking and a community garden.  The undeveloped 
portion is composed of heavy brush and a dune which rises approximately 30-40 feet above the 
surrounding area. 

2.2 SOILS 

The Natural Resources Conservation Service (NRCS) Web Soil Survey maps the subject site as 
containing only Waldport fine sand (131C). The dune that is located on the site is of the same soil 
type but classified as national map unit symbol 131E, as this portion has slopes between 12-30% 

Waldport fine sand is described as an excessively drained eolian sand of mixed origin and is in 
Hydrologic Soil Group A. A soils map and individual soil information is provided in Appendix B. 

A limited geotechnical investigation was performed for the site to determine infiltration rates. The 
investigation found infiltration rates ranging from 40-60 in/hr with one outlier at 136 in/hr The 
static groundwater was inferred from surrounding well logs, and is approximately 8.5 feet below 
the lowest point on the site.  Infiltration testing data and the nearest well log reports are included 
in Appendix E. 

2.3 EXISTING STORM SYSTEM 

The only existing storm facility is located just to the northeast of the property, and serves the site 
being considered as well as 4 houses to the southeast of Nopal Street, as well as a portion of Nopal 
Street. This storm facility appears to function as a retention pond. There are no surface outlets 
visible in the retention pond or shown in the as-built drawings, and as such, it is assumed that 
there is no connection to the public system. 



   

  

3.0 PROPOSED DEVELOPMENT 
The proposed development consists of 12 separate houses surrounding a common area that has 
paved walkways, a small pavilion area, and large sections of vegetated areas. Nopal Street and 
Airport Road will be connected with a 300 foot private drive aisle through the south side of the 
site, which will contain 25 parking spots (including an ADA spot with van access).  

On the northwest corner of the site, and just east of the proposed drive aisle, a 900 sq. ft. rain 
garden will serve the three southernmost, and two northwesternmost houses, the drive 
aisle/parking area, and the shared pavilion. During larger events, the rain garden will overflow 
into a retention pond just west of the proposed drive aisle. 

4.0 STORMWATER CONSTRAINTS 
The main constraint on developing the stormwater system for the site is the lack of a public system 
for disposal of rain water. Due to this, all stormwater had to be treated and retained on site. This 
gave less flexibility with the stormwater facilities’ design and function. 

Another constraint on the site was accommodating treatment of the large drive aisle and parking 
area, while still maintaining site requirements on the number of houses on the property., The 
relatively large infiltration rates allowed the facility to be designed to fully infiltrate without 
becoming overly large. 

5.0 PROPOSED DEVELOPMENT STORMWATER DESCRIPTION 
The stormwater facilities are designed to meet the City of Florence’s Stormwater Design Manual 
for water quality and retention. 

The proposed development consists of a large rain garden, an overflow retention pond, and the 
existing retention pond that was meant to serve the site.  The rain garden is designed to treat the 
majority of the developed site and that which could not be feasibly directed to the existing 
retention pond. During larger storm events the rain garden will overflow into the proposed 
retention pond which will infiltrate the water. The rain garden is a stormwater treatment best 
management practice (BMP) to meet the water quality standards of the City of Florence.  A 
Stormwater Management Basin Map is included in Appendix A. 

The rain garden and retention pond were designed to accommodate the drive aisle/parking area, 
pavilion, and 5 of the 12 houses located on the site. The existing retention pond’s size was 
determined through survey data of the site. The size of each facility can be found in the table 
below. 

Facility 
Volume Infiltration Rate 
(cub. ft.) (in/hr) 

Existing Retention Pond 2062 6* 

Proposed Retention Pond 1045 20 

Rain Garden 295 2.5 

Note: Volumes are based on 0.5 feet of freeboard excluded from measurement. 
* See section 7 for infiltration rate information for the existing retention pond. 



   

  

6.0 HYDROLOGIC AND HYDRAULIC ANALYSIS 

6.1 COMPUTER MODEL 

In preparing this Stormwater Management Plan for the project site, Branch Engineering utilized the 
HydroCAD 10.0 software.  This is a computer program used to model, analyze and design 
hydrosystems of drainage basins. 

HydroCAD computes Santa Barbara Urban Hydrographs (SBUH) using rainfall data supplied by the 
designer.  The SBUH method is a recognized analysis method by the Oregon DEQ and is appropriate 
for a project site of this size.  Once the appropriate data is input to HydroCAD, each drainage basin 
has a hydrograph and runoff flow for the desired storm event.  

6.2 COMPUTER MODEL DATA 

HydroCAD needs data supplied from the designer that describes the drainage basin in order to 
create the hydrograph.  Below is the data that is needed to describe each drainage basin. 

o Storm Event 

For the purposes of this design, the design storm events are as follows: 
Water Quality Event     0.83 inches / 24 hours 
2-year Storm Event     3.46 inches / 24 hours 
10-year Storm Event     4.48 inches / 24 hours 
25-year Storm Event     5.06 inches / 24 hours 

o Impervious Area 

Pavement, sidewalks, hardscapes and rooftops are all impervious surfaces.  Each drainage 
basin’s impervious area was calculated using the proposed site plan.  

o Pervious Area 

Lawns and open space are pervious areas.  Each drainage basin’s pervious area is all that area 
that is not impervious. 

o Runoff Curve Numbers 

Each drainage basin has a Runoff Curve Number for the impervious areas and the pervious 
areas.  The Runoff Curve Number is based on the type of surface and the Hydrologic Group of 
the soils.  Table 2-2a of Urban Hydrology for Small Watersheds (commonly referred to as TR-
55) has the curve number for impervious area as 98 and 39 for pervious. 

o Time of Concentration 

The time of concentration was estimated at 10 minutes for each sub basin, as each sub basin 
is less that one acre in size. For such a small area, this is a reasonable assumption 

7.0 EXISTING STORMWATER FACILITY 
Just northeast of the property, a retention pond serves part of Nopal Street and approximately 
four houses on the southeast side of Nopal Street. No stormwater report for the previous 
development could be obtained to determine sizing and capacity of the retention pond. The size 
of the facility was determined through a survey on the site. HydroCAD was then used to determine 
the runoff that is currently directed toward the facility.  



   

  

To prevent damaging the facility an infiltration test was conducted next to but not within the 
facility.  The infiltration test near the facility showed a rate of 60 in/hr. It is unclear though if it 
has a growing medium different to the soil nearby.  Due to not knowing the impact a growing 
medium may be having on the infiltration rate, a conservative assumption of 6 in/hr was used 
(Factor of Safety = 10).  

After development, 7 of the 12 houses on site will be routed to this facility. Using the information 
above, the table below illustrates the capacity of the existing retention pond pre- and post-
development. 

 Depth 
Maximum Inflow Maximum Depth of Water 

(cfs) (ft) 
(ft.) 2 yr 10 yr 25 yr 2 yr 10 yr 25 yr 

Pre-development 3.5 0.24 0.31 0.35 2.00 2.42 2.63 

Post-development 3.5 0.37 0.49 0.55 2.68 3.18 3.44 

Note: Depth is based on 0.5 feet of freeboard excluded from measurement. 

See Pond ERP (Existing Retention Pond) in Appendix C for the complete HydroCAD results. 

8.0 PROPOSED STORMWATER FACILITIES 
As discussed in section 5, all basins not being served by the existing retention pond are routed to 
a rain garden for treatment during a water quality event, and in larger events, are routed to a 
retention pond that infiltrates the remaining water on site.  

Results from the rain garden and retention pond system are summarized in the table below. 

Facility 
Depth 

Maximum Inflow Maximum Depth of Water 
(cfs) (ft) 

(ft) WQ 2 yr 10 yr 25 yr WQ 2 yr 10 yr 25 yr 
Proposed 
Detention 

Pond 
1.42 0.00 0.32 0.42 0.48 0.00 0.44 0.63 0.74 

Rain Garden 1.30 0.07 0.34 0.45 0.51 1.08 1.24 1.27 1.28 

Note: Depth is based on 0.5 feet of freeboard excluded from measurement. 

See Appendix C for the complete HydroCAD results of all sub-basins and stormwater facilities. 

9.0 MAINTENANCE 
The facilities on site will be maintained privately since they receive water only from private 
improvements and will be constructed under a Building Permit. The existing retention pond will 
continue to be maintained by the City of Florence. Maintenance will be per the City of Florence’s 
Stormwater Design Manual.  Repairs to storm facilities shall be made in accordance with City of 
Florence Public Works Department.  Detailed Operations and Maintenance information is included 
in Appendix D. 



   

  

10.0 CONCLUSION 
Compliance has been established for the stormwater system designed herein for the new site 
improvements.  Water quality and flow control are accomplished through a rain garden and a 
retention pond.    Treatment will occur through the filtering effects of the rain garden and disposal 
will occur through infiltration.



   

  

APPENDIX A 

Stormwater Management Drainage Basin Map 
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Site Soils and Map 

 



Soil Map—Lane County Area, Oregon
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Map Unit Legend

Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI

131C Waldport fine sand, 0 to 12 
percent slopes

0.5 30.1%

131E Waldport fine sand, 12 to 30 
percent slopes

1.2 69.9%

Totals for Area of Interest 1.8 100.0%

Soil Map—Lane County Area, Oregon

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

3/17/2019
Page 3 of 3



Lane County Area, Oregon

131C—Waldport fine sand, 0 to 12 percent slopes

Map Unit Setting
National map unit symbol: 234r
Elevation: 0 to 150 feet
Mean annual precipitation: 60 to 100 inches
Mean annual air temperature: 48 to 54 degrees F
Frost-free period: 165 to 300 days
Farmland classification: Not prime farmland

Map Unit Composition
Waldport and similar soils: 85 percent
Minor components: 8 percent
Estimates are based on observations, descriptions, and transects of 

the mapunit.

Description of Waldport

Setting
Landform: Dunes
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Eolian sand of mixed origin

Typical profile
Oi - 0 to 1 inches: slightly decomposed plant material
Oe - 1 to 3 inches: moderately decomposed plant material
H1 - 3 to 8 inches: fine sand
H2 - 8 to 60 inches: fine sand

Properties and qualities
Slope: 0 to 12 percent
Depth to restrictive feature: More than 80 inches
Natural drainage class: Excessively drained
Capacity of the most limiting layer to transmit water (Ksat): High to 

very high (5.95 to 99.90 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Available water storage in profile: Low (about 4.8 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 6e
Hydrologic Soil Group: A
Hydric soil rating: No

Minor Components

Heceta
Percent of map unit: 4 percent

Map Unit Description: Waldport fine sand, 0 to 12 percent slopes---Lane County Area, Oregon

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

1/31/2019
Page 1 of 2



Landform: Interdunes
Hydric soil rating: Yes

Yaquina
Percent of map unit: 4 percent
Landform: Marine terraces
Hydric soil rating: Yes

Data Source Information

Soil Survey Area: Lane County Area, Oregon
Survey Area Data: Version 15, Sep 18, 2018

Map Unit Description: Waldport fine sand, 0 to 12 percent slopes---Lane County Area, Oregon

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

1/31/2019
Page 2 of 2



Lane County Area, Oregon

131E—Waldport fine sand, 12 to 30 percent slopes

Map Unit Setting
National map unit symbol: 234s
Elevation: 0 to 150 feet
Mean annual precipitation: 60 to 100 inches
Mean annual air temperature: 48 to 54 degrees F
Frost-free period: 165 to 300 days
Farmland classification: Not prime farmland

Map Unit Composition
Waldport and similar soils: 85 percent
Minor components: 6 percent
Estimates are based on observations, descriptions, and transects of 

the mapunit.

Description of Waldport

Setting
Landform: Dunes
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Eolian sand of mixed origin

Typical profile
Oi - 0 to 1 inches: slightly decomposed plant material
Oe - 1 to 3 inches: moderately decomposed plant material
H1 - 3 to 8 inches: fine sand
H2 - 8 to 60 inches: fine sand

Properties and qualities
Slope: 12 to 30 percent
Depth to restrictive feature: More than 80 inches
Natural drainage class: Excessively drained
Capacity of the most limiting layer to transmit water (Ksat): High to 

very high (5.95 to 99.90 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Available water storage in profile: Low (about 4.8 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 7e
Hydrologic Soil Group: A
Hydric soil rating: No

Minor Components

Heceta
Percent of map unit: 3 percent

Map Unit Description: Waldport fine sand, 12 to 30 percent slopes---Lane County Area, 
Oregon

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

1/31/2019
Page 1 of 2



Landform: Interdunes
Hydric soil rating: Yes

Yaquina
Percent of map unit: 3 percent
Landform: Marine terraces
Hydric soil rating: Yes

Data Source Information

Soil Survey Area: Lane County Area, Oregon
Survey Area Data: Version 15, Sep 18, 2018

Map Unit Description: Waldport fine sand, 12 to 30 percent slopes---Lane County Area, 
Oregon

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

1/31/2019
Page 2 of 2
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 Post Development Analysis 

 



EP2

Existing Pervious Area
 East

NS1

Nopal Street and
 Existing Houses

ERP

Existing Retention Pond

Routing Diagram for EXISTING SITE ANALYSIS
Prepared by Branch Engineering,  Printed 3/19/2019

HydroCAD® 10.00-20  s/n 09876  © 2017 HydroCAD Software Solutions LLC

Subcat Reach Pond Link



Type IA 24-hr  2 yr Rainfall=3.46"EXISTING SITE ANALYSIS
  Printed  3/19/2019Prepared by Branch Engineering

Page 2HydroCAD® 10.00-20  s/n 09876  © 2017 HydroCAD Software Solutions LLC

Summary for Subcatchment EP2: Existing Pervious Area East

Runoff = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af,  Depth= 0.00"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  2 yr Rainfall=3.46"

Area (sf) CN Description
* 14,550 30 Local Sand

14,550 30 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Subcatchment NS1: Nopal Street and Existing Houses

Runoff = 0.24 cfs @ 7.96 hrs,  Volume= 0.085 af,  Depth= 3.23"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  2 yr Rainfall=3.46"

Area (sf) CN Description
* 13,800 98

13,800 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Pond ERP: Existing Retention Pond

Inflow Area = 0.651 ac, 48.68% Impervious,  Inflow Depth = 1.57"    for  2 yr event
Inflow = 0.24 cfs @ 7.96 hrs,  Volume= 0.085 af
Outflow = 0.09 cfs @ 8.90 hrs,  Volume= 0.085 af,  Atten= 64%,  Lag= 56.1 min
Discarded = 0.09 cfs @ 8.90 hrs,  Volume= 0.085 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Peak Elev= 44.60' @ 8.90 hrs   Surf.Area= 637 sf   Storage= 671 cf
Flood Elev= 46.10'   Surf.Area= 1,242 sf   Storage= 2,062 cf

Plug-Flow detention time= 78.4 min calculated for 0.085 af (100% of inflow)
Center-of-Mass det. time= 78.4 min ( 746.5 - 668.1 )

Volume Invert Avail.Storage Storage Description
#1 42.60' 2,758 cf Custom Stage Data (Prismatic) Listed below (Recalc)



Type IA 24-hr  2 yr Rainfall=3.46"EXISTING SITE ANALYSIS
  Printed  3/19/2019Prepared by Branch Engineering

Page 3HydroCAD® 10.00-20  s/n 09876  © 2017 HydroCAD Software Solutions LLC

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)
42.60 17 0 0
42.80 115 13 13
43.00 180 30 43
43.20 228 41 84
44.00 438 266 350
45.00 772 605 955
46.00 1,198 985 1,940
46.20 1,285 248 2,188
46.40 1,430 271 2,460
46.60 1,551 298 2,758

Device Routing     Invert Outlet Devices
#1 Discarded 42.60' 6.000 in/hr Exfiltration over Surface area     Phase-In= 0.01'   

Discarded OutFlow  Max=0.09 cfs @ 8.90 hrs  HW=44.60'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 0.09 cfs)



Type IA 24-hr  10 yr Rainfall=4.48"EXISTING SITE ANALYSIS
  Printed  3/19/2019Prepared by Branch Engineering

Page 4HydroCAD® 10.00-20  s/n 09876  © 2017 HydroCAD Software Solutions LLC

Summary for Subcatchment EP2: Existing Pervious Area East

Runoff = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af,  Depth= 0.00"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  10 yr Rainfall=4.48"

Area (sf) CN Description
* 14,550 30 Local Sand

14,550 30 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Subcatchment NS1: Nopal Street and Existing Houses

Runoff = 0.32 cfs @ 7.96 hrs,  Volume= 0.112 af,  Depth= 4.24"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  10 yr Rainfall=4.48"

Area (sf) CN Description
* 13,800 98

13,800 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Pond ERP: Existing Retention Pond

Inflow Area = 0.651 ac, 48.68% Impervious,  Inflow Depth = 2.07"    for  10 yr event
Inflow = 0.32 cfs @ 7.96 hrs,  Volume= 0.112 af
Outflow = 0.11 cfs @ 9.00 hrs,  Volume= 0.112 af,  Atten= 66%,  Lag= 62.2 min
Discarded = 0.11 cfs @ 9.00 hrs,  Volume= 0.112 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Peak Elev= 45.02' @ 9.00 hrs   Surf.Area= 781 sf   Storage= 970 cf
Flood Elev= 46.10'   Surf.Area= 1,242 sf   Storage= 2,062 cf

Plug-Flow detention time= (not calculated: outflow precedes inflow)
Center-of-Mass det. time= 98.7 min ( 760.7 - 662.0 )

Volume Invert Avail.Storage Storage Description
#1 42.60' 2,758 cf Custom Stage Data (Prismatic) Listed below (Recalc)



Type IA 24-hr  10 yr Rainfall=4.48"EXISTING SITE ANALYSIS
  Printed  3/19/2019Prepared by Branch Engineering

Page 5HydroCAD® 10.00-20  s/n 09876  © 2017 HydroCAD Software Solutions LLC

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)
42.60 17 0 0
42.80 115 13 13
43.00 180 30 43
43.20 228 41 84
44.00 438 266 350
45.00 772 605 955
46.00 1,198 985 1,940
46.20 1,285 248 2,188
46.40 1,430 271 2,460
46.60 1,551 298 2,758

Device Routing     Invert Outlet Devices
#1 Discarded 42.60' 6.000 in/hr Exfiltration over Surface area     Phase-In= 0.01'   

Discarded OutFlow  Max=0.11 cfs @ 9.00 hrs  HW=45.02'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 0.11 cfs)



Type IA 24-hr  25 yr Rainfall=5.06"EXISTING SITE ANALYSIS
  Printed  3/19/2019Prepared by Branch Engineering

Page 6HydroCAD® 10.00-20  s/n 09876  © 2017 HydroCAD Software Solutions LLC

Summary for Subcatchment EP2: Existing Pervious Area East

Runoff = 0.00 cfs @ 24.00 hrs,  Volume= 0.000 af,  Depth= 0.01"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  25 yr Rainfall=5.06"

Area (sf) CN Description
* 14,550 30 Local Sand

14,550 30 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Subcatchment NS1: Nopal Street and Existing Houses

Runoff = 0.36 cfs @ 7.96 hrs,  Volume= 0.127 af,  Depth= 4.82"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  25 yr Rainfall=5.06"

Area (sf) CN Description
* 13,800 98

13,800 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Pond ERP: Existing Retention Pond

Inflow Area = 0.651 ac, 48.68% Impervious,  Inflow Depth = 2.35"    for  25 yr event
Inflow = 0.36 cfs @ 7.96 hrs,  Volume= 0.128 af
Outflow = 0.12 cfs @ 9.02 hrs,  Volume= 0.128 af,  Atten= 66%,  Lag= 63.6 min
Discarded = 0.12 cfs @ 9.02 hrs,  Volume= 0.128 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Peak Elev= 45.23' @ 9.02 hrs   Surf.Area= 870 sf   Storage= 1,144 cf
Flood Elev= 46.10'   Surf.Area= 1,242 sf   Storage= 2,062 cf

Plug-Flow detention time= (not calculated: outflow precedes inflow)
Center-of-Mass det. time= 108.4 min ( 768.9 - 660.5 )

Volume Invert Avail.Storage Storage Description
#1 42.60' 2,758 cf Custom Stage Data (Prismatic) Listed below (Recalc)



Type IA 24-hr  25 yr Rainfall=5.06"EXISTING SITE ANALYSIS
  Printed  3/19/2019Prepared by Branch Engineering

Page 7HydroCAD® 10.00-20  s/n 09876  © 2017 HydroCAD Software Solutions LLC

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)
42.60 17 0 0
42.80 115 13 13
43.00 180 30 43
43.20 228 41 84
44.00 438 266 350
45.00 772 605 955
46.00 1,198 985 1,940
46.20 1,285 248 2,188
46.40 1,430 271 2,460
46.60 1,551 298 2,758

Device Routing     Invert Outlet Devices
#1 Discarded 42.60' 6.000 in/hr Exfiltration over Surface area     Phase-In= 0.01'   

Discarded OutFlow  Max=0.12 cfs @ 9.02 hrs  HW=45.23'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 0.12 cfs)



Type IA 24-hr  WQ Rainfall=0.83"EXISTING SITE ANALYSIS
  Printed  3/19/2019Prepared by Branch Engineering

Page 8HydroCAD® 10.00-20  s/n 09876  © 2017 HydroCAD Software Solutions LLC

Summary for Subcatchment EP2: Existing Pervious Area East

Runoff = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af,  Depth= 0.00"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  WQ Rainfall=0.83"

Area (sf) CN Description
* 14,550 30 Local Sand

14,550 30 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Subcatchment NS1: Nopal Street and Existing Houses

Runoff = 0.05 cfs @ 7.99 hrs,  Volume= 0.017 af,  Depth= 0.63"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  WQ Rainfall=0.83"

Area (sf) CN Description
* 13,800 98

13,800 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Pond ERP: Existing Retention Pond

Inflow Area = 0.651 ac, 48.68% Impervious,  Inflow Depth = 0.31"    for  WQ event
Inflow = 0.05 cfs @ 7.99 hrs,  Volume= 0.017 af
Outflow = 0.03 cfs @ 8.36 hrs,  Volume= 0.017 af,  Atten= 43%,  Lag= 22.5 min
Discarded = 0.03 cfs @ 8.36 hrs,  Volume= 0.017 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Peak Elev= 43.08' @ 8.36 hrs   Surf.Area= 199 sf   Storage= 58 cf
Flood Elev= 46.10'   Surf.Area= 1,242 sf   Storage= 2,062 cf

Plug-Flow detention time= 12.9 min calculated for 0.017 af (100% of inflow)
Center-of-Mass det. time= 12.9 min ( 741.6 - 728.7 )

Volume Invert Avail.Storage Storage Description
#1 42.60' 2,758 cf Custom Stage Data (Prismatic) Listed below (Recalc)



Type IA 24-hr  WQ Rainfall=0.83"EXISTING SITE ANALYSIS
  Printed  3/19/2019Prepared by Branch Engineering
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Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)
42.60 17 0 0
42.80 115 13 13
43.00 180 30 43
43.20 228 41 84
44.00 438 266 350
45.00 772 605 955
46.00 1,198 985 1,940
46.20 1,285 248 2,188
46.40 1,430 271 2,460
46.60 1,551 298 2,758

Device Routing     Invert Outlet Devices
#1 Discarded 42.60' 6.000 in/hr Exfiltration over Surface area     Phase-In= 0.01'   

Discarded OutFlow  Max=0.03 cfs @ 8.36 hrs  HW=43.08'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 0.03 cfs)



DRV

Drive Aisle/ Parking/
 Storage/ Trash

 Enclosure

EC

Nopal Street and
 Houses

H1

House 1

H10

House 10

H11

House 11

H12

House 12

H2

House 2

H3

House  3

H4

House 4

H5

House 5

H6

House 6

H7

House 7

H8

House 8

H9

House 9

PAV

pavilion and walks

CB
CB

Catch Basin

RG

Rain Garden

RP1

Existing Retention Pond

RP2

Proposed Retention
 Pond

Routing Diagram for POST DEVELOPMENT ANALYSIS
Prepared by Branch Engineering,  Printed 3/19/2019

HydroCAD® 10.00-20  s/n 09876  © 2017 HydroCAD Software Solutions LLC

Subcat Reach Pond Link



Type IA 24-hr  2 yr Rainfall=3.46"POST DEVELOPMENT ANALYSIS
  Printed  3/19/2019Prepared by Branch Engineering

Page 2HydroCAD® 10.00-20  s/n 09876  © 2017 HydroCAD Software Solutions LLC

Summary for Subcatchment DRV: Drive Aisle/ Parking/ Storage/ Trash Enclosure

Runoff = 0.23 cfs @ 7.96 hrs,  Volume= 0.082 af,  Depth= 3.23"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  2 yr Rainfall=3.46"

Area (sf) CN Description
* 13,226 98

13,226 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Subcatchment EC: Nopal Street and Houses

Runoff = 0.25 cfs @ 7.96 hrs,  Volume= 0.088 af,  Depth= 3.23"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  2 yr Rainfall=3.46"

Area (sf) CN Description
* 6,872 98 houses
* 7,345 98 nopal

14,217 98 Weighted Average
14,217 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Subcatchment H1: House 1

Runoff = 0.02 cfs @ 7.96 hrs,  Volume= 0.006 af,  Depth= 3.23"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  2 yr Rainfall=3.46"

Area (sf) CN Description
* 924 98

924 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 
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Summary for Subcatchment H10: House 10

Runoff = 0.02 cfs @ 7.96 hrs,  Volume= 0.006 af,  Depth= 3.23"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  2 yr Rainfall=3.46"

Area (sf) CN Description
* 924 98

924 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Subcatchment H11: House 11

Runoff = 0.02 cfs @ 7.96 hrs,  Volume= 0.006 af,  Depth= 3.23"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  2 yr Rainfall=3.46"

Area (sf) CN Description
* 996 98

996 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Subcatchment H12: House 12

Runoff = 0.02 cfs @ 7.96 hrs,  Volume= 0.006 af,  Depth= 3.23"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  2 yr Rainfall=3.46"

Area (sf) CN Description
* 1,032 98

1,032 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 
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Summary for Subcatchment H2: House 2

Runoff = 0.02 cfs @ 7.96 hrs,  Volume= 0.006 af,  Depth= 3.23"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  2 yr Rainfall=3.46"

Area (sf) CN Description
* 996 98

996 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Subcatchment H3: House  3

Runoff = 0.02 cfs @ 7.96 hrs,  Volume= 0.006 af,  Depth= 3.23"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  2 yr Rainfall=3.46"

Area (sf) CN Description
* 996 98

996 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Subcatchment H4: House 4

Runoff = 0.02 cfs @ 7.96 hrs,  Volume= 0.006 af,  Depth= 3.23"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  2 yr Rainfall=3.46"

Area (sf) CN Description
* 996 98

996 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 
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Summary for Subcatchment H5: House 5

Runoff = 0.02 cfs @ 7.96 hrs,  Volume= 0.006 af,  Depth= 3.23"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  2 yr Rainfall=3.46"

Area (sf) CN Description
* 924 98

924 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Subcatchment H6: House 6

Runoff = 0.02 cfs @ 7.96 hrs,  Volume= 0.006 af,  Depth= 3.23"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  2 yr Rainfall=3.46"

Area (sf) CN Description
* 996 98

996 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Subcatchment H7: House 7

Runoff = 0.02 cfs @ 7.96 hrs,  Volume= 0.006 af,  Depth= 3.23"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  2 yr Rainfall=3.46"

Area (sf) CN Description
* 1,032 98

1,032 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 
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Summary for Subcatchment H8: House 8

Runoff = 0.02 cfs @ 7.96 hrs,  Volume= 0.006 af,  Depth= 3.23"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  2 yr Rainfall=3.46"

Area (sf) CN Description
* 996 98

996 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Subcatchment H9: House 9

Runoff = 0.02 cfs @ 7.96 hrs,  Volume= 0.006 af,  Depth= 3.23"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  2 yr Rainfall=3.46"

Area (sf) CN Description
* 996 98

996 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Subcatchment PAV: pavilion and walks

Runoff = 0.03 cfs @ 7.96 hrs,  Volume= 0.009 af,  Depth= 3.23"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  2 yr Rainfall=3.46"

Area (sf) CN Description
* 1,427 98

1,427 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 
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Summary for Pond CB: Catch Basin

Inflow Area = 0.336 ac,100.00% Impervious,  Inflow Depth = 3.23"    for  2 yr event
Inflow = 0.26 cfs @ 7.96 hrs,  Volume= 0.090 af
Outflow = 0.26 cfs @ 7.96 hrs,  Volume= 0.090 af,  Atten= 0%,  Lag= 0.0 min
Primary = 0.26 cfs @ 7.96 hrs,  Volume= 0.090 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Peak Elev= 46.53' @ 7.98 hrs
Flood Elev= 46.79'

Device Routing     Invert Outlet Devices
#1 Primary 45.96' 6.0"  Round Culvert   L= 26.0'   Ke= 0.500   

Inlet / Outlet Invert= 45.96' / 45.35'   S= 0.0235 '/'   Cc= 0.900   
n= 0.011,  Flow Area= 0.20 sf   

Primary OutFlow  Max=0.26 cfs @ 7.96 hrs  HW=46.53'  TW=46.44'   (Dynamic Tailwater)
1=Culvert  (Outlet Controls 0.26 cfs @ 1.45 fps)

Summary for Pond RG: Rain Garden

Inflow Area = 0.448 ac,100.00% Impervious,  Inflow Depth = 3.23"    for  2 yr event
Inflow = 0.34 cfs @ 7.96 hrs,  Volume= 0.121 af
Outflow = 0.34 cfs @ 8.00 hrs,  Volume= 0.121 af,  Atten= 0%,  Lag= 2.0 min
Discarded = 0.03 cfs @ 8.00 hrs,  Volume= 0.050 af
Primary = 0.32 cfs @ 8.00 hrs,  Volume= 0.071 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Peak Elev= 46.44' @ 8.00 hrs   Surf.Area= 469 sf   Storage= 267 cf
Flood Elev= 46.50'   Surf.Area= 494 sf   Storage= 295 cf

Plug-Flow detention time= 58.4 min calculated for 0.121 af (100% of inflow)
Center-of-Mass det. time= 58.4 min ( 726.6 - 668.1 )

Volume Invert Avail.Storage Storage Description
#1 45.20' 528 cf Custom Stage Data (Prismatic) Listed below (Recalc)
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Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)
45.20 9 0 0
45.30 28 2 2
45.40 78 5 7
45.50 115 10 17
45.60 145 13 30
45.70 177 16 46
45.80 149 16 62
45.90 149 15 77
46.00 289 22 99
46.10 332 31 130
46.20 373 35 165
46.30 412 39 205
46.40 452 43 248
46.50 494 47 295
46.60 536 52 347
46.70 579 56 402
46.80 634 61 463
46.90 669 65 528

Device Routing     Invert Outlet Devices
#1 Discarded 45.20' 2.500 in/hr Exfiltration over Surface area     Phase-In= 0.01'   
#2 Device 3 46.31' 2.0' long x 0.50' rise Sharp-Crested Rectangular Weir   

2 End Contraction(s)   0.5' Crest Height   
#3 Primary 45.38' 8.0"  Round Culvert   L= 33.0'   Ke= 0.500   

Inlet / Outlet Invert= 45.38' / 45.05'   S= 0.0100 '/'   Cc= 0.900   
n= 0.011,  Flow Area= 0.35 sf   

Discarded OutFlow  Max=0.03 cfs @ 8.00 hrs  HW=46.44'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 0.03 cfs)

Primary OutFlow  Max=0.32 cfs @ 8.00 hrs  HW=46.44'  TW=45.42'   (Dynamic Tailwater)
3=Culvert  (Passes 0.32 cfs of 1.43 cfs potential flow)

2=Sharp-Crested Rectangular Weir  (Weir Controls 0.32 cfs @ 1.22 fps)

Summary for Pond RP1: Existing Retention Pond

Inflow Area = 0.486 ac,100.00% Impervious,  Inflow Depth = 3.23"    for  2 yr event
Inflow = 0.37 cfs @ 7.96 hrs,  Volume= 0.131 af
Outflow = 0.12 cfs @ 9.05 hrs,  Volume= 0.131 af,  Atten= 67%,  Lag= 65.0 min
Discarded = 0.12 cfs @ 9.05 hrs,  Volume= 0.131 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Peak Elev= 45.28' @ 9.05 hrs   Surf.Area= 892 sf   Storage= 1,189 cf
Flood Elev= 46.10'   Surf.Area= 1,242 sf   Storage= 2,062 cf

Plug-Flow detention time= 111.3 min calculated for 0.131 af (100% of inflow)
Center-of-Mass det. time= 111.3 min ( 779.5 - 668.1 )
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Volume Invert Avail.Storage Storage Description
#1 42.60' 2,758 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)
42.60 17 0 0
42.80 115 13 13
43.00 180 30 43
43.20 228 41 84
44.00 438 266 350
45.00 772 605 955
46.00 1,198 985 1,940
46.20 1,285 248 2,188
46.40 1,430 271 2,460
46.60 1,551 298 2,758

Device Routing     Invert Outlet Devices
#1 Discarded 42.60' 6.000 in/hr Exfiltration over Surface area     Phase-In= 0.01'   

Discarded OutFlow  Max=0.12 cfs @ 9.05 hrs  HW=45.28'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 0.12 cfs)

Summary for Pond RP2: Proposed Retention Pond

Inflow Area = 0.448 ac,100.00% Impervious,  Inflow Depth = 1.90"    for  2 yr event
Inflow = 0.32 cfs @ 8.00 hrs,  Volume= 0.071 af
Outflow = 0.25 cfs @ 8.17 hrs,  Volume= 0.071 af,  Atten= 22%,  Lag= 10.5 min
Discarded = 0.25 cfs @ 8.17 hrs,  Volume= 0.071 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Peak Elev= 45.47' @ 8.17 hrs   Surf.Area= 0.012 ac   Storage= 0.004 af
Flood Elev= 46.45'   Surf.Area= 0.029 ac   Storage= 0.024 af

Plug-Flow detention time= 2.9 min calculated for 0.071 af (100% of inflow)
Center-of-Mass det. time= 2.9 min ( 631.4 - 628.5 )

Volume Invert Avail.Storage Storage Description
#1 45.03' 0.041 af 2.00'W x 111.76'L x 1.92'H Prismatoid  Z=3.0

Device Routing     Invert Outlet Devices
#1 Discarded 45.03' 20.000 in/hr Exfiltration over Surface area     Phase-In= 0.01'   

Discarded OutFlow  Max=0.25 cfs @ 8.17 hrs  HW=45.47'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 0.25 cfs)
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Summary for Subcatchment DRV: Drive Aisle/ Parking/ Storage/ Trash Enclosure

Runoff = 0.30 cfs @ 7.96 hrs,  Volume= 0.107 af,  Depth= 4.24"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  10 yr Rainfall=4.48"

Area (sf) CN Description
* 13,226 98

13,226 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Subcatchment EC: Nopal Street and Houses

Runoff = 0.33 cfs @ 7.96 hrs,  Volume= 0.115 af,  Depth= 4.24"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  10 yr Rainfall=4.48"

Area (sf) CN Description
* 6,872 98 houses
* 7,345 98 nopal

14,217 98 Weighted Average
14,217 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Subcatchment H1: House 1

Runoff = 0.02 cfs @ 7.96 hrs,  Volume= 0.008 af,  Depth= 4.24"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  10 yr Rainfall=4.48"

Area (sf) CN Description
* 924 98

924 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 
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Summary for Subcatchment H10: House 10

Runoff = 0.02 cfs @ 7.96 hrs,  Volume= 0.008 af,  Depth= 4.24"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  10 yr Rainfall=4.48"

Area (sf) CN Description
* 924 98

924 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Subcatchment H11: House 11

Runoff = 0.02 cfs @ 7.96 hrs,  Volume= 0.008 af,  Depth= 4.24"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  10 yr Rainfall=4.48"

Area (sf) CN Description
* 996 98

996 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Subcatchment H12: House 12

Runoff = 0.02 cfs @ 7.96 hrs,  Volume= 0.008 af,  Depth= 4.24"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  10 yr Rainfall=4.48"

Area (sf) CN Description
* 1,032 98

1,032 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 
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Summary for Subcatchment H2: House 2

Runoff = 0.02 cfs @ 7.96 hrs,  Volume= 0.008 af,  Depth= 4.24"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  10 yr Rainfall=4.48"

Area (sf) CN Description
* 996 98

996 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Subcatchment H3: House  3

Runoff = 0.02 cfs @ 7.96 hrs,  Volume= 0.008 af,  Depth= 4.24"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  10 yr Rainfall=4.48"

Area (sf) CN Description
* 996 98

996 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Subcatchment H4: House 4

Runoff = 0.02 cfs @ 7.96 hrs,  Volume= 0.008 af,  Depth= 4.24"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  10 yr Rainfall=4.48"

Area (sf) CN Description
* 996 98

996 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 
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Summary for Subcatchment H5: House 5

Runoff = 0.02 cfs @ 7.96 hrs,  Volume= 0.008 af,  Depth= 4.24"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  10 yr Rainfall=4.48"

Area (sf) CN Description
* 924 98

924 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Subcatchment H6: House 6

Runoff = 0.02 cfs @ 7.96 hrs,  Volume= 0.008 af,  Depth= 4.24"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  10 yr Rainfall=4.48"

Area (sf) CN Description
* 996 98

996 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Subcatchment H7: House 7

Runoff = 0.02 cfs @ 7.96 hrs,  Volume= 0.008 af,  Depth= 4.24"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  10 yr Rainfall=4.48"

Area (sf) CN Description
* 1,032 98

1,032 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 
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Summary for Subcatchment H8: House 8

Runoff = 0.02 cfs @ 7.96 hrs,  Volume= 0.008 af,  Depth= 4.24"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  10 yr Rainfall=4.48"

Area (sf) CN Description
* 996 98

996 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Subcatchment H9: House 9

Runoff = 0.02 cfs @ 7.96 hrs,  Volume= 0.008 af,  Depth= 4.24"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  10 yr Rainfall=4.48"

Area (sf) CN Description
* 996 98

996 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Subcatchment PAV: pavilion and walks

Runoff = 0.03 cfs @ 7.96 hrs,  Volume= 0.012 af,  Depth= 4.24"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  10 yr Rainfall=4.48"

Area (sf) CN Description
* 1,427 98

1,427 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 
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Summary for Pond CB: Catch Basin

Inflow Area = 0.336 ac,100.00% Impervious,  Inflow Depth = 4.24"    for  10 yr event
Inflow = 0.34 cfs @ 7.96 hrs,  Volume= 0.119 af
Outflow = 0.34 cfs @ 7.96 hrs,  Volume= 0.119 af,  Atten= 0%,  Lag= 0.0 min
Primary = 0.34 cfs @ 7.96 hrs,  Volume= 0.119 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Peak Elev= 46.60' @ 7.97 hrs
Flood Elev= 46.79'

Device Routing     Invert Outlet Devices
#1 Primary 45.96' 6.0"  Round Culvert   L= 26.0'   Ke= 0.500   

Inlet / Outlet Invert= 45.96' / 45.35'   S= 0.0235 '/'   Cc= 0.900   
n= 0.011,  Flow Area= 0.20 sf   

Primary OutFlow  Max=0.34 cfs @ 7.96 hrs  HW=46.60'  TW=46.47'   (Dynamic Tailwater)
1=Culvert  (Outlet Controls 0.34 cfs @ 1.74 fps)

Summary for Pond RG: Rain Garden

Inflow Area = 0.448 ac,100.00% Impervious,  Inflow Depth = 4.24"    for  10 yr event
Inflow = 0.45 cfs @ 7.96 hrs,  Volume= 0.159 af
Outflow = 0.45 cfs @ 7.99 hrs,  Volume= 0.159 af,  Atten= 0%,  Lag= 2.0 min
Discarded = 0.03 cfs @ 7.99 hrs,  Volume= 0.051 af
Primary = 0.42 cfs @ 7.99 hrs,  Volume= 0.107 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Peak Elev= 46.47' @ 7.99 hrs   Surf.Area= 481 sf   Storage= 279 cf
Flood Elev= 46.50'   Surf.Area= 494 sf   Storage= 295 cf

Plug-Flow detention time= 46.5 min calculated for 0.159 af (100% of inflow)
Center-of-Mass det. time= 46.5 min ( 708.5 - 662.0 )

Volume Invert Avail.Storage Storage Description
#1 45.20' 528 cf Custom Stage Data (Prismatic) Listed below (Recalc)
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Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)
45.20 9 0 0
45.30 28 2 2
45.40 78 5 7
45.50 115 10 17
45.60 145 13 30
45.70 177 16 46
45.80 149 16 62
45.90 149 15 77
46.00 289 22 99
46.10 332 31 130
46.20 373 35 165
46.30 412 39 205
46.40 452 43 248
46.50 494 47 295
46.60 536 52 347
46.70 579 56 402
46.80 634 61 463
46.90 669 65 528

Device Routing     Invert Outlet Devices
#1 Discarded 45.20' 2.500 in/hr Exfiltration over Surface area     Phase-In= 0.01'   
#2 Device 3 46.31' 2.0' long x 0.50' rise Sharp-Crested Rectangular Weir   

2 End Contraction(s)   0.5' Crest Height   
#3 Primary 45.38' 8.0"  Round Culvert   L= 33.0'   Ke= 0.500   

Inlet / Outlet Invert= 45.38' / 45.05'   S= 0.0100 '/'   Cc= 0.900   
n= 0.011,  Flow Area= 0.35 sf   

Discarded OutFlow  Max=0.03 cfs @ 7.99 hrs  HW=46.47'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 0.03 cfs)

Primary OutFlow  Max=0.42 cfs @ 7.99 hrs  HW=46.47'  TW=45.58'   (Dynamic Tailwater)
3=Culvert  (Passes 0.42 cfs of 1.46 cfs potential flow)

2=Sharp-Crested Rectangular Weir  (Weir Controls 0.42 cfs @ 1.35 fps)

Summary for Pond RP1: Existing Retention Pond

Inflow Area = 0.486 ac,100.00% Impervious,  Inflow Depth = 4.24"    for  10 yr event
Inflow = 0.49 cfs @ 7.96 hrs,  Volume= 0.172 af
Outflow = 0.15 cfs @ 9.13 hrs,  Volume= 0.172 af,  Atten= 68%,  Lag= 69.9 min
Discarded = 0.15 cfs @ 9.13 hrs,  Volume= 0.172 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Peak Elev= 45.78' @ 9.13 hrs   Surf.Area= 1,104 sf   Storage= 1,686 cf
Flood Elev= 46.10'   Surf.Area= 1,242 sf   Storage= 2,062 cf

Plug-Flow detention time= (not calculated: outflow precedes inflow)
Center-of-Mass det. time= 133.3 min ( 795.3 - 662.0 )
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Volume Invert Avail.Storage Storage Description
#1 42.60' 2,758 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)
42.60 17 0 0
42.80 115 13 13
43.00 180 30 43
43.20 228 41 84
44.00 438 266 350
45.00 772 605 955
46.00 1,198 985 1,940
46.20 1,285 248 2,188
46.40 1,430 271 2,460
46.60 1,551 298 2,758

Device Routing     Invert Outlet Devices
#1 Discarded 42.60' 6.000 in/hr Exfiltration over Surface area     Phase-In= 0.01'   

Discarded OutFlow  Max=0.15 cfs @ 9.13 hrs  HW=45.78'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 0.15 cfs)

Summary for Pond RP2: Proposed Retention Pond

Inflow Area = 0.448 ac,100.00% Impervious,  Inflow Depth = 2.88"    for  10 yr event
Inflow = 0.42 cfs @ 7.99 hrs,  Volume= 0.107 af
Outflow = 0.31 cfs @ 8.20 hrs,  Volume= 0.107 af,  Atten= 26%,  Lag= 12.4 min
Discarded = 0.31 cfs @ 8.20 hrs,  Volume= 0.107 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Peak Elev= 45.66' @ 8.20 hrs   Surf.Area= 0.015 ac   Storage= 0.006 af
Flood Elev= 46.45'   Surf.Area= 0.029 ac   Storage= 0.024 af

Plug-Flow detention time= 3.9 min calculated for 0.107 af (100% of inflow)
Center-of-Mass det. time= 3.9 min ( 643.4 - 639.5 )

Volume Invert Avail.Storage Storage Description
#1 45.03' 0.041 af 2.00'W x 111.76'L x 1.92'H Prismatoid  Z=3.0

Device Routing     Invert Outlet Devices
#1 Discarded 45.03' 20.000 in/hr Exfiltration over Surface area     Phase-In= 0.01'   

Discarded OutFlow  Max=0.31 cfs @ 8.20 hrs  HW=45.66'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 0.31 cfs)
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Summary for Subcatchment DRV: Drive Aisle/ Parking/ Storage/ Trash Enclosure

Runoff = 0.34 cfs @ 7.96 hrs,  Volume= 0.122 af,  Depth= 4.82"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  25 yr Rainfall=5.06"

Area (sf) CN Description
* 13,226 98

13,226 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Subcatchment EC: Nopal Street and Houses

Runoff = 0.37 cfs @ 7.96 hrs,  Volume= 0.131 af,  Depth= 4.82"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  25 yr Rainfall=5.06"

Area (sf) CN Description
* 6,872 98 houses
* 7,345 98 nopal

14,217 98 Weighted Average
14,217 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Subcatchment H1: House 1

Runoff = 0.02 cfs @ 7.96 hrs,  Volume= 0.009 af,  Depth= 4.82"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  25 yr Rainfall=5.06"

Area (sf) CN Description
* 924 98

924 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 
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Summary for Subcatchment H10: House 10

Runoff = 0.02 cfs @ 7.96 hrs,  Volume= 0.009 af,  Depth= 4.82"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  25 yr Rainfall=5.06"

Area (sf) CN Description
* 924 98

924 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Subcatchment H11: House 11

Runoff = 0.03 cfs @ 7.96 hrs,  Volume= 0.009 af,  Depth= 4.82"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  25 yr Rainfall=5.06"

Area (sf) CN Description
* 996 98

996 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Subcatchment H12: House 12

Runoff = 0.03 cfs @ 7.96 hrs,  Volume= 0.010 af,  Depth= 4.82"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  25 yr Rainfall=5.06"

Area (sf) CN Description
* 1,032 98

1,032 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 
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Summary for Subcatchment H2: House 2

Runoff = 0.03 cfs @ 7.96 hrs,  Volume= 0.009 af,  Depth= 4.82"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  25 yr Rainfall=5.06"

Area (sf) CN Description
* 996 98

996 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Subcatchment H3: House  3

Runoff = 0.03 cfs @ 7.96 hrs,  Volume= 0.009 af,  Depth= 4.82"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  25 yr Rainfall=5.06"

Area (sf) CN Description
* 996 98

996 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Subcatchment H4: House 4

Runoff = 0.03 cfs @ 7.96 hrs,  Volume= 0.009 af,  Depth= 4.82"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  25 yr Rainfall=5.06"

Area (sf) CN Description
* 996 98

996 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 
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Summary for Subcatchment H5: House 5

Runoff = 0.02 cfs @ 7.96 hrs,  Volume= 0.009 af,  Depth= 4.82"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  25 yr Rainfall=5.06"

Area (sf) CN Description
* 924 98

924 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Subcatchment H6: House 6

Runoff = 0.03 cfs @ 7.96 hrs,  Volume= 0.009 af,  Depth= 4.82"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  25 yr Rainfall=5.06"

Area (sf) CN Description
* 996 98

996 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Subcatchment H7: House 7

Runoff = 0.03 cfs @ 7.96 hrs,  Volume= 0.010 af,  Depth= 4.82"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  25 yr Rainfall=5.06"

Area (sf) CN Description
* 1,032 98

1,032 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 
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Summary for Subcatchment H8: House 8

Runoff = 0.03 cfs @ 7.96 hrs,  Volume= 0.009 af,  Depth= 4.82"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  25 yr Rainfall=5.06"

Area (sf) CN Description
* 996 98

996 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Subcatchment H9: House 9

Runoff = 0.03 cfs @ 7.96 hrs,  Volume= 0.009 af,  Depth= 4.82"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  25 yr Rainfall=5.06"

Area (sf) CN Description
* 996 98

996 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Subcatchment PAV: pavilion and walks

Runoff = 0.04 cfs @ 7.96 hrs,  Volume= 0.013 af,  Depth= 4.82"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  25 yr Rainfall=5.06"

Area (sf) CN Description
* 1,427 98

1,427 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 
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Summary for Pond CB: Catch Basin

Inflow Area = 0.336 ac,100.00% Impervious,  Inflow Depth = 4.82"    for  25 yr event
Inflow = 0.38 cfs @ 7.96 hrs,  Volume= 0.135 af
Outflow = 0.38 cfs @ 7.96 hrs,  Volume= 0.135 af,  Atten= 0%,  Lag= 0.0 min
Primary = 0.38 cfs @ 7.96 hrs,  Volume= 0.135 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Peak Elev= 46.66' @ 7.97 hrs
Flood Elev= 46.79'

Device Routing     Invert Outlet Devices
#1 Primary 45.96' 6.0"  Round Culvert   L= 26.0'   Ke= 0.500   

Inlet / Outlet Invert= 45.96' / 45.35'   S= 0.0235 '/'   Cc= 0.900   
n= 0.011,  Flow Area= 0.20 sf   

Primary OutFlow  Max=0.38 cfs @ 7.96 hrs  HW=46.66'  TW=46.48'   (Dynamic Tailwater)
1=Culvert  (Outlet Controls 0.38 cfs @ 1.94 fps)

Summary for Pond RG: Rain Garden

Inflow Area = 0.448 ac,100.00% Impervious,  Inflow Depth = 4.82"    for  25 yr event
Inflow = 0.51 cfs @ 7.96 hrs,  Volume= 0.180 af
Outflow = 0.51 cfs @ 7.99 hrs,  Volume= 0.180 af,  Atten= 0%,  Lag= 1.9 min
Discarded = 0.03 cfs @ 7.99 hrs,  Volume= 0.052 af
Primary = 0.48 cfs @ 7.99 hrs,  Volume= 0.128 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Peak Elev= 46.48' @ 7.99 hrs   Surf.Area= 487 sf   Storage= 286 cf
Flood Elev= 46.50'   Surf.Area= 494 sf   Storage= 295 cf

Plug-Flow detention time= 41.7 min calculated for 0.180 af (100% of inflow)
Center-of-Mass det. time= 41.7 min ( 701.2 - 659.5 )

Volume Invert Avail.Storage Storage Description
#1 45.20' 528 cf Custom Stage Data (Prismatic) Listed below (Recalc)
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Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)
45.20 9 0 0
45.30 28 2 2
45.40 78 5 7
45.50 115 10 17
45.60 145 13 30
45.70 177 16 46
45.80 149 16 62
45.90 149 15 77
46.00 289 22 99
46.10 332 31 130
46.20 373 35 165
46.30 412 39 205
46.40 452 43 248
46.50 494 47 295
46.60 536 52 347
46.70 579 56 402
46.80 634 61 463
46.90 669 65 528

Device Routing     Invert Outlet Devices
#1 Discarded 45.20' 2.500 in/hr Exfiltration over Surface area     Phase-In= 0.01'   
#2 Device 3 46.31' 2.0' long x 0.50' rise Sharp-Crested Rectangular Weir   

2 End Contraction(s)   0.5' Crest Height   
#3 Primary 45.38' 8.0"  Round Culvert   L= 33.0'   Ke= 0.500   

Inlet / Outlet Invert= 45.38' / 45.05'   S= 0.0100 '/'   Cc= 0.900   
n= 0.011,  Flow Area= 0.35 sf   

Discarded OutFlow  Max=0.03 cfs @ 7.99 hrs  HW=46.48'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 0.03 cfs)

Primary OutFlow  Max=0.48 cfs @ 7.99 hrs  HW=46.48'  TW=45.67'   (Dynamic Tailwater)
3=Culvert  (Passes 0.48 cfs of 1.47 cfs potential flow)

2=Sharp-Crested Rectangular Weir  (Weir Controls 0.48 cfs @ 1.41 fps)

Summary for Pond RP1: Existing Retention Pond

Inflow Area = 0.486 ac,100.00% Impervious,  Inflow Depth = 4.82"    for  25 yr event
Inflow = 0.55 cfs @ 7.96 hrs,  Volume= 0.195 af
Outflow = 0.17 cfs @ 9.17 hrs,  Volume= 0.195 af,  Atten= 69%,  Lag= 72.7 min
Discarded = 0.17 cfs @ 9.17 hrs,  Volume= 0.195 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Peak Elev= 46.04' @ 9.17 hrs   Surf.Area= 1,214 sf   Storage= 1,984 cf
Flood Elev= 46.10'   Surf.Area= 1,242 sf   Storage= 2,062 cf

Plug-Flow detention time= 144.4 min calculated for 0.195 af (100% of inflow)
Center-of-Mass det. time= 144.4 min ( 803.9 - 659.5 )
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Volume Invert Avail.Storage Storage Description
#1 42.60' 2,758 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)
42.60 17 0 0
42.80 115 13 13
43.00 180 30 43
43.20 228 41 84
44.00 438 266 350
45.00 772 605 955
46.00 1,198 985 1,940
46.20 1,285 248 2,188
46.40 1,430 271 2,460
46.60 1,551 298 2,758

Device Routing     Invert Outlet Devices
#1 Discarded 42.60' 6.000 in/hr Exfiltration over Surface area     Phase-In= 0.01'   

Discarded OutFlow  Max=0.17 cfs @ 9.17 hrs  HW=46.04'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 0.17 cfs)

Summary for Pond RP2: Proposed Retention Pond

Inflow Area = 0.448 ac,100.00% Impervious,  Inflow Depth = 3.44"    for  25 yr event
Inflow = 0.48 cfs @ 7.99 hrs,  Volume= 0.128 af
Outflow = 0.35 cfs @ 8.22 hrs,  Volume= 0.128 af,  Atten= 28%,  Lag= 13.4 min
Discarded = 0.35 cfs @ 8.22 hrs,  Volume= 0.128 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Peak Elev= 45.77' @ 8.22 hrs   Surf.Area= 0.017 ac   Storage= 0.008 af
Flood Elev= 46.45'   Surf.Area= 0.029 ac   Storage= 0.024 af

Plug-Flow detention time= 4.5 min calculated for 0.128 af (100% of inflow)
Center-of-Mass det. time= 4.5 min ( 646.4 - 641.9 )

Volume Invert Avail.Storage Storage Description
#1 45.03' 0.041 af 2.00'W x 111.76'L x 1.92'H Prismatoid  Z=3.0

Device Routing     Invert Outlet Devices
#1 Discarded 45.03' 20.000 in/hr Exfiltration over Surface area     Phase-In= 0.01'   

Discarded OutFlow  Max=0.35 cfs @ 8.22 hrs  HW=45.77'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 0.35 cfs)
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Summary for Subcatchment DRV: Drive Aisle/ Parking/ Storage/ Trash Enclosure

Runoff = 0.05 cfs @ 7.99 hrs,  Volume= 0.016 af,  Depth= 0.63"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  WQ Rainfall=0.83"

Area (sf) CN Description
* 13,226 98

13,226 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Subcatchment EC: Nopal Street and Houses

Runoff = 0.05 cfs @ 7.99 hrs,  Volume= 0.017 af,  Depth= 0.63"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  WQ Rainfall=0.83"

Area (sf) CN Description
* 6,872 98 houses
* 7,345 98 nopal

14,217 98 Weighted Average
14,217 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Subcatchment H1: House 1

Runoff = 0.00 cfs @ 7.99 hrs,  Volume= 0.001 af,  Depth= 0.63"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  WQ Rainfall=0.83"

Area (sf) CN Description
* 924 98

924 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 
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Summary for Subcatchment H10: House 10

Runoff = 0.00 cfs @ 7.99 hrs,  Volume= 0.001 af,  Depth= 0.63"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  WQ Rainfall=0.83"

Area (sf) CN Description
* 924 98

924 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Subcatchment H11: House 11

Runoff = 0.00 cfs @ 7.99 hrs,  Volume= 0.001 af,  Depth= 0.63"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  WQ Rainfall=0.83"

Area (sf) CN Description
* 996 98

996 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Subcatchment H12: House 12

Runoff = 0.00 cfs @ 7.99 hrs,  Volume= 0.001 af,  Depth= 0.63"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  WQ Rainfall=0.83"

Area (sf) CN Description
* 1,032 98

1,032 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 
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Summary for Subcatchment H2: House 2

Runoff = 0.00 cfs @ 7.99 hrs,  Volume= 0.001 af,  Depth= 0.63"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  WQ Rainfall=0.83"

Area (sf) CN Description
* 996 98

996 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Subcatchment H3: House  3

Runoff = 0.00 cfs @ 7.99 hrs,  Volume= 0.001 af,  Depth= 0.63"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  WQ Rainfall=0.83"

Area (sf) CN Description
* 996 98

996 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Subcatchment H4: House 4

Runoff = 0.00 cfs @ 7.99 hrs,  Volume= 0.001 af,  Depth= 0.63"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  WQ Rainfall=0.83"

Area (sf) CN Description
* 996 98

996 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 
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Summary for Subcatchment H5: House 5

Runoff = 0.00 cfs @ 7.99 hrs,  Volume= 0.001 af,  Depth= 0.63"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  WQ Rainfall=0.83"

Area (sf) CN Description
* 924 98

924 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Subcatchment H6: House 6

Runoff = 0.00 cfs @ 7.99 hrs,  Volume= 0.001 af,  Depth= 0.63"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  WQ Rainfall=0.83"

Area (sf) CN Description
* 996 98

996 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Subcatchment H7: House 7

Runoff = 0.00 cfs @ 7.99 hrs,  Volume= 0.001 af,  Depth= 0.63"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  WQ Rainfall=0.83"

Area (sf) CN Description
* 1,032 98

1,032 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 
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Summary for Subcatchment H8: House 8

Runoff = 0.00 cfs @ 7.99 hrs,  Volume= 0.001 af,  Depth= 0.63"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  WQ Rainfall=0.83"

Area (sf) CN Description
* 996 98

996 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Subcatchment H9: House 9

Runoff = 0.00 cfs @ 7.99 hrs,  Volume= 0.001 af,  Depth= 0.63"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  WQ Rainfall=0.83"

Area (sf) CN Description
* 996 98

996 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Summary for Subcatchment PAV: pavilion and walks

Runoff = 0.01 cfs @ 7.99 hrs,  Volume= 0.002 af,  Depth= 0.63"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Type IA 24-hr  WQ Rainfall=0.83"

Area (sf) CN Description
* 1,427 98

1,427 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 
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Summary for Pond CB: Catch Basin

Inflow Area = 0.336 ac,100.00% Impervious,  Inflow Depth = 0.63"    for  WQ event
Inflow = 0.05 cfs @ 7.99 hrs,  Volume= 0.018 af
Outflow = 0.05 cfs @ 7.99 hrs,  Volume= 0.018 af,  Atten= 0%,  Lag= 0.0 min
Primary = 0.05 cfs @ 7.99 hrs,  Volume= 0.018 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Peak Elev= 46.28' @ 9.11 hrs
Flood Elev= 46.79'

Device Routing     Invert Outlet Devices
#1 Primary 45.96' 6.0"  Round Culvert   L= 26.0'   Ke= 0.500   

Inlet / Outlet Invert= 45.96' / 45.35'   S= 0.0235 '/'   Cc= 0.900   
n= 0.011,  Flow Area= 0.20 sf   

Primary OutFlow  Max=0.05 cfs @ 7.99 hrs  HW=46.17'  TW=46.12'   (Dynamic Tailwater)
1=Culvert  (Outlet Controls 0.05 cfs @ 0.94 fps)

Summary for Pond RG: Rain Garden

Inflow Area = 0.448 ac,100.00% Impervious,  Inflow Depth = 0.63"    for  WQ event
Inflow = 0.07 cfs @ 7.99 hrs,  Volume= 0.023 af
Outflow = 0.02 cfs @ 9.12 hrs,  Volume= 0.023 af,  Atten= 66%,  Lag= 67.8 min
Discarded = 0.02 cfs @ 9.12 hrs,  Volume= 0.023 af
Primary = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Peak Elev= 46.28' @ 9.12 hrs   Surf.Area= 404 sf   Storage= 196 cf
Flood Elev= 46.50'   Surf.Area= 494 sf   Storage= 295 cf

Plug-Flow detention time= (not calculated: outflow precedes inflow)
Center-of-Mass det. time= 114.9 min ( 843.6 - 728.7 )

Volume Invert Avail.Storage Storage Description
#1 45.20' 528 cf Custom Stage Data (Prismatic) Listed below (Recalc)



Type IA 24-hr  WQ Rainfall=0.83"POST DEVELOPMENT ANALYSIS
  Printed  3/19/2019Prepared by Branch Engineering

Page 32HydroCAD® 10.00-20  s/n 09876  © 2017 HydroCAD Software Solutions LLC

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)
45.20 9 0 0
45.30 28 2 2
45.40 78 5 7
45.50 115 10 17
45.60 145 13 30
45.70 177 16 46
45.80 149 16 62
45.90 149 15 77
46.00 289 22 99
46.10 332 31 130
46.20 373 35 165
46.30 412 39 205
46.40 452 43 248
46.50 494 47 295
46.60 536 52 347
46.70 579 56 402
46.80 634 61 463
46.90 669 65 528

Device Routing     Invert Outlet Devices
#1 Discarded 45.20' 2.500 in/hr Exfiltration over Surface area     Phase-In= 0.01'   
#2 Device 3 46.31' 2.0' long x 0.50' rise Sharp-Crested Rectangular Weir   

2 End Contraction(s)   0.5' Crest Height   
#3 Primary 45.38' 8.0"  Round Culvert   L= 33.0'   Ke= 0.500   

Inlet / Outlet Invert= 45.38' / 45.05'   S= 0.0100 '/'   Cc= 0.900   
n= 0.011,  Flow Area= 0.35 sf   

Discarded OutFlow  Max=0.02 cfs @ 9.12 hrs  HW=46.28'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 0.02 cfs)

Primary OutFlow  Max=0.00 cfs @ 0.00 hrs  HW=45.20'  TW=45.03'   (Dynamic Tailwater)
3=Culvert  ( Controls 0.00 cfs)

2=Sharp-Crested Rectangular Weir  ( Controls 0.00 cfs)

Summary for Pond RP1: Existing Retention Pond

Inflow Area = 0.486 ac,100.00% Impervious,  Inflow Depth = 0.63"    for  WQ event
Inflow = 0.07 cfs @ 7.99 hrs,  Volume= 0.025 af
Outflow = 0.04 cfs @ 8.48 hrs,  Volume= 0.025 af,  Atten= 51%,  Lag= 29.6 min
Discarded = 0.04 cfs @ 8.48 hrs,  Volume= 0.025 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Peak Elev= 43.33' @ 8.48 hrs   Surf.Area= 261 sf   Storage= 114 cf
Flood Elev= 46.10'   Surf.Area= 1,242 sf   Storage= 2,062 cf

Plug-Flow detention time= 22.0 min calculated for 0.025 af (100% of inflow)
Center-of-Mass det. time= 22.0 min ( 750.6 - 728.7 )
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Volume Invert Avail.Storage Storage Description
#1 42.60' 2,758 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)
42.60 17 0 0
42.80 115 13 13
43.00 180 30 43
43.20 228 41 84
44.00 438 266 350
45.00 772 605 955
46.00 1,198 985 1,940
46.20 1,285 248 2,188
46.40 1,430 271 2,460
46.60 1,551 298 2,758

Device Routing     Invert Outlet Devices
#1 Discarded 42.60' 6.000 in/hr Exfiltration over Surface area     Phase-In= 0.01'   

Discarded OutFlow  Max=0.04 cfs @ 8.48 hrs  HW=43.33'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 0.04 cfs)

Summary for Pond RP2: Proposed Retention Pond

Inflow Area = 0.448 ac,100.00% Impervious,  Inflow Depth = 0.00"    for  WQ event
Inflow = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af
Outflow = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af,  Atten= 0%,  Lag= 0.0 min
Discarded = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-36.00 hrs, dt= 0.01 hrs
Peak Elev= 45.03' @ 0.00 hrs   Surf.Area= 0.005 ac   Storage= 0.000 af
Flood Elev= 46.45'   Surf.Area= 0.029 ac   Storage= 0.024 af

Plug-Flow detention time= (not calculated: initial storage exceeds outflow)
Center-of-Mass det. time= (not calculated: no inflow)

Volume Invert Avail.Storage Storage Description
#1 45.03' 0.041 af 2.00'W x 111.76'L x 1.92'H Prismatoid  Z=3.0

Device Routing     Invert Outlet Devices
#1 Discarded 45.03' 20.000 in/hr Exfiltration over Surface area     Phase-In= 0.01'   

Discarded OutFlow  Max=0.00 cfs @ 0.00 hrs  HW=45.03'   (Free Discharge)
1=Exfiltration  ( Controls 0.00 cfs)



 
 
 

  

APPENDIX D 

Operation and Maintenance Plan 
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Simplified Operations and Maintenance Specifications 
VEGETATED FILTERS  

 

What To Look For  What To Do 
Structural Components, including inlets and outlets, check dams, and flow spreader, shall slowly and evenly treat 
and infiltrate stormwater.   

¾ Clogged inlets or outlets 
 
 
 
¾ Ineffective flow spreaders  
¾ Cracked drain pipes 

¾ Remove sediment, debris, and vegetation blockage 
from catch basins, trench drains, curb inlets, and pipes 
to maintain at least 50% conveyance capacity at all 
times. 

¾ Clear accumulated silt.  
¾ Repair/seal cracks.  Replace when repair is 

insufficient. 
Vegetation shall cover 90% of the facility.    
¾ Dead or strained vegetation   
 
 
 
 
¾ Tall grass  
¾ Weeds   

¾ Manually remove sediment accumulation. 
¾ Replant per planting plan, or substitute from SWMM 

Appendix F.4 plant list. 
¾ Irrigate as needed.  Mulch annually.  DO NOT apply 

fertilizers, herbicides, or pesticides. 
¾ Cut back to 4-6 inches 1-2 times each year.   
¾ Manually remove weeds.  Remove plant debris.   

Growing/Filter Medium, including soil and gravels, shall sustain healthy plant cover and infiltrate within 48 hours.   
¾ Erosion and gullies  
 
 
¾ Slope slippage 
¾ Ponding  

¾ Fill, lightly compact, and install flow spreader/plant 
vegetation to disperse flow.  Restore or create outfalls, 
checkdams, or splash blocks where necessary. 

¾ Stabilize slopes. 
¾ Rake, till, or amend to restore infiltration rate.    

Maintenance Schedule: 
Summer.  Make any structural repairs.  Improve filter medium as needed.  Clear drain.  Mow.  Irrigate as needed.   
Fall.  Replant exposed soil and replace dead plants.  Remove sediment and plant debris.    
Winter.  Monitor infiltration/flow-through rates.  Clear inlets and outlets/overflows to maintain conveyance.         
Spring. Remove sediment and plant debris. Replant exposed soil and replace dead plants.  
All seasons. Weed as necessary. 
Maintenance Records:  Record date, description, and contractor (if applicable) for all structural repairs, landscape 
maintenance, and facility cleanout activities.  Keep work orders and invoices on file and make available upon request 
of the City inspector. 

Access:  Maintain ingress/egress to design standards. 

Infiltration/Flow Control:  All facilities shall drain within 48 hours.  Record time/date, weather, and site conditions 
when ponding occurs. 

Pollution Prevention:  All sites shall implement best management practices to prevent hazardous or solid wastes or 
excessive oil and sediment from contaminating stormwater.  Contact Spill Prevention & Citizen Response at 503-
823-7180 for immediate assistance responding to spills. Record time/date, weather, and site conditions if site 
activities contaminate stormwater.    

Vectors (Mosquitoes & Rodents):  Stormwater facilities shall not harbor mosquito larvae or rats that pose a threat to 
public health or that undermine the facility structure.  Monitor standing water for small wiggling sticks perpendicular 
to the water's surface.  Note holes/burrows in and around facilities.  Call Multnomah County Vector Control at 503-
988-3464 for immediate assistance to eradicate vectors. Record time/date, weather, and site conditions when vector 
activity was observed. 
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SEDIMENT AND OIL REMOVAL AND DISPOSAL  
 
FACILITIES AND SYSTEM COMPONENTS THIS APPLIES TO 
 
• Vegetated facilities: ecoroofs, infiltration basins, planters, ponds, sand filters, 

swales, trees, vegetated filters, and wetlands. 
• Structural facilities: catch basins, curb cuts, inlets, manufactured facilities, piping, 

sedimentation manholes, and vaults. 
• Underground infiltration facilities: soakage trenches and drywells. 
• Pervious pavement 
 
IMPORTANCE TO FACILITY PERFORMANCE 
The purpose of a stormwater treatment facility is to remove pollutants, including 
suspended solids, by capturing sediment.  Sediment can include dirt, leaves, and litter. 
These materials can restrict or clog the facility.  Timely removal of sediment will 
improve infiltration rates and water quality and prevent clogging and flooding. 
 
WHAT TO LOOK FOR 
Check the depth of accumulated sediments.  Sediment markers can be placed in the 
facility to help identify depths.  Remove sediment when: 
 

Vegetated Facilities: 
• Sediment is filled to 30% of capacity (4 inches deep in a vegetated facility), 
• Sediment depth is damaging or killing vegetation, or 
• Sediment is preventing the facility from draining in the time specified in the 

O&M Plan. 
 

Structural Facilities: 
• At least once a year, or when 
• Sediment is filled to 30% of capacity (1½ feet deep in a sediment manhole or 6 

inches deep in a vault). 
 

Underground Infiltration Facilities and Pervious Pavement: 
• Sediment is preventing the facility from draining in the time specified in the 

O&M Plan. 
 
WHAT TO DO 
Sediment often can be removed by hand.  Large facilities and underground facilities 
will need to be cleaned with heavy equipment by trained professionals. 

• Remove sediment during dry months when it is easier to remove, weighs 
less, and creates fewer secondary environmental impacts (such as wet 
sediment running off the site). 

Note: It is illegal to hose sediments through your system. 
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SEDIMENT AND OIL REMOVAL AND DISPOSAL (continued) 
 
WHAT TO DO (continued) 
 

Vegetated Facilities: 
• Use rakes and shovels to dig out accumulated sediment. 
• Avoid damage to existing vegetation. 
• If sediment is deep, plants may need to be removed in order to excavate 

sediment. 
• Reseed and mulch disturbed areas to prevent erosion. 
• Excavate sand or gravel and clean or replace. 

 
Structural Facilities, Soakage Trenches, and Pervious Pavement: 
• Catch basins: Clean debris off the grate and bars.  Lift the grate and use a 

bucket to remove water and a shovel to dig out sediment. 
• Curb cuts, piping, and other conveyance facilities: Use a shovel, router, air 

hose, or other dry method to clear sediment and debris. 
• Soakage trenches: Excavate sand or gravel and clean or replace. 
• Pervious pavement: Remove accumulated sediment from the surface with a 

dry broom, vacuum system, or other hand tools. 
 
HIRING PROFESSIONALS  
Cleaning certain facilities will require professional assistance: 
 

• Underground facilities, such as manholes, drywells, and manufactured 
facilities, must be cleaned by a vactor truck.  Do not enter these facilities.  
They are defined by the Oregon Occupational Safety and Health Division as 
confined spaces and require proper certification to enter. 

• Certain components, such as collection basins, piping, or pervious pavement 
systems, may require vacuuming with a vactor truck or street sweeping 
equipment. 

 
DISPOSAL 
When deciding how to dispose of sediment, consider the types of activities and 
pollutants onsite.  Sediment from commercial or industrial sites is usually not 
considered hazardous waste.  However, as the generator of this waste, you are 
responsible for deciding how to properly manage the removed solids. 
 

Contaminated Water and Sediment 
Catch basins and stormwater facilities in areas used for chemical or hazardous 
waste storage, material handling, or equipment maintenance may collect the 
chemicals used in these activities from spills or via stormwater runoff.  If you 
observe an oily sheen, odors, discoloration, or other signs of pollution, hire a  
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SEDIMENT AND OIL REMOVAL AND DISPOSAL (continued) 
 

Contaminated Water and Sediment (continued) 
professional laboratory or sampling firm to assess whether the material needs 
specialized hauling, treatment, or disposal to comply with Oregon State 
Department of Environmental Quality (DEQ) rules.  If you need assistance 
deciding whether the solids should be managed as hazardous waste, contact 
DEQ. 

 
Non-Contaminated Water and Sediment 
Dispose of the water in a sanitary sewer through a shop drain, sink, toilet, or 
other appropriate drain.  If the pollutant load is non-hazardous, water may also 
be spread across onsite vegetation.  Let the solids dry out, then properly dispose 
of them.  Temporary erosion control measures may be needed to contain the 
material onsite.  Dry materials may be reused elsewhere on your site, may be 
eligible for reuse by others, or can be disposed of at a designated solid waste 
facility. 

 
REDUCING SEDIMENT ACCUMULATION AND POLLUTION IN THE FACILITY  

• Minimize outside sources of sediment, such as eroding soil upstream of the 
facility. 

• Sweep paved areas on the property regularly. 
• Make sure chemical and waste storage areas are not exposed to rainfall and 

stormwater runoff. 
• Do not let water from washing vehicles or equipment drain to the stormwater 

facility. 
 
ADDITIONAL RESOURCES 
 
Catch basin cleaning, material handling, and other best management practices: 
Bureau of Environmental Services, Industrial Stormwater Section 

www.portlandonline.com/bes/index.cfm?c=34618 
 
Hazardous waste: 
DEQ 503-229-5913, email hw@deq.state.or.us, 

www.deq.state.or.us/wmc/hw/hw.htm 
 
Sediment removal: 
Look in yellow pages under “Sewage” or “Waste Disposal.” 
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VEGETATION MANAGEMENT  
 
FACILITIES THIS APPLIES TO  
 
• Vegetated facilities: ecoroofs, infiltration basins, planters, ponds, sand filters, 

swales, trees, vegetated filters, and wetlands. 
 
IMPORTANCE TO FACILITY PERFORMANCE 
Plants play an important role in stormwater facilities.  They absorb water, improve 
infiltration rates of soil, prevent erosion by stabilizing soil, cool water, and capture 
pollutants.  Plants create habitat for birds and other wildlife and provide aesthetic value 
to a property.  Proper maintenance of vegetation improves the appearance and 
performance of facilities. 
 
WHAT TO LOOK FOR  
When identifying maintenance needs, it is helpful to have a copy of the landscape plan; 
this shows the required plants for the facility.  Facilities should be checked for 
maintenance needs quarterly for the first 2 years and twice a year after that. 
 

A facility needs maintenance when: 
• Areas of soil are bare. 
• Vegetation is buried by sediment. 
• Vegetation appears unhealthy or has died. 
• Nuisance and invasive plants are present. 
• Vegetation is compromising the facility’s structure by blocking inlets or 

outlets, or roots are intruding into a component of the facility. 
• Dropped leaves and other debris are contributing to sediment accumulation 

or are blocking inlets or outlets. 
 
WHAT TO DO 
Maintenance activities can easily be incorporated into existing site landscape 
maintenance contracts.  Vegetation can be maintained with a formal or more natural 
appearance, depending on your preference. 
 

General Maintenance 
• Remove dropped leaves, dead plants, and grass and other plant clippings. 

Plant debris adds nutrient pollution as it breaks down and can clog facility 
piping and reduce infiltration. 

• Avoid using fertilizers, herbicides, or pesticides in the facility.  These 
products add to the pollution problems the facilities are designed to remedy. 
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VEGETATION MANAGEMENT (continued) 
 
General Maintenance (continued) 
• Use mulch to inhibit weed growth, retain moisture, and add nutrients. 

Replenish when needed.  Ensure that mulch does not inhibit water flow in the 
flow path. 

• Irrigate all new plantings as needed for the first 2 years. 
 

Caring for Wanted Vegetation 
Facility owners are responsible for maintaining healthy vegetation and must 
replace any plants that have died or been removed. 
• You are required to maintain vegetation to the density approved on your 

landscape plan or specified in the facility description in Chapter 2. 
• Replant with vegetation approved for use in the original planting plan or 

from the recommended plant list in Appendix F.4. 
• Plant in late fall or early spring so plant roots can establish during the cool, 

rainy seasons, before summer. 
• Amend, aerate, and/or till compacted soils before replanting by adding 

compost to increase nutrients and enhance soil texture. 
• If plants are not surviving, determine the reason for the plant die-off. 

Survivability may be improved by planting vegetation better suited for the 
site conditions or by irrigating more.  You may need to test planting bed soils 
for pH, moisture, and other factors such as nutrient levels, soil structure, and 
organic matter content. 

• Grassy facilities are designed for routine mowing.  Mow at least twice a year. 
• Grass should be mowed to keep it 4 to 9 inches tall. 
• Grass that is at least 4 inches tall captures more pollutants and is hardier. 

Grass over 10 inches tall is considered a nuisance by City regulations. 
 

Nuisance and Unwanted Vegetation 
• Remove nuisance and invasive vegetation such as Himalayan blackberry, 

English ivy, and reed canarygrass before it goes to seed in the spring.  Do 
additional weeding in the fall.  A list of nuisance plants can be found in the 
Portland Plant List.  (See Additional Resources, below.) 

• Immediately remove vegetation that is clogging or impeding flow into the 
facility. 

• Remove potentially large and deep-rooted trees or bushes when they might 
impede the flow path or compromise facility structures. 

• Provide erosion control on any dirt exposed by vegetation removal. 
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VEGETATION MANAGEMENT (continued) 
 
Wildlife 
Vegetated facilities create habitat, especially for birds.  The Migratory Bird Treaty 
Act protects all native bird species.  Birds and other animals will generally adjust 
to human activity.  However, there are simple measures that should be taken to 
avoid disturbance: 
• Walk the site before you do maintenance.  Look for nests, burrows, and 

animals in the facility.  Reroute around animal areas by at least a few yards. 
 
ADDITIONAL RESOURCES 
 
City of Portland resources: 
Naturescaping courses, native and invasive plant posters: 

www.portlandonline.com/bes/index.cfm?c=dcbec 
 
Environmental Services Watershed Revegetation Program: 

www.portlandonline.com/bes/index.cfm?c=dffci 
 
Portland Plant List (native and nuisance plants) 

www.portlandonline.com/shared/cfm/image.cfm?id=58951 
 
Plant identification: 
Native Plant Society: 503-460-3198 

www.npsoregon.org/ 
Master Gardeners: 

www.orst.edu/extension/mg/ 
 
Native plant nurseries: 
Plant Native: 

www.plantnative.org 



________________________________________________________________________ 
Chapter 3: Operations and Maintenance   3-28 
Portland Stormwater Management Manual – August 1, 2008 

EROSION, BANK FAILURE, AND CHANNEL FORMATION  
 
FACILITIES THIS APPLIES TO 
 
• Vegetated facilities: ecoroofs, infiltration basins, planters, ponds, sand filters, 

swales, trees, vegetated filters, and wetlands. 
 
IMPORTANCE TO FACILITY PERFORMANCE 
Stormwater flowing through a facility can cause erosion.  Erosion can increase sediment 
buildup, clog outlets, reduce water quality benefits, add to pollution, and cause facility 
components to fail.  Eroded channels create an easy path for water to travel down, 
reducing the ability of the facility to filter pollutants and infiltrate water. 
 
WHAT TO LOOK FOR 
Any area with erosion more than 2 inches deep needs maintenance.  Signs of erosion 
and common locations are: 
 

• The formation of flow-restricting channels in the bottom of the facility, 
around inlet pipes and curb cuts, or at overflows. 

• Undercutting, scouring, and slumping along banks or berms. 
• Channels and undercutting through check dams.  (Check dams are small 

berms built across a facility to slow water and create small areas of ponding.) 
 
WHAT TO DO 
 

• Fill the eroded area with soil, compact it lightly, and cover with mulch, 
compost, seed, sod, or other erosion prevention materials. 

• Plant banks with deep or heavily rooted plants to permanently stabilize soil. 
• Plant the bottom of the facility with grass or grass-like plants to slow water 

and stabilize soil. 
• Install or repair structures designed to dissipate energy and spread flow, such 

as splash blocks on downspouts, or riprap around inlet pipes and curb cuts.  
• Install temporary erosion prevention and sediment control measures in 

accordance with the City of Portland Erosion Control Manual until the problem 
is resolved and permanent measures are fully established. 

• If erosion continues to be a problem, consult a professional to determine the 
cause and a solution. 
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PONDING WATER 
 

FACILITIES THIS APPLIES TO  
 
• Vegetated facilities: dry ponds, infiltration basins, planters, sand filters, swales, and 

vegetated filter strips. 
• Underground infiltration facilities: soakage trenches and drywells. 
• Structural facilities: manufactured facilities and pervious pavement. 
 
Note:  Some facilities are specifically designed to always hold water, such as wet ponds, spill 
control manholes, and sedimentation manholes. 
 
IMPORTANCE TO FACILITY PERFORMANCE  
Most facilities are designed to drain in a certain amount of time.  This varies from 2 to 
48 hours, depending on the type of facility.  This time is stated in the facility design 
description in Chapter 2 and in the O&M Plan.  Ponding water for over 48 hours is 
usually a sign that the facility’s outlet is clogged or the facility is not infiltrating 
properly. 
 
WHAT TO LOOK FOR 

• Clogging of overflows or outlets with debris, trash, or other obstructions. 
• Fine sediments filtering into the soil or other filtration media (such as sand or 

gravel) that can prevent proper infiltration. 
• Water that has remained ponded for more than 48 hours. 

 
MAINTENANCE 

• For surface facilities, first try raking the top few inches of soil to break up 
clogged sections and restore water flow. 

• Clean out overflows and outlets with hand tools, if possible.  Difficult or 
hard-to-access blockages may require a professional contractor. 

• Identify sources of sediment and debris to prevent them from entering the 
facility.  Simple actions such as sweeping a parking lot regularly can keep 
sediment out of facilities. 

• Make sure the facility has enough vegetation.  Vegetation absorbs water, and 
roots help keep soil loose so it can infiltrate water. 

 
For more thorough instructions on removing sediment, see Sediment and Oil Removal 
and Disposal, above.  Sediment accumulated in stormwater facilities may be considered 
hazardous waste and must be handled and disposed of properly.  If ponding still 
occurs, contact a landscape architect or engineer for more assistance. 
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PESTS 
 

FACILITIES THIS APPLIES TO  
• All types of facilities. 
 
IMPORTANCE TO FACILITY PERFORMANCE 
Mosquitoes can breed in ponded or other stagnant water.  Vegetated areas can be 
attractive habitat for rats, nutria, beaver, and a variety of birds and amphibians.  While 
some species are desirable, others can be public health or nuisance concerns.  In 
particular, mosquitoes and rats can breed quickly and cause a public health hazard if 
not removed.  The presence of pests does not necessarily impact the ability of your 
facility to treat and manage stormwater, but may indicate maintenance needs, such as 
lack of proper infiltration. 
 
WHAT TO LOOK FOR 

• Check for mosquito larvae in any system with open, slow, or non-moving 
waters, especially during warmer weather.  Larvae look like tiny wiggling 
sticks floating perpendicular to the water’s surface. 

• Look for nutria, rat, and other animal droppings year round.  Also check for 
structural indicators such as beaver dams and rodent holes and burrows. 

 
WHAT TO DO 
 

Mosquitoes 
• The best way to avoid breeding mosquitoes is to prevent ponding water. 

Mosquitoes need standing water to lay their eggs and for their larvae and 
pupae to develop.  Most stormwater facilities are designed to drain in at least 
48 hours.  If your facility is not draining properly, see Ponding Water and 
Sediment  and Oil Removal and Disposal, above.  

• As a temporary control for mosquitoes, the county or other licensed 
professionals can apply pesticides to kill mosquito larvae in the water or 
adult insects in the air. 

• Enclosed facilities, such as ponds, may be eligible to receive gambusia fish 
(also known as mosquito fish) from the county.  Gambusia feed on mosquito 
larvae.  See Additional Resources, below, for contact information. 

 
Rats 
Rats need shelter, food, and water to survive. 
•  Remove plant debris that may provide shelter for rats from the facility. 
• Remove fruits and nuts that fall to the ground. 
• Fill in burrows. 
• Contact Multnomah County Vector Control for trapping and removal. 
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PESTS (continued) 
 
Other Wildlife 
Other non-native and invasive animal species may take up residence in your 
facility.  Contact the Oregon Department of Fish and Wildlife (ODFW) to help 
identify these species and suggest removal processes.  Permits from ODFW are 
required to capture and relocate native wildlife. 
 
Some common non-native species are: 
• Opossum    • Fox squirrel   • Eastern gray squirrel  
• Eastern cottontail   • Nutria   • Egyptian goose   
• Bullfrog    • Red-eared slider turtle  • Snapping turtle 

 
ADDITIONAL RESOURCES 
 
Rats and mosquitoes: 
Multnomah County Vector Control 

Online: www.mchealth.org/vector 
Phone: 503-988-3464  
email: vector.nuisance@co.multnomah.or.us 

 
Other wildlife: 
Oregon Department of Fish and Wildlife 

Online: www.dfw.state.or.us/wildlife/ 
Main Phone 503-947-6000 or 
800-720-ODFW (6339) 
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POLLUTION YOU CAN SEE OR SMELL 
 

FACILITIES THIS APPLIES TO 
• All types of facilities. 
 
IMPORTANCE TO FACILITY PERFORMANCE 
Stormwater facilities often collect a variety of trash and debris.  Trash and debris, 
especially floating debris, can clog pipes or treatment media.  It can also cause odors 
through decay or by collecting spilled or dumped materials.  Stormwater facilities are 
designed to help prevent pollutants from entering rivers and streams.  Any visible 
water quality pollutants may wash out of the facility, spreading the pollution problem. 
 
WHAT TO LOOK FOR  

• Check monthly for trash and debris.   
 
• Check for any unusual or unpleasant smells from sources, such as: 

− Natural plant decay or algae 
− A spill or leak (e.g., gasoline or sewage) 

 
• Check for visible pollution, such as: 

− Sheens 
− Turbid (cloudy) water 
− Access 
− Discoloration 
− Other pollutants on the surface of the water 

 
WHAT TO DO 

• Regularly remove trash and plant debris. 
• Remove accumulated sediment.  (See Sediment and Oil Removal and 

Disposal, above.)  
• Make sure inlets and outlets are not clogged. 
• Identify the source of trash, debris, or pollutants, such as a spill, leak, or illicit 

discharge.  Store hazardous material under cover.  Ensure garbage bins are 
closed on solid waste containers. 

• If there is evidence of a spill or leak, contact a professional laboratory or 
sampling firm to assess whether the material needs specialized removal, 
treatment, and disposal.  Use trained professional staff for any cleanup and 
remediation. 
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SAFETY  
 

In addition to keeping the facility in good working order, maintenance should also 
strive to meet safety and aesthetic goals that benefit the community and protect site 
workers.  Consider establishing maintenance triggers and practices that respond to the 
following issues.  Keep in mind the safety of both the employees who maintain the 
facility and the general public. 
 
WHAT TO LOOK FOR  
 

Site Conditions 
Conditions such as steep slopes, slick surfaces, covers in disrepair, and 
vegetation debris can create a falling hazard to employees and visitors. 
 
Public Safety 
Some facilities, such as ponds and wetlands, can be “attractive nuisances” that 
attract undesirable activity, vandalism, or use that could be harmful to public 
safety.  Consider the safety features now in place at the facility. 

 
WHAT TO DO 

• Use barrier plantings or fencing to bar entry into the facility area. 
• Install road bollards, lighting, and signage to discourage illegal dumping. 
• Avoid maintaining facilities in wet weather to reduce the risk of injuries from 

slipping.  Always make sure that appropriate safety gear (e.g., harness, 
gloves, face shields, safety line) is used. 

• For underground facilities, avoid entering anything defined as a confined 
space.  Vaults, deep ponds, manufactured facilities, or manholes are examples 
of confined spaces.  These areas require special permits, training, and entry 
techniques.  Some can be inspected and cleaned from above without entering. 
Always use caution when working with underground facilities.  You are 
legally required to meet Oregon Occupational Safety and Health Division 
(OR-OSHA) requirements for such activities. 

 
Note: Remember that any modifications made to the facility must also be addressed in the site’s 
O&M Plan. 
 
ADDITIONAL RESOURCES 
 
Confined space entry: 

OR-OSHA (confined space entry requirements) 
503-229-5910 
www.orosha.org/subjects/confined_spaces.html 
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INFILTRATION TESTING REPORT BRANCH ENGINEERING INC.
310 5TH ST. 

SPRINGFIELD, OREGON 97477
Project Name:  Keener Place
Project Number:  18-493
Location: 1424 Airport Road, Florence OR
Date: 1-24-2019
Comments:  Encased falling head tests performed in 6" auger borings 

Infiltration Test No. 1 Depth: 42" Diameter: 6" Vol. of Presat. 2 gallons
Soil Description: 0-6" Grass, Gravel, Brown Organics; 6-42" Tan Moist Sand

Time Elapsed (min): Depth to Water (in): k (in/hr) Notes:
Trial #1

60.0 k avg = 58.2
60.0
54.7

Trial #2
60.0 k avg = 57.8
60.0
53.3

Trial #3
72.0 k avg = 60.8
48.0
62.5

Trial #1 Total kavg= 58.9

Infiltration Test No. 2 Depth: 46" Diameter: 6" Vol. of Presat. 2 gallons
Soil Description: 0-6" Brown sandy gravel; 6-22" Dark Brown w/ some gravel; 12-18" firm moint fine grain sand;
18-30" Loose moist sand

Time Elapsed (min): Depth to Water (in): k (in/hr) Notes:
Trial #1

75.0 k avg = 52.3
29.6

Trial #2
30.0 k avg = 38.9
60.0
26.6

Trial #3
34.6 k avg = 32.7
41.0
22.7

Trial #2 Total kavg= 41.3
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INFILTRATION TESTING REPORT BRANCH ENGINEERING INC.
310 5TH ST. 

SPRINGFIELD, OREGON 97477

Infiltration Test No. 1 Depth: 70" Diameter: 6" Vol. of Presat. 2 gallons
Soil Description: 0-12" Dark Brown Sandy Gravel; 12-42" Tan Firm Sand Moist

Time Elapsed (min): Depth to Water (in): k (in/hr) Notes:
Trial #1

60.0 k avg = 61.4
-540.0
660.0
65.6

Trial #2
60.0 k avg = 55.9
60.0
30.0
73.5

Trial #3
75.0 k avg = 61.5
45.0
60.0
65.9

Trial #3 Total kavg= 59.6

Infiltration Test No. 2 Depth: 41" Diameter: 6" Vol. of Presat. 2 gallons
Soil Description: 0-4" Brown Organics; 4-16" Brown Firm Sand with Gravel; 16-42" Tan Moist Firm Sand

Time Elapsed (min): Depth to Water (in): k (in/hr) Notes:
Trial #1

157.9 k avg = 157.9

Trial #2
150.0 k avg = 126.1
102.3

Trial #3
150.0 k avg = 123.0
96.0

Trial #4 Total kavg= 135.7

0.00 63.50
1.00 64.50
2.00 55.50

1 65.5
2 66.5
3 67

3.00 66.50
6.2 70
0 64.5

2 66
3 67

5.73 70

5.45 70
0 64
1 65.25

1.33 41.00
0.00 37.50

1.82 41

0 37.5
0.5 38.75

0 36.5
1 39

2.25 41
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CITY OF FLORENCE 

PHASE I SITE INVESTIGATION REPORT 

Applicant Date 

Proposal or Project Map No.    Tax Lot 

Zoning District 

Street Address Overlay District 

Based on submitted information, zoning and comprehensive plan requirements, and the completed 

Site Investigation Report, this proposal does comply with Title 10 of the City  Code and the 

Comprehensive Plan.  The proposal will achieve the stated purpose.  The site and/or building design 

will not have adverse impacts and will mitigate any adverse impacts. 

The completed Site Investigation Report is available at the Planning Department. 

This investigation was done by: 

Print 

Signature 

Title 

PHASE 1SITE INVESTIGATION  

INITIAL PROPOSED DEVELOPMENT APPLICATION CHECKLIST 

YES NO 

____ ____ 1. LOCAL ZONING REGULATIONS 

Does the proposed development site plan conform to City, or County Zoning 

Regulations regarding setback lines and other code provisions?  (Contact the City or 

County Engineer for details.) 

____ 

____ 

____ 

____ 

____ 

____ 

2. COMPREHENSIVE PLAN SETBACK LINE OR DESIGNATION

a. Has a Coastal Construction Setback line (CCSBL) been adopted for this

County or city?  (Inquire from the County or City Engineer.)

b. If a CCSBL has been adopted for this County or City is the proposed site

seaward of the CCSBL?

c. If the proposed site is seaward of the adopted CCSBL, has application for a

variance or exception been made to the Planning Commission having

jurisdiction?

Dev NW 11/11/2019

Dev NW Airport Road PUD Map: 18-12-27-1 TL: 15400

Develop new PUD
Purpose of Proposal or Project (attach additional sheets, as needed) 

High Density Residential
Comprehensive Plan Designation  

N/A

Dev NW

N/A







Multiple Family Residential

None

vevie.mcpherren
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PHASE 1SITE INVESTIGATION  

INITIAL PROPOSED DEVELOPMENT APPLICATION CHECKLIST 

YES NO 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

3. DUNAL FORMS

a. Does the property contain any of the following dune formations?

1. Active Dune

2. Newer Stablized Dune

3. Older Stablized Dune

4. Deflation Plan

5. leading Edge of Sand dune

6. Foredune

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

3. IDENTIFIED HAZARDOUS  CONDITIONS

a. Has any portion of the property been identified as being affected by any

potential or existing geological hazard?  (Contact County or City Planning

Departments for information published by the State Department of Geology

and Mineral Industries, US Department of Agriculture-Soil Conservation

Service, US Geological Survey, US Army Corps of Engineers and other

government agencies.)

b. Are any of the following identified hazards present?

1. foredune

2. Active Dunes

3. Water erosion

4. Flooding

5. Wind erosion

6. Landslide or sluff activity

7. leading edge of active Sand Dune

c. Are there records of these hazards ever being present of the site? Describe:

____ 

____ 

____ 

____ 

4. EXISTING SITE VEGETATION

b. Does the vegetation on the site, afford adequate protection against soil erosion

from wind and surface water runoff?

c. Does the condition of vegetation present constitute a possible fire hazard or

contributing factor to slide potential?

(If answer is Yes, full details and possible remedies will be required.) 

____ 

____ 

____ 

____ 

5. FISH AND WILDLIFE HABITAT

a. Does the site contain any identified rare or endangered species or unique

habitat (feeding, nesting or resting)?

b. Will any significant habitat be adversely affected by the development?

(Contact Oregon Department of Fish and Wildlife,)

____ ____ 

6. HISTORICAL AND ARCHEEOLOGICAL SITES

Are there any identified historical or archaeological sites within the area proposed for

development?  (Confederated Tribes of the Coos, Lower Umpqua and Siuslaw

Indians).)

____ ____ 

7. FLOOD PLAIN ELEVATION

a. If the elevation of the 100 year flood plain or storm tide has been determined,

does it exceed the existing ground elevation at the proposed building site?

(Contact the Federal Insurance Administration, City or County Planning

______

























___















____ ___
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PHASE 1SITE INVESTIGATION  

INITIAL PROPOSED DEVELOPMENT APPLICATION CHECKLIST 

YES NO 

____ ____ 

Departments for information on 100 year flood plain.  Existing site elevations 

can be identified by local registered surveyor.) 

b. If elevations of the proposed development is subject to flooding during the 100

year flood or storm tide, will the lowest habitable floor be raised above the top

of the highest predicted storm-wave cresting on the 100 year flood or storm

tide?

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

8. CONDITION OF ADJOINING AND NEARBY AREAS

Are any of the following natural hazards present on the adjoining or nearby properties

that would pose a threat to this site?

a. Active dunes

b. foredune

c. Storm runoff erosion

d. Wave undercutting or wave overtopping

e. Slide areas

f. Combustible vegetative cover

(Contact County and City Planning staffs for local hazard information.)

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

9. DEVELOPMENT IMPACTS

a. Will there be adverse off-site impacts as a result of this development?

b. Identify possible problem type

1. Increased wind exposure

2. Open sand movement

3. Vegetative destruction

4. Increased water erosion (storm runoff, driftwood removal, reduction of

foredune, etc.)

5. Increased slide potential

6. Affect on aquifer

c. Has landform capability (density, slope failure, groundwater, vegetation, etc)

been a consideration in preparing the development proposal?

d. Will there be social and economic benefits from the proposed development?

e. Identified benefits

1. New jobs

2. Increased tax valuation

3. Improved fish and wildlife habitat

4. Public access

5. Housing needs

6. Recreation potential

7. Dune stabilization (protection of other features)

8. Other _________________________________________

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

10. PROPOSED DESIGN

a. Has a site map been submitted showing in detail exact location of proposed

structures?

b. Have detailed plans showing structure foundations been submitted?

c. Have detailed plans and specifications for the placement of protective

structures been submitted if need is indicated?

d. Has a plan for interim stabilization, permanent revegetation and continuing

vegetative maintenance been submitted?

e. Is the area currently being used by the following?

N/A

N/A

N/A















































____ 
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PHASE 1SITE INVESTIGATION  

INITIAL PROPOSED DEVELOPMENT APPLICATION CHECKLIST 

YES NO 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

1. Off-road vehicles

2. motorcycles

3. horses

f. Has a plan been developed to control or prohibit the uses of off-road vehicles,

motorcycles and horses?

____ 

____ 

____ 

____ 

____ 

____ 

____ 

____ 

11. LCDC COASTAL GOAL REQUIREMENTS

a. Have you read the LCDC Goals affecting the site? (contact LCDC, City or

County office for copies of Goals.)

b. Have you identified any possible conflicts between the proposed development

and the Goals or acknowledged comprehensive plans?  (If so, list them and

contact local planning staff for possible resolution.)

c. Have all federal and state agency consistency requirements been met? (Contact

local planning office.)

d. Has applicant or investigator determined that the development proposal is

compatible with the LCDD Beaches and Dunes Goal and other appropriate

statewide land use planning laws?
Rev. 4/09 
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EUGENE-SPRINGFIELD 

310 5th Street, Springfield, OR 97477   |   p: 541.746.0637    |    www.branchengineering.com 

November 13, 2019 

TENTATIVE SUBDIVISON, CONDITIONAL USE PERMIT, PUD MODIFICATION 
NARRATIVE 
DEVNW AIRPORT RD PUD MULTI-FAMILY PROJ. (TAX MAP 18-12-27-10, TAX LOT 15400) 
Branch Engineering Inc. Project No. 18-493 

This application is a proposal to develop Tax Map 18-12-27-10, Tax Lot 15400 located at 1580 15th Street 
in Florence, OR. The subject property is 1.72 acres in size, zoned Multi-Family Residential (RM), and 
currently undeveloped. The property was part of the previously approved “Keener Place” PUD, which has 
since expired.  Phase A of the Planned Unit Development (PUD), which exists on the east side of Nopal 
Street, has been constructed. Phase B was never constructed. Willamette Neighborhood Housing Services 
wishes to modify Phase B of the original approved PUD and develop it as “DevNW Airport Rd.” PUD.  

The original Phase B consisted of 8 attached single-family homes, and 2 detached single-family homes. 
The current project proposes multi-family housing in the form of 12 detached dwelling units, parking 
areas, and common open space. A subdivision is proposed to create 13 lots (one lot per dwelling plus one 
for common area and parking), and a Conditional Use Permit (CUP) is proposed to allow for detached 
single-family dwellings in the RM zone.  

Like the previous Keener Place PUD, this proposal consists of smaller lots and reduced setbacks; this 
allows for adequate density to be achieved while still providing a large common open space area at the 
center of the property and at the southern end. So, while the project is multi-family in nature, and it 
achieves a higher density similar to a project with attached dwelling units, all proposed structures are 
detached single-family homes.  

The overarching goal of the project is to provide affordable housing in a safe, community-oriented setting.  
The project will provide low to moderate income families the opportunity to own their own home and 
build equity. 

Title 10, Chapter 23: Planned Unit Developments 

DevNW Airport Rd. PUD is consistent with the purpose and intent of a planned unit development for the 
following reasons: 

 The project site (1.72 acres) is part of a larger City-owned property. The property has not been
platted into smaller lots.

 The site design clusters development to accommodate the varied terrain and avoid the steeper
slopes in order to preserve the natural features of the site. The open space is 24% (excluding the
undeveloped area on the southern portion of the site). The developed area within the PUD is
within the northern area where the terrain is more suitable.

 The proposed residential PUD addresses one of the City Council’s goals, which is to provide
affordable housing. The detached single family dwelling units with a communal open space are
ideal for first time home-buyers or individuals who prefer less yard maintenance.

 DevNW Airport Rd. PUD will be an infill residential project located within a primarily residential
neighborhood, near Miller Park and the Boys and Girls Club, and close to schools on Oak Street.
Existing City services for water, sanitary, sewer, and stormwater are located within the 15th

Street and Nopal Street rights-of-way. Services will be extended through the development.

 The proposed PUD will provide single family detached residences within a small family-oriented
development with the goal of providing stable homeownership opportunities for the residents of

vevie.mcpherren
Text Box
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Florence.  The PUD will be developed through DevNW, a non-profit whose goal is to provide 
equitable solutions for growing communities. The gross density of the Multi-family Residential 
District is maintained as defined by the Comprehensive Plan, while allowing for more innovative 
development on what is considered a challenging site. To provide for the single-family detached 
dwelling unit design, while maintaining density standards exceptions to the code standards are 
requested. These exceptions include those that were requested under the previous Keener Place 
PUD as well as additional alternatives to the standards, and are illustrated in the table below. 

 
Table 10-23 

Existing PUD Alternative Standards 

Code Citation Code Standard Previous Applicants’ Request 
Minimum Lot Dimensions 
FCC 10-13-4-A and 
FCC 11-5-2-A-1 
Exceptions 
FCC 11-5-2-B 
 

Minimum Width 65 ft. 
Minimum Depth 80 ft. 

Minimum Width 33 ft. 
Minimum Depth 70 ft (Lot 1). 

Minimum Lot Area 
FCC 10-13-4-B and 
FCC 11-5-2-A-2 
Exceptions 
FCC 11-5-2-B 

Lot Area 6,500 sf. Lot Area 3,234 sf. 

Lot Frontage 
FCC 11-5-2-A-3 
Exceptions 
FCC 11-5-2-B 

Frontage 50 ft. 35 feet 
on a curve 

Frontage 33 ft and 30 feet on a curve 

Front Yard Setback 
FCC 11-5-2-A-3 
PUD Option 
FCC 10-23-1-B &F 

Front Yard 20 ft. 
Front Yard 10 ft. for Lot Nos. 13 through 
19 

Side Yard Setback 
FCC 11-5-2-A-3 
PUD Option 
FCC 10-23-1-B & F 

Side Yard 5 ft. 
No side yard between attached dwelling 
units on Lot Nos. 3 & 4, 5 & 6, 7 & 8, 9 & 
10, 11 & 12, 14 & 15, 16 & 17 and 18 & 19. 

Rear Yard Setback 
FCC 11-5-2-A-3  
PUD Option 
FCC 10-23-1-B and F 

Rear Yard 10 feet 
accessory is 5 feet 

Rear yard 5 ft. for Lot No. 1 

Parking On-site 
FCC 10-3-1-A 
PUD Discretionary Standard 
FCC 10-23-5-E 

2 covered spaces per 
dwelling unit 

1 covered space per dwelling unit with 
20 ft. driveway provided for Lot Nos. 3 
through 20. (Lot Nos. 1 and 2 meet 
standard with 2 per unit.) 

Cul-de-sac 
FCC 11-5-1-D-5 

Circular turn around Hammer-head turn around 

Street and Alley Center 
Line Curve Radii 
FCC 11-5-1-D-7 and 
FCC 11-5-1-E-2 

100 ft. 
50 ft. Nopal Street 

30 ft. Alley 

Alley Pavement Width 
FCC 11-5-1-E-4 

20 ft. 18 ft. 
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Additional PUD Alternative Standards Requested 

Code Citation Code Standard Current Applicants’ Request 

Lot Coverage 
FCC 10-13-4-C-2 
 

All enclosed buildings: 
35% of the lot area.  
 
Storage structures, 
driveways, parking 
spaces and surfaced 
area: 75% 

36-61% building coverage 
 
37-61% all surfaced area 

Minimum Lot Dimensions 
FCC 10-13-4-A and 
FCC 11-5-2-A-1 
Exceptions 
FCC 11-5-2-B 
 
 
 

Minimum Width 65 ft. 
Minimum Depth 80 ft. 

Minimum Width 27 ft. 
Minimum Depth 47 ft. 

Minimum Lot Area 
FCC 10-13-4-B and 
FCC 11-5-2-A-2 
Exceptions 
FCC 11-5-2-B 

Lot Area 6,500 sf. Lot Area 1,500 sf. 

Front Yard Setback 
FCC 11-5-2-A-3 
PUD Option 
FCC 10-23-1-B &F 

Front Yard 20 ft. Front Yard 2 feet 

Lot Frontage 
FCC 11-5-2-A-3 
Exceptions 
FCC 11-5-2-B 

Frontage 50 ft. 35 feet on 
a curve 

Frontage 0 ft 

Parking On-site 
FCC 10-3-1-A 
PUD Discretionary Standard 
FCC 10-23-5-E 

Covered spaces, quantity 
varies by bedroom count 

No covered spaces 

Street Trees and Shrubs 
FCC 10-34-3-3 
FCC 10-34-4 

1 tree/30 lineal ft. 
6 shrubs/ 30 lineal ft. 

None 

 
 
10-23-3 Development Options: A PUD may include and of the following land uses, either singly or in 
combinations when they are compatible with each other and blend harmoniously with adjacent uses. 
 
As mentioned in the zoning district’s criteria, the PUD is an allowed use within the Multi-Family 
Residential Zoning District. The PUD for all other districts outside the Restricted Residential Zoning 
District uses need to be normal to the designated zoning district. The Planning commission interprets this 
to mean what is permitted or conditional within the zoning district. The applicants also request a 
conditional use permit to allow the single-family residential district in the Multi-Family Residential 
District. 
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10-23-4: General Criteria: Applicant must demonstrate that the development conforms to all the following 
criteria. 

A. The proposed development shall be compatible with the general purpose and intent of the 
Comprehensive Plan. 

 
As discussed in the Comprehensive Plan Residential Policies section of this Written Statement, the project 
is compatible with the Comprehensive Plan. 
 

B. The location, design and size are such that the development can be well integrated with its 
surroundings or will adequately reduce the impact where there is a departure from the character of 
adjacent land uses. 

 
The surrounding development is detached single family residential to the west, east and north and 
commercial to the south. Buffering to the east is not necessary since it is a comparable density. Buffering 
to the north is accomplished by 15th Street. Buffering to the south is accomplished by a large undeveloped 
area. Buffering to the west is accomplished by topography and is discussed more at other places in this 
Written Statement. 
 

C. The location, design, size and land uses are such that traffic generated by the development will be 
accommodated safely and without congestion on existing or planned arterial or collector streets 
and will, in the case of commercial or industrial developments, avoid traversing local streets. 

 
Assess is discussed in detail at other places in this Written Statement. It should be noted that the previous 
Keener Place PUD approval determined 15th Street can accommodate this project’s traffic safely and 
without congestion. 
 

D. The location, design, size and land uses are such that the residents or establishments to be 
accommodated will be adequately served by existing or planned utilities and services.  

 
The design team has no concerns regarding adequate services and public utilities for the build out of the 
PUD since it is a small subdivision in relation to other PUD’s the City has reviews. No concerns were 
flagged in the previous Keener Place PUD approval. 
 

E. The location, design, size and uses will result in an attractive, healthful, efficient and stable 
environment. 

 
The proposed location and design are anticipated to result in an attractive, healthy, and efficient 
environment, consistent with the applicable criterion. The location near Miller Park, Singing Pines Park, 
and the Siuslaw School District on Oak Street are great amenities to attract new homeowners. The lots 
are small and are consistent with the definition of high-density residential development as defined by the 
Comprehensive Plan. The applicants propose 24% open space (excluding the undeveloped area on the 
southern portion of the site). 
 
10-23-5: Development Standards: To insure that a PUD fulfills the intent of this Chapter, the following 
standards and those of FCC 10-36 shall apply. 

A. Minimum Size: Two (2) acres of contiguous land is the minimum for a PUD, unless the Planning 
Commission finds that a particular parcel of land less than two (2) acres is suitable as a planned 
unit development by virtue of its unique character, topography, landscape features, or by virtue of 
its qualifying as a special problem area. 

 
The proposed PUD is not two (2) acres, but is contiguous with the previous Keener Place PUD (0.96 acres); 
the two combined are 3.7 acres. This PUD is suitable by virtue of its unique character. The project is an 
infill development project converting the former senior center site into residential housing. The property 
also has unique topography of steep slopes which makes it suitable for a PUD. 
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B. Building Coverage: In a residential PUD, not more than fifty percent (50%) of the land area being 
developed, exclusive of public or private streets, shall be covered by buildings. When the PUD is 
not entirely residential, maximum building coverage shall be consistent with the purpose and 
general criteria of this Chapter as determined by the Planning Commission. 

 
As indicated in the zoning district’s criteria, maximum lot coverage is 75%. The PUD has a proposed 52% 
open space and undeveloped area combined. The PUD has a development area of 47,639 square feet. Of 
the total land area, approximately 11,808 square feet, or 16%, is covered by buildings, which is less than 
the maximum 50%. 
 

C. Perimeter Yards: The Planning Commission may require a yard at least as deep as that required by 
the front yard regulations of the district adjacent to the PUD on any, or all, sides of the PUD. Such 
a perimeter yard does not qualify as open space unless the Planning Commission finds that such a 
dual purpose use of land is desirable. 

 
The perimeter yard requirement is to provide a buffer between uses. The application shows that an 
undeveloped area will be retained along the southern portion of the development. The application 
provides a 5-foot setback and a 5-foot elevation difference along the western property line. 
 

D. Maximum Building Height: Primary buildings shall not exceed the height limitations prescribed in 
the zoning district(s) in which the PUD is located. Accessory buildings shall not exceed the height 
limitations for primary buildings. (Ord 12, 1998). 

 
The building height is addressed in 10-13-5 of this Written Statement. 
 

E. Off-Street Parking: The requirements for off-street parking and loading shall be in accordance with 
Chapter 3 of this Title. The Planning Commission may allow one parking space for single family 
dwellings in a PUD. Parking spaces or garages may be grouped together when the Planning 
Commission determines that such grouping of parking spaces, and the location thereof, will be 
accessible and useful to the residents, guests and patrons of the PUD. (Ord 12, 1998). 

 
Parking is discussed in detail in 10-13-5E of this Written Statement, including a description of the 
exception requested per this standard. 
 

F. Underground Utilities: All electrical, telephone, cable television, fire alarm, street light and other 
wiring, conduits and similar utility facilities and accessories shall be placed underground by the 
developer. 

 
All new utilities will be underground. 
 

G. Open Space: A minimum of 20% of the net development area shall be open space and must be 
platted for that purpose. (Easements are not acceptable). At least 25% of the 20% shall include an 
area designated and intended for recreation use and enjoyment. 

 
The property is 75,076 square feet. 27,437 square feet in the southern area will remain as undeveloped 
land. Therefore, the net development area is 47,639 square feet. The open space (internal to the housing 
cluster) is 10,918 square feet which is 21% of the net development area. All of that area is intended for 
recreation use and enjoyment; additionally, it will be owned and maintained by the developer. The 
recreational uses will include gardening plots and unstructured soft and hard surfaces. The open space 
will be fully developed at the same time as the rest of the PUD. 
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10-23-6: Dedication and Maintenance of Facilities: The City may require that space be set aside, improved, 
conveyed or dedicated for the following uses: 

A. Easement necessary to accommodate existing or proposed public utilities. 
 
As shown on the Utility and Stormwater Plan, all public utilities have a public easement. 
 

B. Streets, bikeways and pedestrian paths necessary for the proper development of either the PUD or 
adjacent properties. 

 
Needs within 15th Street were addressed in the previous Keener Place PUD. The open space includes 
pedestrian connections within the PUD and to the public street network. 
 

C. Common open space, recreation facilities, parks and playgrounds necessary and appropriate for 
the owners, residents, patrons, and employees of the PUD. Maintenance, repair, insurance and 
related obligations are the responsibility of either: 

1. The developer; or 
2. An association of owners or tenants, created as a nonprofit corporation under the laws of 

the state, which shall adopt and impose articles of incorporation and bylaws and adopt and 
impose a declaration of covenants and restrictions on the common open space that is 
acceptable to the Planning Commission as providing for the continuing care of the space. 
Such an association shall be formed and continued for the purpose of maintaining the 
common open space. 

 
As noted under 10-23-5G in this Written Statement, the developer will retain ownership and control over 
the open space. 
 
Title 10, Chapter 13: MULTI-FAMILY RESIDENTIAL DISTRICT (RM) 
 
10-13-4: Lot and Yard Provisions: 

A. Minimum Lot Dimensions: To be designated a building site, an existing lot must be at least fifty 
feet wide and at least eighty feet in depth (50' x 80'). For new subdivisions and newly platted lots, 
the minimum width shall be sixty-five feet and the depth shall be eighty feet (65' x 80').  

 
The Keener Place PUD requested an alternative lot width of 33 feet. DevNW Airport Rd. proposes slightly 
narrower lots (32 feet wide minimum). Therefore, an alternative minimum lot width of 32 feet is 
requested through the PUD modification.  
 
The Keener Place PUD requested an alternative lot depth of 70 feet for one proposed lot, where 80 feet is 
normally required. DevNW Airport Rd. proposes shallower lots in order to maximize the size of the 
common open space area. While the majority of proposed lots have a depth exceeding 50 feet, Lots 10 and 
11 have depth of 47 feet. Therefore, an alternative minimum lot depth of 47 feet is requested through the 
PUD modification.  

 
B. Minimum Lot Area: To be designated a building site, an existing lot must be comprised of at least 

six thousand (6,000) square feet. For new subdivisions and newly platted lots, the minimum square 
feet shall be six thousand five hundred (6,500). 
 

The Keener Place PUD requested an alternative lot area minimum of 3,234 sf. DevNW Airport Rd. 
proposes lots between 1,504 and 2,775 square feet. Therefore, an alternative minimum lot area of 1500 
square feet is requested through the PUD Modification.  Similar to the lot width discussed above, the 
smaller lots allow for a larger common open space area.  They also, facilitate adequate density to be 
achieved after setting aside area for common open space and parking.  
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C. Lot Coverage: 
1. For single-family and duplex dwellings, the maximum coverage by all enclosed buildings shall 

not exceed thirty five percent (35%) of the lot area. The maximum coverage by all structures, 
driveways, parking spaces and surfaced area shall not exceed seventy five percent (75%) of the 
lot area. 

2. For multiple-family dwellings and other uses, the maximum coverage by all enclosed buildings 
shall not exceed fifty percent (50%) of the lot area. The maximum coverage by all storage 
structures, driveways, parking spaces and surfaced area shall not exceed seventy five percent 
(75%) of the lot area. 

 
Due to the smaller lots proposed in this cluster type development, an alternative lot coverage standard is 
requested through the PUD modification process. Proposed building coverages range from 37-61%; 
however, the majority of lots are in the 50-60% range. It is noted that higher building coverage 
percentages are compensated by the inclusion of a large (pervious) common open space area at the center 
of the property and in the south portion of the property. 
 
While an exception to building coverage is requested, total coverage by surfaced areas comply with the 
75% maximum standard  
 

D. Yard Regulations: 
1. For single-family and duplex dwellings, front, side and rear yard regulations shall be the same 

as those in the Single-Family Residential District (Chapter 11 of this Title). 
2. For multiple-family dwellings and other uses, the front, side and rear setback shall be five feet 

(5'). When a multiple use adjoins a single-family use, the multiple use shall be set back from all 
lot lines one additional foot for each foot of height over twenty eight feet (28'), except that the 
required setback shall not exceed twenty feet (20') from any lot line. 

3. The required front and side yards shall not be used for clotheslines, incinerators, storage of 
trailers, boats and recreational vehicles or of any materials, nor shall said yards be used for the 
regular or constant parking of automobiles or other vehicles.  

 
The Keener Place PUD requested alternative yard setback standards, which are detailed in Table 10-23 
above. Of note, side yard setbacks were reduced to zero because attached dwelling units were proposed. 
The current proposal for DevNW Airport Rd. proposes only detached units, which brings the new design 
closer to compliance with yard standards. As detailed on the Site Plan, 5-foot side yard setbacks are 
maintained on all lots except Lot 12 where a 3-foot setback is proposed, respectively. It is also noted that 
a minimum 10-foot building separation exists throughout the subdivision. 
 
The Keener Place PUD requested a 5-foot rear setback for one lot. The current proposal maintains at least 
a 10-foot rear setback for all lots except for Lots 10, 11 and 12. The minimum proposed rear setback is 5 
feet, which exists on Lot 12. Lots 10 and 11 feature a 7-foot rear setback.  
 
The Keener Place PUD requested a reduced 10-foot front setback for seven lots where 20 feet is normally 
required. The majority of lots in the current proposal include a front setback of 5 feet or greater; however, 
Lot 10 and Lot 11 have a front setback of 2 feet and 3 feet, respectively. While this may seem like a 
substantial front yard reduction, the “front” lot lines are not oriented towards a street/public right-of-
way as they are in a conventional subdivision. Instead, the current design orients front lot lines towards 
the central common open area. So, while there are smaller front yard setbacks, the common area provides 
a substantial buffer in front of each home.  
 
In summary, reduced setbacks in a cluster type development allow for enlargement of common open 
space areas, the provision of adequate parking, space for a common trash enclosure, and properly sized 
vegetated storm treatment facilities. In other words, alternative setback standards in this case allow for 
an overall better design while still maintaining the desired residential density.  
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10-13-5: Site and Development Provisions: 
A. Building and Structural Height Limitations: 

1. Residential Buildings: The maximum building or structural height shall be twenty-eight feet 
(28'). 

2. Accessory Buildings: The maximum building or structural height shall be fifteen feet (15'). 
3. Nonresidential Buildings: The maximum building or structural height shall not exceed twenty-

eight feet (28'). 
 
The proposed residential structures do not exceed 28 feet in height. This criterion is met. 
 

B. Separation Between Buildings: The minimum separation between multiple-family buildings shall 
be thirty feet (30') unless the buildings are arranged end to end. In such a case, there shall be at 
least a ten-foot (10') separation and no doorway or entry may open into the space between the 
buildings. 

 
This does not apply because no multi-family structures are proposed. Regardless, a 10-foot separation is 
maintained between all buildings.  

 
C. Fences: See Chapter 10-34-5 of this Title. 

 
Fences are not proposed at this time. If proposed during the construction phase fences will comply with 
the standards at Chapter 10-34-5.   
 

D. Vision Clearance: Refer to Section 10-2-13 and 10-35-2-14 of this Title for definition, and 
requirements. 

 
The minimum vision clearance at the proposed driveway entrances shall be 10 feet. No new structures or 
plants are proposed within the vision clearance area, consistent with this criterion.  
 

E. Off-Street Parking: Refer to Chapter 3 of this Title (Off- Street Parking and Loading). 
 

In a multi-family development 1 space per one-bedroom, 1.5 spaces per two-bedroom unit and 2 spaces 
per three-bedroom unit is required.  1 one-bedroom unit, 4 two-bedroom units and 7 three-bedroom units 
are proposed. Therefore, 21 parking spaces are required. The proposal includes just over 2 spaces per unit 
for a total of 25 on-site parking spaces. 
 
It appears the majority of existing dwellings within 100 feet of the site boundary have covered parking 
facilities.  This application requests an adjustment to not cover any parking.  The aim of this project is to 
provide affordable housing; construction of a covered parking area will increase development and 
maintenance costs, thus reducing the affordability.  Additionally, as discussed in 10-4-10A8 below, not 
covering the parking will not create off-site impacts. 
 
The off-street parking standards are met.  

 
F. Access and Circulation: Refer to Section 10-35 of this Title for requirements. Additionally, vehicle 

ingress or egress to a multiple-family dwelling shall not be allowed from less than a fifty-foot (50') 
right of way and thirty-two foot (32') paved street. Multiple-family dwellings shall not have vehicle 
access to and from a cul-de-sac. 

 
Refer to 10-35 in this Written Statement for a detailed discussion. To supplement that access conversation, 
it should be noted that Nopal Street has 28 feet of paving which is less than the 32-foot limitation in this 
criterion.  
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G. Public Facilities: Refer to Section 10-36 of this Title for requirements. The developer of a multiple-
family dwelling shall have full financial responsibility for the utilities needed on the building site. 
The developer shall also have partial or full financial responsibility, as determined by the City, for 
extra capacity utilities required to serve the building site. 

 

Refer to 10-36 in this Written Statement for a detailed discussion. The developer intends to be fully 
responsible for design, permitting and construction of the on-site public utilities. The design team is not 
aware of any need for extra capacity. 
 

H. Signs: Signs shall be in accordance with Title 4 Chapter 7 of this Code. (Ord. 4, 2011) 
 

No signs are proposed at this time. This criterion does not apply.  
 

I. Open Space: Multiple-family developments of four (4) or more units shall provide and maintain at 
least one common open space for the use of all occupants. The open space shall have the following 
characteristics: 
1. Not less than ten feet (10') in width or depth at any point. 
2. Located on land with less than a five percent (5%) slope. 
3. Cleared sufficiently of trees, brush and obstructions so that recreational use is possible. 
4. Not used for temporary or regular parking of automobiles or other vehicles. 
5. Includes at least one hundred (100) square feet of area for each dwelling unit. (Ord. 625, 6- 30-

80) 
 
The yard space reductions requested make it possible to create a large common open space area.  The 
proposed common open space area at the center of the site meets the above criteria.   
 

J. Landscaping: Except for single-family and duplex dwellings, refer to Section 10-34 of this Title for 
requirements. 

 
Refer to 10-34 in this Written Statement for a detailed discussion.  

 
K. Lighting: Refer to Section 10-37 of this Title for requirements. 

 
Each dwelling will have a standard porch light by the front door. Locations for general site lighting are 
shown on the landscape and site plans, and the number of fixtures proposed has been limited to ensure 
minimum impact on neighboring properties. It is requested that selection of specific lighting fixtures and 
preparation of a photometric plan be deferred to the construction permitting process. Four conceptual 
security light locations are shown around the parking area (on the Site Plan) to benefit the residents.  The 
number of fixtures conceptualized has been limited to ensure minimum impact on neighboring properties.  
All fixtures will be selected to meet code criteria for casting light onto adjoining properties. 
 
Title 10, Chapter 35: Access and Circulation 
 

10-35-2-7: Intersection Separation; Backing onto Public Streets: New and modified accesses shall 
conform to the following standards: 
 
A. Except as provided under subsection B, below, the distance from a street intersection to a driveway 

shall meet the following minimum spacing requirements for the street's classification, as measured 
from side of driveway to street or alley pavement (see Figure 10-35(1)). A greater separation may 
be required for accesses onto an arterial or collector for compliance with ODOT or County 
requirements. Separation Distance from Driveway to Pavement: Alley 15 feet; Local Street 25 feet; 
Collector Street 30 feet; Arterial Street 50 feet. 

 
The new driveway connection to 15th Street is not offset from Maple Street and is offset approximately 
240 feet from Nopal Street. 
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B. Where the City finds that reducing the separation distance is warranted, such as… 
 
This does not apply because a separation distance reduction is not requested.  
 

C. Access to and from off-street parking areas shall be designed to prevent backing onto a public street, 
except that single-family and duplex dwellings are exempt. 

 
The design does not create a situation where cars need to back onto a public street. This criterion is met.  
 

10-35-2-8: Access Standards: New development shall gain access primarily from local streets. Access 
onto arterials and collectors shall be evaluated based on access options, street classifications and the 
effects of new access on the function, operation and safety of surrounding streets and intersections and 
possible lower level street alternatives. Where such access to higher level street classification is 
necessary, shared driveways may be required in conformance with FCC 10-35. If vehicle access off a 
lower-level street is possible, then the City may prohibit access to the higher-level street. 

 
Access to Nopal Street, a local street, is proposed; however, directing this quantity of traffic solely to a 
street with on street parking and a relatively narrow width, like Nopal Street, is not considered good 
design. Access to 15th Street (Airport Road), a collector, is also proposed. The access to 15th Street is aligned 
with Maple Street in order to functionally prevent an additional intersection.  Additionally, all the 
dwellings utilize one shared driveway connection to 15th Street; refer to the discussion under 10-13-5 in 
this Written Statement for a discussion of the supplemental multi-family criteria. 
 

10-35-2-9: Site Circulation: New developments shall be required to provide a circulation system that 
accommodates expected traffic on the site. Pedestrian and bicycle connections on the site, including 
connections through large sites, and connections between sites (as applicable) and adjacent sidewalks, 
trails or paths, must conform to the provisions in Section 10-35-3. 

 
The proposed parking and drive area provide vehicle access to the site, and pedestrian connections are 
provided from each residence to the public right-of-way. This criterion is met.  
 

10-35-2-10: Joint and Cross Access – Requirement: When necessary for traffic safety and access 
management purposes, the City may require joint access and/or shared driveways in the following 
situations…  
10-35-2-11: Joint and Cross Access – Easement and Use and Maintenance Agreement: Pursuant to this 
Section, the following documents shall be recorded with the deed for each parcel… 
 

A continuous drive-aisle with adequate separation is included in the design. An easement for joint use of 
the drive-aisle and parking will be included on the subdivision plat.   
 

10-35-2-12: Driveway Design: All openings onto a public right-of-way and driveways shall conform to 
the following: 

 
A. Driveway Approaches. Driveway approaches, including private alleys, shall be approved by the 

Public Work Director and designed and located with preference given to the lowest functional 
classification street. Consideration shall also be given to the characteristics of the property, 
including location, size and orientation of structures on site, number of driveways needed to 
accommodate anticipated traffic, location and spacing of adjacent or opposite driveways. 

B. Driveways. Driveways shall meet the following standards, subject to review and approval by the 
Public Works Director: 

 
1. Driveways for single family residences shall have a width of not less than ten (10) feet and not 

more than twenty-four (24) feet. Driveways leading to covered parking should be not less than 
20 feet in depth from the property line to the structure. 
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2. Driveways shall have a minimum width of ten (10) feet, except where a driveway serves as a fire 
apparatus lane, in which case city-approved driveway surface of 12 feet minimum width shall 
be provided within an unrestricted, twenty (20) foot aisle, or as approved by the Fire Code 
Official. 

3. Where a driveway is to provide two-way traffic, the minimum width shall be 18 feet. 
4. One-way driveways shall have appropriate signage designating the driveway as a one-way 

connection. Fire apparatus lanes shall be so marked (parking prohibited). 
5. The maximum allowable driveway grade is fifteen (15) percent, except that driveway grades 

exceeding fifteen (15) percent may be allowed, subject to review and approval by the Public 
Works Director and Fire Code Official, provided that the applicant has provided an engineered 
plan for the driveway. The plan shall be stamped by a registered geotechnical engineer or civil 
engineer, and approved by the Public Works Director. 

 
The drive-aisle width is a minimum of 20 feet. The driveway apron accommodates ADA and is of the style 
identified in Figure 10-35(2). A fire turnaround is not required since the drive-aisle does not dead-end. 
Refer to 10-13-5D in this Written Statement for a vision clearance discussion.  
 

C. Driveway Apron Construction. Driveway aprons (when required) shall be constructed of concrete 
and shall be installed between the street right-of-way and the private drive, as shown in Figure 10-
35(2). Driveway aprons shall conform to ADA requirements for sidewalks and walkways, which 
generally require a continuous unobstructed route of travel that is not less than three (3) feet in 
width, with a cross slope not exceeding two (2) percent, and providing for landing areas and ramps 
at intersections. Driveways are subject to review by the Public Works Director. 

 
The driveway will be constructed consistent with these standards and will be further reviewed during the 
building permit process.  
 

D. Fire access lanes with turnarounds shall be provided in conformance with the Fire code. Except as 
waived in writing by the Fire Code Official, a fire equipment access drive shall be provided for any 
portion of an exterior wall of the first story of a building that is located more than 150 feet from an 
existing public street or approved fire equipment access drive. The drive shall contain unobstructed 
aisle width of 20 feet and turn-around area for emergency vehicles. The fire lanes shall be marked 
as “No Stopping/No Parking.” See figure 10-35(3) for examples of fire lane turn-rounds. For 
requirements related to cul-de-sacs or dead-end streets, refer to FCC 10-36. 

 
A fire turnaround was approved and constructed in Nopal Street as part of the Keener Place PUD Phase 
A. The proposal for DevNW Airport Rd. includes a 20-foot clear width through driveway that will 
accommodate emergency vehicles. This criterion is met.  
 

10-35-2-13: Vertical Clearances: Driveways, private streets, aisles, turn-around areas and ramps shall 
have a minimum vertical clearance of 13' 6” for their entire length and width. 

 
This does not apply because structures that would impact vertical clearance are not proposed.  

 
10-35-2-14: Vision Clearance: No visual obstruction (e.g., sign, structure, solid fence, or shrub 
vegetation) shall block the area between two and one-half feet (2 ½’) and eight (8) feet in height in 
“vision clearance areas” on streets, driveways, alleys, mid-block lanes, or multi-use paths where no 
traffic control stop sign or signal is provided, as shown in Figure 10-35(4). The following requirements 
shall apply in all zoning districts… 

 
No plants or structures will exist within the vision clearance area. This criterion is met.  
 

10-35-3-1: Sidewalk Requirements: 
 
Sidewalks will be constructed on both the south side of 15th Street and the west side of Nopal Street. 
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10-35-3-2: Site Layout and Design: To ensure safe, direct, and convenient pedestrian circulation, all 
developments shall provide a continuous pedestrian system. The pedestrian system shall be based on the 
standards in subsections A – C. 

 
Internal pedestrian paths are included to connect the front entries of the dwellings to each other, the parking 
area, the common open space and the public sidewalks. 
 

10-35-3-3: Walkway and Multi-Use Path Design and Construction: Walkways and multi-use paths shall 
conform to all applicable standards in subsections A - D, as generally illustrated in Figure 10-35(6): 
 
The internal pedestrian paths are 5 feet wide and made from concrete. The path that abuts the drive aisle is 
vertically separated by a 6” curb. 
 

10-35-3-4: Transit Facilities: Proposed uses other than single-family residences and duplexes must provide 
for transit riders by providing developmental improvements to accommodate current or planned transit stops 
pursuant to the following: 

 
Please refer to the Comprehensive Plan Residential Policies, Policy 4, in this Written Statement for a transit 
discussion. 
 
Title 11, Chapter 3:  Major Partition Tentative Plan Procedures 
 

11-3-4: Approval of Tentative Major Partition or Subdivision:  
After giving notice as required by FCC 10-1-1-6, the Planning Commission or its designee shall grant 
approval or deny the major partition tentative plan. The hearing decision and further consideration of 
a similar application shall be governed by FCC 10-1-1-6. If approval involves implications of new or 
modified standards or policy, the Planning Commission and not its designee shall render a decision. 
The Planning Commission may require its designee to submit any tentative approval to the Commission 
for review prior to notification of the applicant. In the event of a denial, the application shall be reviewed 
by the Planning Commission within forty-five (45) days. Approval shall be granted, provided 
affirmative findings can be made that: (Amd. Ord 30, Series 1990).  

 
A. The approval does not impede the future best use of the remainder of the property under the same 

ownership or adversely affect the safe and healthful development of such remainder or any 
adjoining land or access thereto.  

 
The proposal utilizes the entire property for residential homes, stormwater treatment, common open 
space, and natural resource preservation, and will have a positive impact on the neighborhood.  
 

B. The tentative plan complies with the requirements of this Title, all applicable provisions of the 
Oregon Revised Statutes, the Florence Zoning Ordinance, the Florence Comprehensive Plan and 
Policies, as well as the intent and purpose of this Title. 

 
The proposal complies with the requirements of this Title and other applicable provisions. 
 
Title 11, Chapter 5:  Platting and Mapping Standards 
 

11-5-1: Streets:  
A. All streets shall comply with applicable development standards of Title 10 Chapter 36, Street 

Standards.  
 
The proposal includes a new parking lot drive aisle between Nopal Street and 15th Street (Airport Road). 
The Keener Place PUD featured an 18-foot wide alley in Phase B (an exception was granted to allow this 
reduced width). This is modified to a 20-foot wide parking area drive aisle.  Technically this is not a street, 
but it does exceed the minimum width of 18 feet previously approved. Other street and driveway 
standards are evaluated above. 
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B. Slope Easements: Slope easements shall be dedicated in accordance with specifications adopted by 
the City Council under Section 11-6-1 of this Title.  

 
A grading plan is included with the proposal. The need for slope easements is not anticipated, however 
they can be established if deemed necessary by the Planning Commission.   
 

C. Reserve Strips: The Planning Commission may require the applicant to create a reserve strip 
controlling the access to a street, said strip to be placed under the jurisdiction of the City Council 
and the Planning Commission, when the Planning Commission determines that a strip is 
necessary… 

 
The need for reserve strips is not anticipated. This criterion does not apply.  
 

11-5-2: Lots and Parcels:  
A. Size and Frontage:  

1. General Requirements: Each lot shall have a minimum width and depth consistent with the lot 
width and depth standards for the appropriate zoning district.  

 
As discussed under the PUD section, the Keener Place PUD allowed for reduced lot dimensions, and 
additional alternative standards have been requested through this PUD Modification. 
 

2. Area: Minimum lot size shall be in conformance with the provisions of the Florence Zoning 
Ordinance. Where either a community water supply or sewer system are not presently 
provided, the lot area shall be sufficient to meet State and County health standards and the lot 
area shall be at least twice the number of square feet normally required in the zoning district 
where the lot is located. Where an oversize lot as described above is required due to lack of 
services, the Planning Commission may require the developer to submit a plan for later division 
of said lot(s) into standard six thousand five hundred (6,500) or nine thousand (9,000) square 
foot lots.  
 

As discussed under the PUD section, the Keener Place PUD allowed for reduced minimum lot size. The 
proposed modification requests a further reduction to the minimum lot size to 1,500 SF. Smaller lots allow 
the design to incorporate a larger common open space and denser development consistent with the RM 
zone.  

 
3. Frontage: Each lot shall have frontage of not less than fifty feet (50') upon a street, except that 

a lot on the outer radius of a curved street or facing the circular end of a cul-de-sac shall have 
frontage of not less than thirty five feet (35') upon a street, measured on the arc. Where either 
a public water supply or public sewers are not presently provided, the lot frontage shall be 
sufficient to insure an adequately sized lot to meet State and County requirements 

 
A reduction to this standard was granted in the previous PUD.  This application seeks to modify the 
reduction to zero.  As shown on the plans, the lots in the PUD are oriented towards the common open 
space area. This promotes a sense of community among the dwellings over orientation to a driving or 
parking area. 
 

B. Exceptions: 
1. Subdivisions and Partitions Developed as a Unit: The Planning Commission may in its 

discretion authorize the relaxation of the lot size and frontage requirements specified herein 
where the applicant presents a plan satisfactory to the Planning Commission whereby the 
entire subdivision or partition will be designed and developed with provision for proper 
maintenance of open space, recreation and parklands and will be commonly available for 
recreation and park purposes to the residents of the subdivision or partition, and which the 
Planning Commission determines will be of such benefit to said residents as is equal to that 
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which would be derived from observance of the lot size and frontage requirements otherwise 
specified, and will be in accordance with the purpose of this Title.  

 
Additional exceptions to those approved through the Keener Place PUD are requested. These requests are 
detailed in Table 10-23 above and discussed in the relevant code sections.  
 

2. Land Zoned for Commercial Use: The Planning Commission may in its discretion authorize 
relaxation of the lot size and frontage requirements specified herein in the case of land zoned 
for commercial use, where such relaxation is necessary in consideration of the suitability of the 
land for such use, and in accordance with the purpose of this Title.  

 
This does not apply because the property is not zoned for commercial use.  
 

3. Lot or Parcel Retained for Future Subdivision or Partition: The Planning Commission may in 
its discretion waive lot frontage requirements where in its judgment a lot or parcel should and 
will be retained by the applicant, and future subdivision or partition of such lot will be best 
protected by the creation of a reserve strip separating such lot from any street.  

 
No land is being reserved for future division; therefore, this criterion is not applicable. 
 

4. Key and Butt Lots and Parcels: There shall be no key or butt lots or parcels except where 
authorized by the Planning Commission where such lots or parcels are necessitated by unusual 
topographic conditions or previous adjacent layout.  

 
This does not apply because no key or butt lots are proposed.  
 

5. Lot and Parcel Side Lines: As far as is practicable, lot and parcel side lines shall run at right 
angles to the street upon which the lot or parcel faces; except those on curved streets, they shall 
be radial to the curve.  

 
The proposed lot lines are perpendicular/radial to adjacent rights-of-way and the drive area as far as 
practicable.  

6. Suitability for Intended Use: All lots and parcels shall be suitable for the purpose for which they 
are intended to be used. No lot or parcel shall be of such size or design as to be detrimental to 
the health, safety or sanitary needs of the residents of the subdivision or partition or of such lot 
or parcel as determined by the Planning Commission in accordance with the purpose of this 
Title.  

 
All lots are designed for the intended residential use, and are not expected to be detrimental to the health, 
safety or sanitary needs of the residents. To ensure they are buildable to the requested exceptions, specific 
houses have already been selected as shown on the plans. 
 

7. Future Subdivision or Partition of Lots or Parcels: Where the subdivision or partition will result 
in a lot or parcel one-half (1/2) acre or larger in size which, in the judgment of the Planning 
Commission, is likely to be further divided in the future, the Planning Commission may require 
that the location of lot and parcel lines and other details of layout be such that future division 
may readily be made without violating the requirements of this Title and without interfering 
with orderly extension of adjacent streets. Any restriction of buildings within future street 
locations shall be made a matter of record if the Planning Commission deems it necessary for 
the purpose of future land division. 

 
While the common area lot is larger than ½ acre, it will not be further subdivided in the future as it is an 
important amenity for future residents.  
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Title 10, Chapter 4: Conditional Uses 
 

10-4-10: General Criteria: A conditional use permit may be granted only if the proposal 
conforms to all the following general criteria: (Ord. 669, 5-17-82) 

 
A. Conformity with the Florence Comprehensive Plan. 

 
The existing RM zoning is consistent with the High Density comprehensive plan map designation. The 
following are applicable policies:  
 
Comprehensive Plan Residential Policies 
 

1. The City shall encourage the use of residential planned unit development subdivisions  and may 
trade off some conventional zoning requirements and density limitations in order to achieve: 

• high quality, innovative residential lot and building design, 

• incorporation of unique land forms into the final subdivision design,  

• significant open space, 

• on-site amenities reflecting the value for both active and passive recreational facilities, 

• natural resource protection, where identified as part of a preliminary site investigation report, 

• a mix of dwelling unit types and densities, and a mix of residential, commercial, and 
recreational uses, where appropriate. 

 
The proposal is within an approved PUD and achieves the design features listed above. The proposal is 
consistent with this policy.  
 

2. The City shall initiate an evaluation of its residential ordinances following adoption and 
acknowledgment of this Plan with respect to increasing residential densities through the use of 
smaller lot sizes, encouraging cluster developments, and providing developers with density 
bonus options based on public benefit criteria. 

 
This policy is directed to the City and therefore does not apply to the current development proposal.  
 

3. Where conventional subdivision techniques are employed for a residential development, no 
more than the base level of density under the applicable zoning district shall be considered 
available. 

 
This does not apply because the project is a PUD.   
 

4. Residential developers shall, in order to obtain subdivision approval, to provide streets of a 
suitable width and cross-section, sidewalks, other transportation facilities consistent with the 
Transportation System Plan, conveyance of natural drainage flows through the site, stormwater 
management systems, appropriate traffic safety signs and street lights, and normal and 
incidental public and quasi-public utilities including water, sanitary sewer, stormwater, and 
underground electric, cable, telephone and potentially fiber optic cable. 

 
The project site is adjacent to two developed streets (Nopal and 15th) which provide adequate 
transportation facilities, and utilities will be provided to all new dwelling units. The Rhody Express South 
Loop travels along Airport Road.  LTD states “Riders may request to board or get off the bus at any 
location along the route. The bus operator will stop the bus at the nearest safe location.”  The project 
proposes a sidewalk along the full Airport Road frontage; therefore, the entire site frontage is a safe 
location and consequently the nearest bus stop.  The proposal is consistent with this policy.  
 

5. Residential developers shall, in order to obtain planned unit development approval, to provide 
recreational area as a percentage of the required open space consistent with the amount 
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indicated in Florence City Code. The recreation area shall satisfy one or more recreational 
needs identified in the latest Florence Parks and Recreation Master Plan. 

 
The proposed common open space areas feature space for recreation, possible features include raised 
planters that allow for gardening and open grass areas for socialization and active recreation. The 
proposal is consistent with this policy. 
 

6. New multi-family developments with four or more dwelling units on a single lot shall contribute 
recreation area appropriate to the needs of intended occupants as determined in the standards 
set out in the Florence Parks and Recreation Master Plan and Florence City Code. 

 
This policy does not apply because each dwelling unit is on an individual lot.   
 

7. Residential development shall be discouraged in areas where such development would 
constitute a threat to the public health and welfare, or create excessive public expense. The City 
continues to support mixed use development when care is taken such that residential living 
areas are located, to the greatest extent possible, away from areas subject to high 
concentrations of vehicular traffic, noise, odors, glare, or natural hazards. 

 
The following staff response was included in the original Keener Place PUD decision:  
 
“There are natural constraints to the site for Keener Place.  The applicants’ design team has proposed a 
development that works with the constraints to reduce the threat to public health and welfare, or create 
excessive public expense.  The applicants have requested a modification to the dead-end Nopal Street to 
have a hammerhead rather than a cul-de-sac, reducing the cost for the city to maintain a tall retaining 
wall.   
 
The Police department supports the looping of the alley to provide access to DevNW Airport Rd. open 
space.  The location of Keener Place is outside of the airport zone.  The location of Keener Place is away 
from high concentrations of vehicular traffic, noise, odors, glare, and natural hazards.” 
 
The conversation regarding the hammerhead vs cul-de-sac is not relevant to this application since it is 
already built.  Although this application proposes modifying the alley to be a parking area with drive 
aisle, the looping benefits cited in the previous approval still apply. 
 

8. Existing residential uses in residential zoning districts and proposed residential areas shall be 
protected from encroachment of land uses with characteristics that are distinctly in- compatible 
with a residential environment. Existing residential uses in commercial and industrial zones 
shall be given the maximum practicable protection within the overall purposes and standards 
of those districts. 

 
The project proposes residential development in a residential neighborhood setting. The proposal does 
include a parking area which are not part of the adjacent development style to the west.  On the west side 
of the site, the parking area is approximately 2-3 feet below the elevation at the property line.  Existing 
development on the adjacent lots is at least another several feet above the property line so that the homes 
are well above any headlights or windshield views.  Additionally, extensive vegetation exists on the 
adjoining lots; the adjacent property owners have control over this additional level of buffering.  The 
existing development to the south has a parking area in the portion of their development closest to the 
southern parking area on this site.    The proposal is consistent with this policy.   
 

9. The use of upper levels of commercial structures for residential living shall be encouraged 
where such a mix will add to the overall vitality of the immediate area. 

 
This policy does not apply because no commercial structures are proposed.  
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10. An adequate supply and mix of housing types (single family, duplex, multiple family) shall be 
maintained throughout the 20-year planning period for all projected ages and in- come levels. 

 
This policy is directed to the City and therefore does not apply to the current development proposal. 
Regardless, the project will provide a different housing type than standard single-family homes and will 
give low to moderate income families the opportunity to own a home. The proposal is consistent with this 
policy. 
 

11. The City shall permit a manufactured home to be located in any residential area in accordance 
with Oregon law, the provisions of the City’s zoning code and applicable building and specialty 
codes. 

 
This policy does not apply because manufactured homes are not proposed.  
 

12. Single family residential uses (including manufactured homes) shall be located in low and 
medium density residential areas, and shall be discouraged from high density residential areas 
to protect that land for the intended uses. 

 
While the proposal includes single-family homes, the proposed lot sizes are much smaller than the 
minimum normally allowed in a standard subdivision. So, while detached homes are proposed, a much 
higher density consistent with higher density zones will be achieved. The proposal is consistent with this 
policy. 
 

13. New residential subdivisions shall dedicate rights-of-way and construct pedestrian and bicycle 
trails in accordance with the City’s Transportation System Plan or where the extension of an 
existing pedestrian and bicycle facility is warranted as a logical extension of that city wide 
transportation system. 

 
Right-of-way was dedicated through the Keener Place PUD that allowed the construction of Nopal Street. 
Adequate pedestrian access is provided by the Nopal Street sidewalks. The proposal is consistent with this 
policy. 
 

B. Compliance with special conditions established by the Planning Commission to carry out the 
purpose of this Chapter. 

 
The applicant will comply with any special conditions established by the Planning Commission.  
 

C. Findings that adequate land is available for uses which are permitted outright in the district where 
the conditional use is proposed. Available land can be either vacant land or land which could be 
converted from another use within the applicable zoning district. Land needs for permitted uses 
may be determined through projections contained in the Florence Comprehensive Plan or other 
special studies. 

 
There appear to be multiple High-Density designated properties along Oak and 35th Street that are either 
under-developed or undeveloped. Also, while the proposal includes detached homes, the PUD allows for 
smaller lots and therefore a higher residential density that is consistent with the RM zoning. Because a 
higher density cluster development is proposed, and there are additional High-Density properties ready 
for development, this criterion is met.  
 

D. Conditional uses are subject to design review under the provisions of Chapter 6 of this Title, except 
single family and duplex residential use. (Ord. 625, 6-30-80) See Code Section 10-6-3 for Design 
Review requirements. 

 
The request for a conditional use permit is to allow single-family dwellings within the Multi-Family 
Residential District.  The criterion does not apply since the project is exempted.     
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E. Adequacy of public facilities, public services and utilities to service the proposed development. 
 
As mentioned above (under the PUD criteria), there are adequate public services and utilities for the 
proposed development.  This criterion is met. 
 

F. Adequacy of vehicle and pedestrian access to the site, including access by fire, police and other 
vehicles necessary to protect public health and safety. (Ord. 669, 5-17-82). 

 
The PUD has been designed to allow access by fire, police and other emergency vehicles. This criterion is 
met.  
 

Title 10, Chapter 36: Public Facilities 
 
10-36-3: Sanitary Sewers, Water, Stormwater, and Fire Protection:  
 
A. Sewers, Water, and Stormwater Mains Required: Sanitary sewers, water mains, and stormwater 

drainage shall be installed to serve each new development and to connect developments to existing 
mains in accordance with the City’s Wastewater Master Plan, Water System Master Plan, and 
Stormwater Master Plan, Florence Code Title 9 Chapters 2, 3 and 5, and the applicable construction 
specifications. When streets are required to be stubbed to the edge of the subdivision; stormwater, 
sewer and water system improvements shall also be stubbed to the edge of the subdivision for future 
development. 

 
Public stormwater and street(s) within the development proposal are not necessary. However, public 

sanitary and water mains are extended through the development. 

 
B. Sewer, Water, and Stormwater Plan Approval: Development permits for stormwater drainage, 

sewer and water improvements shall not be issued until the Public Works Director or their designee 
has approved all stormwater, sanitary sewer and water plans in conformance with City standards, 
and Florence Code Title 9 Chapters 2, 3 and 5. 

 
It is understood that additional design detail will need to be submitted to obtain construction permits. 
 

C. Existing Watercourse: Where a proposed development is traversed by a watercourse, drainage way, 
channel, or stream, there shall be provided a storm water easement or drainage right-of-way 
conforming substantially to the lines of such watercourse and such further width as will be adequate 
for conveyance and maintenance to protect the public health and safety and consistency with the 
Stormwater Manual. 

 
No water course, drainage way, channel, or stream exist within the development. 
 

D. Over-Sizing: The City may require as a condition of development approval that sewer, water, and/or 
storm drainage systems serving new development be sized to accommodate future development 
within the area as projected by the applicable Water, Sewer, and/or Storm Drainage Master Plan, 
and Florence Code Title 9 Chapter 1. The developer may be entitled to credit or reimbursement for 
over-sizing City master planned improvements. 

 
 To the design team’s knowledge, this is not necessary. 
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E. Fire Protection: All new development shall conform to the applicable provisions of the Oregon Fire 
Code. Developers shall provide verification of existing and proposed water service mains and 
hydrant flow supporting the development site. Fire flow analyses and plans for hydrants and water 
service mains shall be subject to review and approval by the Building Official or Fire Marshal. 

 
Per Oregon Fire Code criteria, the drive aisle through the site maintains a 20-foot clear width. A 
turnaround is not necessary since the drive aisle is not a dead-end. All portions of all structures are within 
150 feet of a fire access route and within 600 feet of a fire hydrant. The design team understands that 
when construction plans are prepared it will be necessary to coordinate with the Fire and Water 
Departments to ensure flow requirements are met. 
 

F. Inadequate Facilities: Development permits may be restricted by the City where a deficiency exists 
in the existing water, sewer or stormwater system that cannot be rectified by the development and 
that if not rectified will result in a threat to public health or safety, surcharging of existing mains, 
or violations of state or federal standards pertaining to operation of domestic water and sewerage 
treatment systems. 

 
To the design team’s knowledge, all downstream facilities are sufficient. 
 

10-36-4: Erosion Control: In addition to standard City requirements for stormwater, erosion control 
and sand management, projects that disturb one (1) or more acres of land over a period of time, a 
National Pollution Discharge Elimination System (NPDES) Permit must be obtained from the 
Department of Environmental Quality prior to the issuance of a development permit or land use permit 
based on appropriate criteria. 

 
It is understood this permitting will be required as part of the construction permitting process. 
 
 

10-36-5: Underground Utilities: 
 
1. Generally: All new utility lines including, but not limited to, those required for electric, 

communication, lighting, and cable television services and related facilities shall be placed 
underground, except for temporary utility service facilities during construction, and high capacity 
electric lines operating at 50,000 volts or above. 

 
All new utilities are proposed to be underground. 
 

10-36-6: Easements: 
 

A. Provision: Dedication of easements for storm water, sewers, water and for access thereto for 
maintenance, in order to safeguard the public against flood damage and the accumulation of 
surface water; dedication of easements for sanitary sewers, and for access thereto for maintenance; 
and dedication of easements for other public utilities may be required of the land divider by the 
Planning Commission along lot rear lines, lot side lines or elsewhere as necessary to provide needed 
facilities for present or future development of the area in accordance with the purpose of this Title. 
Easements for utility lines shall be not less than fifteen feet (15') in width and the utility shall be 
located in the center of the easement. Before a partition or subdivision can be approved, there shall 
appear thereon a restriction, providing that no building, structure, tree, shrubbery or other 
obstruction shall be placed or located on or in a public utility easement. The City may require an 
additional five-foot (5') easement for utility lines along street frontages when necessary. 

 
A fifteen-foot-wide easement centered on the facility are proposed for the public wastewater and water 
mains. 
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B. Recordation: As determined by the City all easements for sewers, storm drainage and water quality 
facilities, water mains, electric lines, or other public utilities shall be recorded with the final plat. 

 
The design team understands this requirement for future process. 
 
Title 10, Chapter 34: Landscaping 

 
10-34-3-2: Landscaping Plan Required: A landscape plan is required. All landscape plans shall include 

the following information: 
A. The location and height of existing and proposed fences and walls, buffering or screening materials.  
B. The location of existing and proposed terraces, retaining walls, decks, patios, shelters, and play 

areas.  
C. The location, size, and species of the new proposed plant materials (at time of planting). 
D. The location(s) of areas where existing vegetation will be cleared and the location(s) of areas where 

existing vegetation will be preserved, delineated on a recent aerial photo or site plan drawn to scale. 
E. Existing and proposed building and pavement outlines.  
F. Specifications for soil at time of planting, irrigation and anticipated planting schedule.  
G. Other information as deemed appropriate by the City Planning Official.  

 
A landscape plan is included in the plan set. Fences and retaining wall are not currently part of the 
landscape design. Screening for the lower density homes to the west is accomplished by the use of 
topography. For the cut slopes on the western and southern portions of the site, the intent is for the slope 
to not exceed 2:1 due to the soil type on site. If this is difficult to achieve during detailed construction 
design, landscape block walls can be utilized in strategic areas. If utilized, these will stay less than the 4-
foot limitation in Building Code. Native shrubs, such as rhododendron and Oregon grape, will be planted 
to accomplish long term stabilization on any cut slopes.  
The playground, community garden and hard and soft surfaced active recreation areas are all included 
on the landscape plan. The ground cover types (grass, concrete, etc.) in the landscape and stormwater 
areas are included on the landscape plan. If possible during construction, the existing vegetation in the 
southern portion of the site will be maintained. However, at this time, a definitive preservation boundary 
cannot be determined; therefore, this application makes a conservative assumption of none.   
 

10-34-3-3: Landscape Area and Planting Standards: The minimum landscaping area is 15% of the lot 
area, unless specified otherwise in the applicable zoning district for the proposed use. This required 
minimum landscaping area may be reduced if preservation credits are earned as specified in Section 10-34-
2-4. 
 

6% of the site is landscape area within the Open Space. Additionally, 2% of the site is stormwater area 

with plantings, and 37% of the site is the undeveloped area where either existing vegetation will be 

retained or new vegetation planted as discussed under 10-34-3-2 in this Written Statement. As indicated 

in 10-23 of this Written Statement, an exception is requested for street side trees and shrubs. Individual 

yard areas are minimal to increase density, reduce individual maintenance and maximize open spaces as 

prioritized in 10-23. Additionally, the site layout faces the front doors internal to the PUD rather than 

towards 15th or Nopal Streets. The result is that the small amount of private space the homes have is along 

the street and it would be entirely lost by including plantings of this size and density.  An additional 

concern is conflicts between utilities and the vegetation.  The tree and shrub roots will affect the 

underground facilities, especially stormwater.  Above ground the foliage will interfere with access to 

electric boxes and water meters.  The developer is agreeable to a requirement to include maintenance and 

tidiness requirements in the CC&Rs if the appearance of vegetation free yards is a concern. 
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10-34-3-4: Landscape Materials: Permitted landscape materials include trees, shrubs, ground cover plants, 

non-plant ground covers, existing native vegetation, outdoor hardscape features and storm water features, as 

described below. 

10-34-3-5: Irrigation. Permanent, underground irrigation is required for all landscaping, except existing 

native vegetation that is preserved in accordance with the specifications of Section 10-34-2-2 and new drought 

tolerant plants which must have temporary irrigation for plant establishment. All irrigation systems require an 

irrigation permit and shall be installed with a backflow prevention device per FCC 9-2-3-5. 

 

It is requested to provide detailed compliance information for these criteria during the construction permitting 

process. The information submitted here demonstrates feasibility and the design concept. The category of 

plants to be selected is indicated on the landscape plan, and a common area water meter is shown as evidence 

of the intent to irrigate. 

 

10-34-3-6: Parking Lot Landscape Standards. All parking lots shall meet Parking Area Improvement 

Standards set forth in FCC 10-3-8. Parking areas with more than twenty (20) spaces shall include interior 

landscaped “islands” to break up the parking area. Interior parking lot landscaping shall count toward the 

minimum landscaping requirement of Section 10-34-3-3. The following standards apply: 

 

The entire site includes more than 20 parking spaces. However, no individual parking area has more than 20 

spaces. The westerly parking area has 16 spaces and the southerly parking area has 9 spaces. Therefore, this 

criterion in not applicable.  Plantings will be made around the trash enclosure which lies between the two 

parking areas.  This will contribute visual diversity to the drive aisle and a clear break between the two parking 

areas. 

 

10-34-3-7: Buffering and Screening. Buffering and screening are required under the conditions listed below. 

Walls, fences, and hedges shall comply with the vision clearance requirements and provide for pedestrian 

circulation, in accordance with FCC 10-35-2-13. (See Section 10-34-5 for standards specific to fences and walls.) 

 

No parking or maneuvering areas are adjacent to streets or driveways. The drive aisle is adjacent to the 

southerly homes, but is separated by a curb and 5-foot walkway. The trash enclosure will be screened by a 

fence. This project is residential, therefore, the buffering standards in sub0section D of this criterion are not 

applicable. 

 

10-34-4: Street Trees: Street trees are trees located within the right-of-way. 

 

As indicated in 10-23 and 10-34-3-3 in this Written Statement an exception is requested for street side trees and 

shrubs.  

 

10-34-5: Fences and Walls: Construction of fences and walls shall conform to all of the following requirements: 

 

As discussed in 10-34-3-2 and 10-34-3-7 of this Written Statement, the trash enclosure fencing is the only 

fencing or wall currently anticipated. It is understood the trash enclosure fencing is limited to the 6-foot 

maximum in subsection B1 of this criterion. 
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November 13, 2019 
 
 
 
Wendy Farley-Campbell, Planning Director 
Community Development 
City of Florence 
989 Spruce St 
Florence OR 97439 
 
RE: COMPLETENESS REVIEW RESPONSE 
 DEVNW AIRPORT ROAD PUD 
 Branch Engineering Inc. Project No. 18-493 
 
Dear Wendy, 
 The following is a response to each of the completeness review items listed in your letter 
dated November 6, 2019. 

� Update narrative to address code in Title 10, Chapter 23, Planned Unit Developments. 
Submit the missing items from 10-23-10 (building elevations/perspective drawings). 
It is my understanding that Josh Shafer submitted these via email on November 6. 

� Revise the narrative for Title 10, Chapter 13, Multi-Family Residential Zone. Specifically, 
10-13-5 A through K. These sections apply, regardless of whether the dwellings are single-
family; as noted above, the standards for the zone supersede those of the dwelling type. 
Where the applicant seeks exceptions to these standards, apply the PUD codes. (Note: the 
definition of a PUD is “Development of a unified site design for an area of land that allows 
deviation from specific site standards while observing general purposes of the zoning 
regulations.”) 
This comment is not entirely clear to me. It reads as though Staff is not aware that 10-
13-5 A though K are addressed in the Written Statement. However, these sections are 
addressed – starting on Page 4. Since it does not seem likely that Staff overlooked 
inclusion of these sections in the Written Statement, effort was made to find an 
alternative meaning in the comment. The best alternative interpretation I could identify 
was that the responses for some of the cross-references to other code sections were not 
adequately detailed. The Written Statement has been revised to provide more detailed 
conversations for 10-35, 10-36, and 10-34. Additionally, the response under subsection 
K has been expanded to clarify the request is for deferral of the information, not an 
exception to compliance. Lastly, the discussion of 10-23 was expanded to provide a clear 
connection between the PUD standards and 10-13-5 A-K. 

� Submit a tentative subdivision plat map. Please ensure that it meets the requirements of 
11-3-2 and 11-4-2. 
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The reference to 11-4-2 is not understood since those standards are applicable to the Final 
Plat, which will record at the county and this is the tentative application. An additional 
sheet has been added to the plan set to address 11-3-2. 

� Submit a landscaping plan (as required by 10-23-10-7 and 10-4-11-B & J) which includes 
the elements listed in 10-34-3-2. In particular, please address the slope on the southern 
portion of the site; indicate the method of stabilization and proposed grade. In addition, 
please address 10-3-8-D, which covers landscaping in parking areas. 
The Written Statement was expanded to discuss 10-34-3-2 to provide a clear connection 
between the landscape plan and the criterion. The Written Statement was also expanded 
to provide a discussion in 10-34-3-6 (which cross-references 10-3-8) regarding why the 
parking area landscaping standards are not applicable.  

� Address 10-3, Parking. Use the standard for single family dwellings (your plan meets this 
criterion – it includes 25 on-site parking spaces and the standard in this case would be 
24). 
10-3 was already addressed under 10-13-5E, which cross-references 10-3. Therefore, no 
changes were made. 

� Address 10-36, Public Facilities. The financial responsibilities for the utilities needed for 
the building site belongs to the developer.  
The Written Statement has been expanded to discuss 10-36. 

� Submit Phase 1 Site Investigation Report, as required by 11-5-5. Note: this requirement is 
triggered by the soil on the site. The southern half of the site appears on the National 
Resources Conservation Service Soils Map as Waldport fine sand, 12 to 30 percent slopes. 
This soil type is considered unsuitable or conditionally suitable for development, and 
requires a site investigation report before development is permitted. 
The Phase I Site Investigation Report is included in this submittal. 

 
 

Sincerely, 
 
 
 
Renee Clough, PLS, PE, AICP 
Principal 
Branch Engineering Inc. 

Renee Clough Digitally signed by Renee Clough 
Date: 2019.11.13 16:22:48 -08'00'



From: Chuck Trent
To: Wendy Farley-Campbell; planningdepartment
Subject: Resolution PC 19 22 PUD 03, PC 19 23 SUB 04, PC 19 25 CUP 08
Date: Wednesday, November 13, 2019 10:49:51 AM

I'd like to respond to the Notice of Public Hearing for DevNW.  I'd like to request that as a part
of the requirements for approval that a Crosswalk with the Appropriate Warning Signals be
installed so that children can safely cross the street from the Boys & Girls Club to the new
development, the Habit For Humanity Homes, and the apartments across the street from the
CLUB.  I'd also like to see a requirement for sidewalks to be put in across the street from the
CLub and additional streetlights.  Because a number of kids walk home from the CLUB, we are
extremely concerned during the winter months about kids crossing the street.  Because there
are no speed bumps we consistently see cars speeding at over 40 miles an hour on 15th
Street/Airport Road.  Essentially I'd like to see this area treated the same as a school zone for
the safety of the kids in this community because of the increased traffic and the increase in
the number of kids that are walking home from the Teen Center.

Chuck Trent
Executive Director
Boys & Girls Clubs of Western Lane County
P.O. Box 739
1501 Airport Road
Florence, OR  97439
541-551-0649
ctrent@bgcwlc.org
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mailto:planningdepartment@ci.florence.or.us
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From: Mike Miller
To: Hailey Sheldon
Cc: Wendy Farley-Campbell; August Murphy
Subject: Additional Comments Regarding DevNW Airport Road Project - PC 19 22 PUD 03
Date: Friday, November 15, 2019 4:17:35 PM

Hi Hailey,

Taking into consideration some public comments that the City has received regarding Airport

Road/15th Street, we should look at the classification of the street itself. Currently Airport Road/15th

Street is classified as a collector in the City Transportation System Plan (TSP). Standard roadway
sections for collectors are as follows:

Collector with no parking, minimum paved roadway section is 36-feet (this would include two
12-foot travel lanes and two 6-foot bike lanes)
Collector with parking both sides (11 foot travel lanes and 8 foot parking – no dedicated bike
lanes), minimum paved roadway section is 38-feet
Collector with parking both sides with 12-foot ‘shared’ lane and 7-foot parking, minimum
paved roadway section is 38-feet
Collector with on-street parking on one side and bike lanes on both sides, minimum paved
roadway section is 41-feet

The paved roadway section of Airport Road/15th Street is 33-feet 10-inches at the subject property.
The roadway was repaved in 2012 and has a Pavement Condition Index (PCI) of 89 which places this
road segment in the ‘good’ category (good ranges from a PCI of 70-100). At this time parking on
both sides of the roadway is allowed, however it can be extremely narrow when cars and pickup

trucks are parked on the street (cars do park along the north side of 15th Street at the Boys and Girls
Club) which in of itself does naturally create a traffic calming effect.

Since Keener Place was not required to complete a half street improvement to bring their frontage
to current standards presents a fairness and equitability issue. Perhaps the most cost effective and
manageable solution is for the DevNW project to provide a parking strip pullout along the frontage
of their project between the proposed driveway on the west end of the project to the stormwater
management facility at the east end of the property. While this will require the installation of a new
concrete curb/gutter (they have to anyway to eliminate the many driveway approaches/entry points
to the former Sr. Center Property) and paving of the new parking strip, they may be able to salvage
the existing concrete gutter by cutting the curb face away from the curb/gutter and pouring a small
additional amount of concrete to create a concrete valley gutter. This approach was successful for
the Keener Place project. However, due to the many existing driveway approaches and entry points
for the former Senior Center site may necessitate the complete removal of the existing curb/gutter.

Thank you,

Mike

Mike Miller
Public Works Director
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mike.miller@ci.florence.or.us
(541) 997-4106
 
Mailing Address:
City of Florence
250 Hwy 101
Florence, OR 97439
 
Physcial Address:
Florence Public Works
2675 Kingwood Street
Florence, OR 97439
 
Follow Us!  City Website | Facebook | Twitter | Instagram | Vimeo
 
The City of Florence is an equal opportunity employer and service provider.
 
PUBLIC RECORDS LAW DISCLOSURE: 
This email is a public record of the City of Florence and is subject to public inspection unless exempt
from disclosure under Oregon Public Records Law. This email is also subject to the City’s Public
Records Retention Schedule.
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From: Mike Miller
To: Hailey Sheldon
Cc: August Murphy
Subject: Comments on DevNW Airport Road Project - PC 19 22 PUD 03
Date: Thursday, November 14, 2019 3:58:39 PM

Hi Hailey,

First, we would like to mention the DevNW and Branch Engineering have taken our early
comments/suggestions and incorporated them into their utility design and property layout. The
utility plans are a good start, but they are not construction drawings, nor are they required at this
time. They will need to submit actual construction drawings for the public improvements and receive
approval from Florence Public Works prior to construction of the public facilities.

Our comments regarding the proposed development, based on the preliminary drawings dated
November 12, 2019, are as follows:

The sanitary sewer manhole located within the 15 foot public sewer easement needs to be
accessible in order for the City to maintain and service the system. The City will need to be
able to drive to and set up its combination sewer cleaner over the manhole as well as ability
to set up the TVI equipment. We suggest that the manhole be relocated approximately 30
additional feet to the west.
With the way that the project has been redesigned, we request that the 15 foot public sewer
easement width be increased to 20 feet and have the public sanitary sewer line centered in
the easement.
There appears to be an irrigation water meter located in a concrete pad location north west
of Lot 12 (just  outside of the parking area). Suggest relocating the water meter to a
landscaped area to the east of the bike rack location. Please note that all water meters should
be in landscaped areas and not located in hardscape areas or outside of the right-of-way.
On Nopal Street towards the existing fire turn around (the future street stub that the
proposed development will be utilizing) there is an existing water service. Verify location of
the water service and utilize it for one of the proposed homes if possible.

On Airport Road (15th Street) there are two existing water services. If they cannot be utilized
for the project, they will need to be properly abandoned.
The proposed connection to the existing water main on Airport Road to loop the water
system shall be a cut-in connection complete with three water valves in a ‘T’ configuration.
The existing water main in Airport Road is a 6-inch water main and connection will need to
allow for an 8-inch water main connection and the new 8-inch extending to the south of the
proposed fire hydrant, then reduce to 6-inch to continue the water system to the south with
connection to the existing water main that is stubbed from Nopal Street.
Locate and cap the two existing sanitary sewer laterals that serviced the former Senior Center
and the undeveloped area to the east.
Provide stormwater O&M manuals for review and comment for the private stormwater
facilities located at the NW side of the property.

Thank you,
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Mike
 
Mike Miller
Public Works Director
mike.miller@ci.florence.or.us
(541) 997-4106
 
Mailing Address:
City of Florence
250 Hwy 101
Florence, OR 97439
 
Physcial Address:
Florence Public Works
2675 Kingwood Street
Florence, OR 97439
 
Follow Us!  City Website | Facebook | Twitter | Instagram | Vimeo
 
The City of Florence is an equal opportunity employer and service provider.
 
PUBLIC RECORDS LAW DISCLOSURE: 
This email is a public record of the City of Florence and is subject to public inspection unless exempt
from disclosure under Oregon Public Records Law. This email is also subject to the City’s Public
Records Retention Schedule.
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