
 
 

KING CITY PLANNING COMMISSION 
MEETING 

 
 
 

Wednesday, January 29, 2020,   City of King City – City Hall 
9:30 a.m. Council Chambers 

` 15300 SW 116th Ave 
King City, Oregon  
     

 
 
1.  Call to Order: 
 
2.  Roll Call: 
3.  Consider Minutes: None 
 

AGENDA 
 
3. TO CONSIDER: 
 

a. PUBLIC HEARING: CASE NUMBER 19-02 ( PONDEROSA PINES).  
b. ADU OVERVIEW AND DISCUSSION 

 
4.  Commissioner Reports: 
 
5.  Staff Reports: 

a. UPCOMING PLANNING ITEMS 
 
6.  Adjourn. 
 
      The meeting location is accessible to persons with disabilities.  A request 

for an interpreter for the hearing impaired, or for other accommodations for persons 
with disabilities, should be made at least 48 hours in advance of the 

meeting to Ronnie Smith, City Recorder, 503-639-4082 
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MEMORANDUM  
 
TO:  King City Planning Commission 
FROM: Keith Liden, Planning Consultant 
SUBJECT: Castle Oaks South Subdivision (Case No. 19-02) 
  Staff Report 
DATE: January 21, 2020  
___________________________________________________________________________ 
 
GENERAL INFORMATION 
 
Application 
 
The proposal includes four land use actions: 
 

1. Subdivision to create 12 residential lots. 
2. Tree Removal Review to remove 62 trees on the site. 
3. Goal 5 Safe Harbor Review regarding the drainageway and habitat on the west edge of the 

property. 
4. Variance to create lots that is less than the 2,000 square-foot and lot width minimum 

standards. 
 
Location 
 
17435 SW 131st Avenue (Assessors Map No. 2S1 16DB, Tax Lot 01700). See map. 
 
Comprehensive Plan and Zoning Designations 
 
R-9, Small Lot and Attached Residential Zone 
 
Owner/Applicant  
  
James A. Gates 
Pin Oaks Development Company, Inc. 
17435 SW 131st Avenue 
King City, OR 97224  
 
Applicant’s Representatives 
  
Andrew Tull 
3J Consulting, Inc. 
9600 SW Nimbus Avenue, Suite 100 
Beaverton, OR 97008 
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Figure 1 - Parcel Map 
 

 
 

Figure 2 - Aerial Photo 
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BACKGROUND INFORMATION 
 
Site Description 
 
General Conditions 
 
Figures 1 and 2 and Sheet C120 illustrate the existing conditions.  A single-family house is located on the 
far western portion of the 1.39-acre property.  The site is relatively flat, and the topography slopes down 
slightly from north to south from approximately 133 feet at the north property line to 131 feet near the 
southern and western boundaries.    
 
It is important to note that there are two different survey datum references used in King City and 
vicinity, and these yield different topographic elevations.  An older survey datum (NGVD 29) was used in 
the applicant’s plans, and they are reflected in the topographic elevations noted.  The Federal 
Emergency Management Agency (FEMA) has based its most recent floodplain maps on newer survey 
datum (NAVD 88), which yields topographic elevations that are approximately 3.481 feet higher.   
Therefore, the lower elevation of 131 feet shown on the applicant’s plan sheets is approximately 134.5 
feet as measured by the datum used by FEMA. 
 
Wetlands, Riparian Corridors and Floodplain 
 
Deer Creek is located to the west of the property.  It is identified as a wetland, however, none of it is 
within the subject property.  Deer Creek is subject to Clean Water Services (CWS) sensitive area buffer 
requirements (50 feet), which does include the western edge of the property.  The property is above the 
Tualatin River 100-year flood elevation (approximately 134 feet - NAVD 88 datum) except for a very 
small area in the extreme southwest corner that may be within the 100-year flood plain.    
 
Trees 
 
The applicant indicates there are 83 mature trees found throughout the property.  There is a significant 
number of additional trees, which are on adjacent properties.  The trees and their locations are provided 
in the arborist’s report and Sheets C 121 and C122).  
     
Vicinity Description 
 
The property is immediately north of Castle Oaks South, and it abuts three similarly sized properties on 
the north and east.  Edgewater on the Tualatin lies farther to the north and on the west side of Deer 
Creek.  The adjacent properties are all developed with single family residences (Figure 2). 
 
A common driveway to SW 131st Avenue is shared with the three neighbors to the north and east.  In 
addition, SW Caesar Terrace terminates at the southeast corner of the property, and the northern 
section of this street is improved for approximately 105 feet south of SW Shakespeare Street (Figures 1 
and 2).  These portions of SW Caesar Terrace are 22-feet wide with sidewalks on both sides.  The city 
ultimately plans to connect SW Caesar Terrace between SW Bedford Street and SW Shakespeare Street. 
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Project Description 
 
As noted above, the application consists of four parts, which are summarized below. 
 
Subdivision 
 
Lots and Phasing 
 
The applicant proposes to divide the property into a 12-lot subdivision (11 new lots plus the existing 
home) in one phase.  Including the 22,453 square-foot lot for the existing home, the average lot size is 
3,872 square feet (Sheet C040).  The average for the 11 developable lots is approximately 2,183 square 
feet.  One lot is proposed to be 1,862 square feet, which is less than the 2,000 square foot minimum 
standards for the R-9 Zone.  The remaining 10 lots range between 2,141 and 2,782 square feet.  
Dimensions for the 11 smaller lots range between 20 and 30 feet in width and approximately 88 feet in 
depth.  The minimum lot width and depth standards for attached single family dwellings in the R-9 Zone 
are 24 and 60 feet, respectively. 
 
With the exception of the large western lot, which will include the existing house, the remaining 11 lots 
are designed for what the applicant calls duplex and triplex units.  Under the King City Community 
Development Code (CDC), they are defined as attached single family dwellings because each unit is 
proposed to be on a separate lot.   
 
Street System 
 
Access to the subdivision will be provided by the northerly extension of SW Caesar Terrace.  This will be 
designed as a local street with a curb-to-curb width of 22 feet, curbs, and sidewalk and planter strip on 
the west side (Sheets C200 and C201).  This improvement would extend to the northern property 
boundary.  A subsequent northerly street extension would allow the planned connection with              
SW Shakespeare Street.  The street alignment and design will allow for the installation of a sidewalk on 
the east side of the street should the properties to the east redevelop.  Parking will be prohibited on this 
street due to its narrow width.   
 
Access for the proposed subdivision lots will be provided by a new dead-end street.  This street is 
proposed to be 28 feet wide with a turnaround at the west end (Sheets C201 and C260).  Future 
residential development on the property to the north would also have access to this new street.  The 
applicant illustrates the proposed street parking and emergency vehicle access on Sheet C260. 
 
In response to West King City Plan and CDC requirements, the preliminary plat includes a neighborhood 
circulation plan.  The circulation plan must show how streets within this subdivision could work as part 
of a future street system serving the surrounding (Sheet C041).   The applicant has shown a potential 
subdivision layout for the property immediately to the north, which retains the existing house.  It also 
illustrates how SW Caesar Terrace could be extended to SW Shakespeare Street.  The properties to the 
east would have the option of using SW Caesar Terrace and/or SW 131st Avenue to serve future 
redevelopment. 
 
It is the staff’s understanding that maintenance responsibility for the existing common driveway 
currently is shared by the four benefiting property owners. The proposed future use of this driveway is 
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not described in the application.  The plans suggest that residents in the 11 new homes would physically 
be able to use this driveway to travel between SW Caesar Terrace and SW 131st Avenue.  In its current 
condition, this driveway would not meet city standards for either a private driveway or public street.      
   
Street Trees 
 
The preliminary plat application includes a street tree plan (Sheet L101).  Two trees, Green Vase Zelkova, 
are proposed on the west side of the SW Caesar Terrace, and two additional trees, October Glory Maple, 
are proposed on the south side of the dead-end street.  The applicant is requesting an exemption to 
allow fewer trees than would normally be required due to space constraints caused by driveways and 
street light fixtures.    
 
Utilities 
 
Water, sanitary sewer, and storm drainage facilities are shown on Sheet C300.  These and other utilities 
shall be required for final design approval from the city engineer and/or appropriate agency or service 
provider prior to final plat approval. 
 
Tree Removal Review 
  
The applicant proposes to remove 57 of the 83 trees on the property.  In addition, 6 trees are proposed 
for removal (Tree # 139-142, 159 and 216 shown on Sheets C121 and C122) on the abutting properties 
to the east and north to accommodate the extension of SW Caesar Terrace and the new dead-end 
street.  In addition to streets, tree removal is proposed to allow for home construction and utilities.  The 
existing trees and those identified for removal are described in the arborist’s report and Sheets C121 
and C122.  Trees are proposed to be retained primarily along the southern property boundary and 
surrounding the existing house. 
 
Goal 5 Safe Harbor Review (Wetlands and Riparian Corridors) 
 
The vegetated corridor for Deer Creek is shown on several of the plan sheets (including C120 and C300).  
The Deer Creek vegetated corridor, which is located within the proposed 22,453 square-foot lot, will not 
be affected by any construction or improvements related to the subdivision.    
 
Community Meeting 
 
Chapter 16.46 of the King City Community Development Code (CDC) requires applicants to hold a 
community meeting to introduce a development proposal to neighboring property owners prior to 
submitting a formal application.   As described in the application, this meeting was held on December 9, 
2019 in compliance with the requirements stipulated in Chapter 16.46. 
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Agency Comments 
 
The City Engineer’s comments are in Exhibit A of this report.  The memorandum presents a number of 
development requirements that will apply to the subdivision. 
 
Washington County Department of Land Use and Transportation has reviewed the application and has 
no comment. 
 
Tualatin Valley Fire and Rescue (TVFR) submitted comments regarding the application (Exhibit B). TVFR 
lists a number of requirements that will be expected as plans are finalized and the subdivision is 
developed.   TVFR specifically does not approve of the proposed on-street parking shown on the fire 
access plan (Sheet C260). 
 
Clean Water Services (CWS) has issued a memorandum with comments and a number of conditions that 
will apply to the subdivision.  The memorandum indicates that compliance with Service Provider Letter 
No. 17-003928 is required.  The memorandum and Service Provider Letter are provided in Exhibit C.   
   
No other agency comments have been received.   
 



Ponderosa Pines Subdivision  Staff Report 
January 21, 2020  Page - 7   

FINDINGS AND CONCLUSIONS 
 
The King City Community Development Code (CDC) contains the applicable review standards.  The 
relevant evaluation criteria related to this application are found in CDC Chapters: 
 

• 16.46 Requirements for Community Meetings; 
• 16.84 Small Lot and Attached Residential Zone (R-9); 
• 16.124 Landscaping and Beautification; 
• 16.128 Tree Removal; 
• 16.132 Parking and Loading; 
• 16.142 Goal 5 Safe Harbor Review; 
• 16.144 Vision Clearance; 
• 16.146 Residential Density Calculation; 
• 16.148 Signs;  
• 16.164 Variance; 
• 16.196 Subdivision;  
• 16.204 Solar Access Standards for New Development 
• 16.208 Improvements; and 
• 16.212 Neighborhood Circulation. 

 
Chapter 16.46 – Requirements for Community Meetings 
 
This chapter of the CDC requires the applicant to sponsor a community meeting for a subdivision and 
other major developments. 
 
The applicant hosted a community meeting on December 9, 2019 as required by this chapter.  The 
information and results related to the meeting were provided as part of the application. 
 
Chapter 16.84 – Small Lot and Attached Residential Zone (R-9) 
 
Section 16.84.020 Permitted Uses lists single family detached residences. 
 
The proposed single family lots are consistent with the R-9 Zone. 
 
Section 16.84.040 Dimensional and Density Requirements states that lots for attached single family 
residences must be a minimum of 2,000 square feet with a minimum average of 2,400 square feet.  Each 
lot must have a minimum average width and depth of 24 feet (attached)/30 feet (detached) and 60 feet 
respectively.  The maximum density is 9 units per gross acre, and the minimum is 80% of the maximum 
(7.2 units/acre).  
 
Lot 2 is the smallest with a proposed area of 1,862 square feet and 20-foot width.  The remaining 11 lots 
are equal to or larger than 2,141 square feet and have minimum widths of 23 feet (Lots 3-10), 30 feet 
(Lot 1), and 24 feet (Lot 11).  The average size of 3,872 square feet for the 12 lots satisfies the average 
minimum lot size standard of 2,400 square feet.  The lot dimensional standards must be satisfied for 
each individual lot, and not averaged.  Therefore, only Lots 1 and 11 satisfy the minimum lot width 
standard of 24 feet for attached single family residences.  For Lot 12 and the existing detached home, a 
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minimum width of 30 feet is easily satisfied.  All lots exceed the minimum lot depth of 60 feet.  Variance 
approval is necessary for the proposed size of Lot 2 and the widths for Lots 2-11.  The variance standards 
are addressed later in this report.   
 
With a gross buildable area of 1.39 acres, the project is required to have between 10 and 12 units.  The 
subdivision is proposed to have 12 units (11 new units plus the existing house).  Additional findings 
regarding density are provided under Chapter 16.146 Residential Density Calculation.   
 
Chapter 16.124 - Landscaping and Beautification  
 
Section 16.124.050 requires street along all public street frontages.  
 
Street trees are shown on Sheet L101.  Two Green Vase Zelkova are proposed along the SW Caesar 
Terrace frontage, and two October Glory Maple are proposed along the new dead-end street.  The CDC 
requires a maximum spacing of 40 feet for large trees, which includes the varieties chosen.  This 
standard is met on SW Caesar Terrace, but the maples are over 90 feet apart.  Five trees would be 
required to meet the spacing standard.   
 
CDC 16.124.090 allows for an exemption to the street tree requirements.  The applicant requests an 
exemption to the spacing standards to allow for the necessary driveways and street light fixtures.  CDC 
16.124.060 B. 8 requires a 20-foot distance between street trees and light poles.  Given the 
circumstances, an exemption is warranted because there is insufficient room to meet the tree spacing 
standards.    
 
Section 16.124.060 requires street trees to be a minimum of 2 inches in diameter at 4 feet with 
maximum spacing of 30 feet for medium sized mature street trees.  This section also includes planting 
requirements. 
 
The applicant proposes that the trees will be a minimum of 2-inch caliper.  Trees meeting these 
standards will be required for the final plat.  
 
Chapter 16.128 – Tree Removal 
 
Section 16.128.050 B. requires consideration of the following criteria: 

1. The condition of the trees with respect to disease, danger of falling, proximity to existing or 
proposed structures, and interference with utility services or pedestrian or vehicular traffic 
safety. 

 
 The primary issue is a significant number of the trees will interfere with construction of the 

subdivision. 
 
2. The necessity to remove trees in order to construct proposed improvements, or to otherwise 

utilize the applicant’s property in a reasonable manner. 
 
 For virtually any urban density development, it is very difficult to retain a significant percentage 

of the existing trees.  Construction requirements and standards for streets, utilities, proper site 
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drainage, required densities, and homes all contribute to the need to clear much of a 
construction site.  In this case, retaining all or most of the trees on the site would prohibit 
development as envisioned in the West King City Plan. 

 
3. The topography of the land and the effect of tree removal on erosion, soil retention, stability of 

earth, flow of surface waters, protection of nearby trees and wind breaks. 
 
 As shown on the Sheets C121 and C122, the trees within the 50-foot buffer area for Deer Creek 

will not be affected by the development.  The retention of these trees will minimize the 
potential for erosion and slope instability.  The remainder of the site and surrounding properties 
have minimal slope and potential for erosion and related problems due to tree removal.  

 
4. The number and density of trees existing in the neighborhood, the character and property uses in 

the neighborhood, and the effect of the tree removal upon neighborhood characteristics, beauty 
and property values. 

 
 The removal of the trees proposed and the development to follow will obviously change the 

present semi-rural character of the property.  However, the potential adverse impact on the 
neighborhood will be reduced by: 

 
 Retaining the Deer Creek buffer, which will continue to provide an important forested 

backdrop for the development and the neighborhood; 
 Retaining the trees that are on the southern boundary or have driplines within the subject 

property (with the exception of the __ neighboring trees removed for street improvements); 
and 

 Planting street trees and additional homeowner landscaping. 
 
5. The tree(s) is necessary to comply with conditions of development approval or compliance with 

provisions of Chapter 16.124. 
 
 None of the existing trees are specifically required to be retained through previous approvals or 

Chapter 16.124. 
  
6. The adequacy of the applicant’s proposals, if any, to plant new trees or vegetation as a 

substitute for the trees to be cut. 
 

As noted in this application, the development will include retaining trees near Deer Creek and 
providing street trees.  In addition, homeowners will have the option of planting new trees after 
construction is complete.     
 

Chapter 16.132 – Parking and Loading 
 
Section 16.132.030 has been recently amended to comply with Metro Functional Plan requirements.  The 
minimum parking standard for a single family residence is 1 space. 
 
All of the lots will allow for house designs and driveways that will provide a one car garage, and an 
additional space on the driveway.   The one parking space per residence standard will be satisfied. 
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Previous residential developments have experienced on-street parking issues where there has been a 
combination of narrower streets (e.g., 22-28 feet), single car garages, and no alley-loaded lots.  This has 
occasionally led to problems with illegal parking and restricted emergency access.  The proposed 22- 
and 28-foot wide streets will provide limited on-street parking opportunities through the development.  
The parking plan shown on Sheet C260 shows 11 on-street spaces, but it is not approved by TVFR, as 
noted in this agency’s comments (Exhibit B).  A revised on-street parking plan is required as a condition 
of approval.  
 
Chapter 16.142 - Goal 5 Safe Harbor Review 
 
Section 16.142.060 A. allows the following uses and activities within riparian corridors and wetland 
boundaries (Safe Harbor areas), which includes Deer Creek:   

1.  Maintenance and repair of buildings, structures, yards, gardens or other activities or uses that 
were in existence prior to the effective date of these regulations. 

 
 Not applicable – none proposed. 
 
2.  Replacement of existing structures with structures in the same location that do not disturb 

additional riparian surface area. 
 
 Not applicable – none proposed. 
 
3.  Alterations of buildings or accessory structures, which do not increase building coverage. 
 
 Not applicable – none proposed. 
  
4.  Enhancement and mitigation of a riparian corridor or wetland as approved by the City and other 

appropriate regulatory authorities.  
 

 In accordance with CWS buffer requirements, the Deer Creek Vegetated Corridor will be 
enhanced and protected.    

 
5.  Streets, roads, and paths.  
 

Not applicable – none proposed. 
 

6.  Drainage facilities, utilities, and irrigation pumps. 
 
 Not applicable – none proposed.  All utilities and stormwater will be directed to SW Caesar 

Terrace and the existing systems. 
 
7.  Grading for the purpose of enhancing the resource site. 
 
 Not applicable – none proposed. 
 
8.   Water-related and water-dependent uses.  
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 Not applicable – none proposed. 
 
Section 16.142.060 B. includes the following general criteria 
 

1.  Riparian and wetland vegetation shall not be removed, except for the following 
circumstances:  
a.  Removal of non-native vegetation and replacement with native plant species; 

and 
b.  Removal of vegetation necessary for uses and activities listed in Section A 

above. 
 

 As noted in this report, the city purview in this CDC chapter only pertains to the Deer 
Creek wetland.  Vegetation shall only be removed within the Deer Creek wetland and 
buffer area under the direction of CWS. 
 

2.  Each tree removed shall be replaced with a native tree species. 
 
 Not applicable – no tree removal proposed within the buffer area. 
 
3.  The applicable provisions of Chapter 16.140, Flood Plain and Drainage Hazard Areas are 

satisfied. 
 
 Not applicable – not in the 100-year floodplain. 
 
4.  The Division of State Lands has been notified of the application, as provided by ORS 

227.350, and all necessary permits shall be obtained from those local, state, and/or 
federal governmental agencies from which approval is also required.   

 
 As noted in the CWS memorandum, ODSL will be notified to provide any authorization 

as necessary for activities in the Deer Creek corridor as directed by CWS. 
 
Section 16.142.060 C. includes the following supplemental criteria: 
  

For activities or development listed in Subsections 16.142.060 (A)(5) through (A)(8) (NOTE: This 
includes streets, drainage facilities, utilities, and grading for this application), the following 
criteria shall apply in addition to Section B above: 
1.  A wetland scientist or other professional competent in biology prepares a report which: 

a.  Identifies and maps the ecological and habitat resource values of the wetland 
and/or riparian areas on the site and the immediate area (based on field 
observations); and 

b.  Demonstrates that equal or better protection for the identified resource values 
will be ensured through restoration of wetlands, riparian areas, enhanced 
buffer treatment, or similar measures. 

 
This will be done to the extent necessary under the direction of CWS. 
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2.  Alterations in Tualatin River riparian area shall not occupy more than 50% of the width 
of the riparian area measured between the opposite upland edges of the corridor. 

 
 Not applicable - this riparian corridor and associated 75-foot buffer is south of the 

subject property. 
 
Section 16.142.060 D. An applicant may propose to inventory and protect wetlands under the 
procedures and requirements for wetland conservation plans administered through by ODSL.   A wetland 
conservation plan approved by the director of ODSL shall be deemed to comply with relevant provisions 
of this Chapter. 
 
 As noted above, CWS shall require ODSL involvement as deemed necessary. 
 
Chapter 16.144 – Vision Clearance 
  
The requirements in this chapter are intended to ensure adequate sight and vision clearance at street 
and driveway intersections.   
 
This chapter will apply as the lots are developed and landscaped.   
 
Chapter 16.146 – Residential Density Calculation  
 
This chapter sets forth the methodology for calculating development density.  The R-9 Zone requires a 
density range between 7.2 and 9 units per acre. 
 
The applicant has provided information to verify the proposed density of the subdivision.  The total 
gross area is 1.39 acres.  The minimum density allowed is equal to 7.2 x 1.39 = 10 units and the 
maximum allowable is 9 x 1.39 = 12.5 units.  The proposed 12 units (11 including the existing house) 
meet the density requirements of the R-9 Zone.     
 
Chapter 16.148 – Signs 
 
Section 16.148.050 identifies when residential identification signs shall be permitted. Phased subdivisions 
shall be considered a single subdivision for determining permitted signs under this section.   
 
No sign has been proposed.  Should the applicant apply for a sign under a separate permit process, any 
sign identifying the subdivision must meet the criteria in Chapter 16.148.050.  One sign will be allowed 
for the subdivision. 
 
Section 16.1148.060 identifies signs that do not require permits. 
  
If any signs allowed without a permit are required, the standards of Chapter 16.148.060 must be met. 
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Chapter 16.164 – Variance 

This chapter of the CDC contains the approval criteria for granting variances.  The application requires 
the approval of two variances for 1) creating a lot of 1,862 square feet where a minimum of 2,000 
square feet is required; and 2) creating 9 lots that have widths of 20 or 23 feet where 24 feet is required. 
The criteria and findings are below:  

1. The proposed variance will equally or better meet the purpose of the regulation being modified 
and any associated policies of the comprehensive plan;

The purpose of the minimum lot width is to provide a building site that will be able to 
successfully accommodate a residence that meets the other applicable CDC requirements for 
property development and especially residences in this case.  The proposed 20-foot width and 
1,862 square-foot area is the only one intended for a dwelling that will be attached on both 
sides.  Because there will be no side yard, the available building width will be comparable to the 
remaining lots, which will have a minimum 3-foot side yard on one side.  The R-9 Zone 
(applicable here) and the R-12 Zone both allow this type of attached housing.  However, 
because higher density is allowed in the R-12 Zone, the minimum attached single family lot 
size is 1,600 square feet.  The reduced size for Lot 2 is consistent with the type of residential 
unit it is designed for, and it is equal to what is required for similar residences in the R-12 Zone. 

The proposed 23-foot wide lots (3 – 11) will only be 1-foot shy of the 24-foot standard and they 
satisfy the minimum lot size standard.  They will be able to accommodate building widths of 20 
feet and will be capable of meeting the other applicable dimensional standards and building 
design requirements of the R-9 Zone.

2. There are special circumstances, such as peculiar lot size or shape, topographic constraints or 
limitations caused by existing development, over which the applicant has no control, and which 
are not applicable to other properties in the same zoning district;

When redeveloping a property and retaining an existing home, it can be more challenging than 
an undeveloped property to meet all of the dimensional requirements of the CDC.  The 
available developable property is further diminished due to the required alignment of 
SW Caesar Terrace, which was skewed to the west in Castle Oaks South.  This was done to 
accommodate the owners with the highest apparent development interest (Gates and Bruce), 
but it does mean that this development is responsible for a greater share of the total width of 
SW Caesar Terrace.  This in turn, has reduced the east-west dimension available for this 
subdivision.   Finally, without the participation of the property to the north (Bruce), the turn 
around had to be provided solely on the applicant’s property, further constraining the east-
west dimension of the developable area.  This all resulted in the need for a variance to the size 
of Lot 2 and the reduced lot width for Lots 2 – 11.

3. The use proposed is a permitted or conditional use as allowed in the applicable zoning district, 
and the standards of this code must be maintained to the greatest extent that is reasonably 
possible while permitting some economic use of the land; 
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The attached single family buildings are permitted in the R-9 Zone.  These are the only two 
variances requested, and the remainder of the development is proposed to meet, or will be 
conditioned to meet all other CDC standards. 
 

4. Existing physical and natural systems, such as but not limited to, transportation facilities, 
utilities and sensitive lands, must not be adversely affected any more than would occur if the use 
or structure were developed in accordance with the provisions of this title; and 

 
As noted above, part of the need for the lot area and lot width variances relates to the 
provision of public street access that meets city standards.  All utilities can be provided for this 
development.  Finally, the development will totally avoid the sensitive lands associated with the 
Deer Creek corridor. 

 
5. The hardship is not self-imposed and the variance requested is the minimum variance which 

would alleviate the hardship. 
 
As indicated above there are special circumstances relating to the size and shape of the 
property, existing home, and street improvement and alignment requirements, which in turn 
limited development options.  The proposed lot width and lot area variances represent the 
minimum necessary to alleviate the hardship. 

 
Chapter 16.196 – Subdivision 
 
Section 16.196.040 allows the Planning Commission to approve a subdivision in phases provided the 
construction period for any phase is not longer than two years. 
 
The applicant indicates that the subdivision will be developed in one phase. 
 
Section 16.196.060 contains the approval standards for preliminary plats. 

1. The proposed preliminary plat and the neighborhood circulation plan (Section 16.212.040) 
comply with the provisions of this title. 

 
 The applicant provided a neighborhood circulation plan (Sheet C041) as required by Chapter 

16.212.  It illustrates how a local street system could be developed in accordance with Chapter 
16.212.  The location and alignment of streets will provide appropriate access and development 
opportunity for adjoining properties.  With the existing potential for redevelopment 
immediately north and east of the subject property, the proposed northerly extension of        
SW Caesar Terrace will allow suitable street access for the three abutting properties with the 
proposed and future connection of SW Caesar Terrace between SW Shakespeare Street and  
SW Bedford Street. 

 
2. The proposed plat name is not duplicative or otherwise satisfies the provisions of ORS Chapter 

92. 
 
 The Washington County Surveyor’s office shall ensure compliance with this requirement. 
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3. The proposed streets and accessways are designed in accordance with Chapter 16.212, 
Neighborhood Circulation. 

 
 This is satisfied as described under the findings for Chapter 16.212. 

4. Parks shall be conveniently located so as to provide direct public access and availability from a 
public street. 

 
No common open space is proposed.  However, convenient pedestrian access will be provided 
via SW Caesar Terrace, SW Bedford Street, and an existing pathway to the community park that 
is located approximately ¼-mile to the southwest. 
  

5. Parks shall be bordered by at least one public street for a sufficient distance to encourage public 
use and provide visual access. 

 
No open space is proposed as part of this subdivision, but easy park access will be available as 
noted above.  

 
Chapter 16.204 – Solar Access Standards for New Development 
 
This chapter requires that where possible, lots should be platted so that future residences will have 
good solar orientation and more energy-efficient characteristics.  These standards only apply to lots that 
are 4,000 square feet or larger.  Lots may be exempted or standards may be adjusted to address special 
circumstances, such as avoidance of flood plains and wetland areas.  Eleven of the 12 lots will be less 
than 4,000 square feet and the one lot over 4,000 square feet is developed.  Therefore, this CDC chapter 
does not apply. 
 
Chapter 16.208 - Improvements 
 
This chapter requires that public improvements be made to support development.  Basic municipal 
services must be provided as required by the city or agency with review and approval authority.   
 
The provisions of this chapter shall be fulfilled through the conditions of approval contained herein. 
 
Chapter 16.212 – Neighborhood Circulation 
 
Section 16.212.050 contains the following approval standards for on-site street and accessway 
circulation.  
 
A. The following review standards in this section shall be used to:  

1.  Provide a generally direct and interconnected pattern of streets and accessways to 
ensure safe and convenient access for motor vehicles, pedestrians, bicyclists, and transit 
users; and  

2.  Ensure that proposed development will be designed in a manner, which will not 
preclude properties within the circulation analysis area from meeting the requirements 
of this section. 
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 The proposed circulation on the property and the surrounding area will provide for a system of 

internal access for vehicles, pedestrians, and bicyclists.  The continued northerly extension of 
SW Caesar Terrace will accommodate pedestrian traffic to SW Bedford Street, SW 131st Avenue, 
and the community park.  This extension of SW Caesar Terrace will ultimately enable its future 
connection with SW Shakespeare Street.   

 
The proposed street widths of 22 feet for SW Caesar Terrace and 28 feet for the dead-end 
street correspond with the anticipated vehicular traffic and on-street parking needs for each 
street, and the design of SW Caesar Terrace is consistent with the existing segments of this 
street to the north and south.  
 
The application does not clearly describe how the existing access easement serving Tax Lots 
1600, 1700, 1800, and 1900 (see Figure 1) will be dealt with.  It is a private easement, and in its 
current condition and width of approximately 10 feet, it is not suitable or safe for public use.  
The plan for the final subdivision plat must include a method for prohibiting general public use 
of this easement. 

 
B. On-site streets for residential, office, retail, and institutional development shall satisfy the 

following criteria: 
1. Block lengths for local and collector streets shall not exceed 530 feet between through 

streets, measured along the nearside right-of-way line of the through street. 
 
 The distance between SW Shakespeare Street and SW Bedford Street is approximately 

530 feet.  Therefore, once SW Caesar Terrace is completed with future development, 
this standard will be satisfied.  In addition, future development to the east would have 
the option of extending the proposed dead-end street to SW 131st Avenue along the 
general alignment of the existing access easement.  This would result in block lengths of 
less than 300 feet. 

 
2. The total length of a perimeter of a block for local and collector streets shall not exceed 

1,800 feet between through streets, measured along the nearside right-of-way line. 
 
 This subdivision will complete its portion of the SW Caesar Terrace connection.  Once 

completed, the block perimeter with SW Shakespeare Street, SW 131st Avenue, and   
SW Bedford Street will be less than 1,800 feet. 

 
3. Streets shall connect to all existing or approved public stub streets, which abut the 

development site. 
 
 The proposed subdivision continues the extension of SW Caesar Terrace, which is an 

existing public stub street to the north and south.  The circulation plan indicates that 
this street alignment will ultimately provide a connection when (and if) the intervening 
properties redevelop. 

 
4. Within the West King City Planning Area, local streets shall be located and aligned to 

connect with the planned neighborhood collector street extending west from SW Fischer 
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Road and/or to SW 131st Avenue. 
 
 The subdivision will connect with SW 131st Avenue via SW Bedford Street.  A future 

connection via SW Shakespeare Street to SW 131st Avenue is further enabled by this 
proposal. 

 
5. Within the West King City Planning Area, street system design shall include a minimum 

of two future local street connections to SW 137th Avenue and a minimum of one future 
local street connection to the property presently occupied by the Mountain View 
manufactured home park.  If the location of the UGB or existing development precludes 
a street connection(s) at the time of development, the streets to SW 137th Avenue shall 
be fully dedicated and improved up to the city limit, or the western edge of the 
development, and a financial security acceptable to the City to ensure the streets’ 
construction if SW 137th Avenue is brought into the UGB.  The northern street shall be 
dedicated or otherwise reserved for future public street use.  Reserve strips shall be 
provided on all future streets.  The developer shall be responsible for installation of a 
sign at the terminus of each public street that clearly states that the street will be 
extended in the future. 

 
This code section is not applicable to this development. 

 
6. Although an interconnected street system is required by the provisions of this chapter, 

local street systems shall be designed to discourage motorists traveling between 
destinations that are outside of the neighborhood being served by the local streets. 

 
 By necessity, one access route to SW 131st Avenue is proposed because it is not 

possible to extend SW Caesar Terrace to SW Shakespeare at this time.   However, if 
redevelopment occurs north of the site, this alternate route via SW Shakespeare will 
become available. 

 
7. Cul-de-sacs and permanent dead-end streets shall be prohibited except where 

construction of a through street is found to be impractical according to the provisions of 
Section 16.212.080 A. 

 
 The dead-end street is proposed because of Deer Creek, its wetland buffer and the 

existing developed properties to the north and west.  Because of these factors, a dead-
end street is warranted as explained under the modification criteria in 16.212.080. 

 
8. When cul-de-sacs are allowed, they shall be limited to 200 feet and no more than 25 

dwelling units unless a modification is justified as provided in Section 16.212.080 A. 
 

The westerly extension of SW Bedford Street ends in a cul de sac, west of the northerly 
extension of SW Caesar Terrace. The distance between SW 131 Avenue and SW Caesar 
Terrace on SW Bedford Street is approximately 350 feet.  The northerly extension of  
SW Caesar Terrace will obviously add to this distance.  Until SW Caesar Terrace is 
connected to SW Shakespeare Street, this will constitute a cul-de-sac with 43 lots (30 in 
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Castle Oaks S. plus 12 proposed and 1 for the residence to the north).  The 
appropriateness of these additional street length is addressed under 16.212.080.   

 
C. On-site sidewalks and accessways for residential, office, retail, and institutional development 

shall satisfy the following criteria: 
1. For blocks abutting an arterial or major collector and exceed lengths of 530 feet, an 

accessway shall be provided to connect streets for every 330 feet of block length or 
portion thereof. 

 
 The property does not abut an arterial or collector street. 
 
2. Accessways shall connect with all existing or approved accessways, which abut the 

development site. 
 
 As noted, SW Caesar Terrace abuts the southeast corner of the property.  The applicant 

proposes a northerly extension of this street, to enable a future connection with        
SW Shakespeare Street.   

 
3. Accessways shall provide direct access to abutting pedestrian oriented uses and transit 

facilities, which are not served by a direct street connection from the subject property.  
Accessways shall provide future connection to abutting underdeveloped or undeveloped 
property, which is not served by a direct street connection from the subject property, 
where the abutting property line exceeds 330 feet.  Where the abutting property line 
exceeds 530 feet, additional accessways may be required by the approval authority 
based on expected pedestrian demand.  In the case where the abutting properties are 
Limited Commercial and/or residential, the approval authority may determine that such 
a connection or connections are not feasible or present public safety issues.  The 
approval authority may reduce the number of required accessways to abutting 
properties if: 
a. Such a reduction results in spacing of streets and/or accessways of 330 feet or 

less; and 
b. Reasonably direct routes are still provided for pedestrian and bicycle travel in 

areas where pedestrians and bicycle travel is likely if connections are provided. 
 
The applicant’s proposed extension of SW Ceasar Terrace will satisfy this criterion, and 
accessways are not necessary or feasible.  It will facilitate future access to                    
SW Shakespeare Street.   
 

4. Direct connection of cul-de-sacs and dead-end streets to the nearest available street or 
pedestrian oriented use. 

 
In this case, a pedestrian accessway to the west of the dead-end street is not feasible or 
necessary.  There are developed lots on the west side of Deer Creek with no potential 
to construct an accessway.  In addition, east-west pedestrian access is available via SW 
Bedford Street and the accessway connection to the community park.  Also, once the 
northerly connection of SW Caesar Terrace is made, pedestrians and vehicles will have 
good access in all directions.   



Ponderosa Pines Subdivision  Staff Report 
January 21, 2020  Page - 19   

 
5. Accessways may be required to stub into adjacent developed property if the approval 

authority determines that existing development patterns or other constraints do not 
physically preclude future development of an accessway on the developed property and 
the adjacent developed property attracts, or is expected to attract, a greater than 
average level of pedestrian use. 

 
As noted above, pedestrian connections via accessways is not necessary or particularly 
desirable. 

 
6. The city design standards for neighborhood collector and local streets include sidewalks 

on both sides of the street.   
 

The local streets are designed to ultimately include sidewalks on both sides of the 
street.  The applicant is proposing sidewalks on the west side of SW Caesar Terrace 
and the south side of the dead-end street, with sidewalk responsibility resting with 
future redevelopment of abutting properties.  

 
D. The King City Comprehensive Plan includes capacity guidelines for neighborhood collector and 

local streets.  To ensure that new development does not place undue traffic burdens on 
neighborhood streets, the following maximum dwelling unit standards shall apply to any 
subdivision, site plan review, or conditional use in the SF, AT, R-9, R-12, R-15, and R-24 zone:   
1. A maximum of 300 single and/or multiple family dwellings shall be served exclusively by 

one neighborhood collector street to reach the regional street system of major collector 
and arterial streets.  In the case of single family residential subdivisions, a preliminary 
plat approval may exceed this standard, but all final plats shall comply with this section. 

 
 SW 131st Avenue south of SW Fischer Road is classified as a neighborhood collector 

street.  Determining the number of lots that are “served exclusively by one 
neighborhood collector street” is a judgement call.  There are approximately 219 lots 
that are dependent upon this segment of SW 131st Avenue for access, including 
properties in the county.  This subdivision would add 11 new lots/residences for a total 
of 230.  This is well below the maximum of 300 units, and it leaves room for future 
redevelopment in this area to rely upon SW 131st Avenue. 

 
2. A maximum of 120 single and/or multiple family dwellings shall be served exclusively by 

one local street to reach a neighborhood collector street or the regional street system of 
major collector and arterial streets.  In the case of single family residential subdivisions, 
a preliminary plat approval may exceed this standard, but all final plats shall comply 
with this section. 

 
 This subdivision will have a total of 12 dwellings (11 new plus the existing house).  In 

addition, the property to the north (assuming the existing access easement to 131st is 
closed) and the 30 lots in Castle Oaks South all will use the same local street to reach 
SW 131st Avenue.  This is well below the 120-unit threshold.  

 
3. The circulation analysis required in Section 16.212.040 shall demonstrate how the 
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standards in subsections 1 and 2 above will be satisfied when full development or 
development phases are completed.  

 
 The subdivision is proposed in one phase and the development is consistent with the 

City’s comprehensive plan. 
 

Section 16.212.070 contains the approval standards regarding accessway and greenway design. 
 

Not applicable a pedestrian accessway is not proposed or necessary.   
 
Section 16.212.080 allows the Planning Commission to modify the circulation analysis review standards 
of Sections 16.212.050 through 070 through a planning commission review based upon the relevant 
approval criteria in this section.  The following modifications should be considered by the Planning 
Commission: 
 

1. Allowing a cul-de-sac from the northerly extension of SW Caesar Terrace of approximately 
320 feet where 200 feet is the maximum; 

2. A cul-de-sac street serving a total of 43 lots where a maximum of 25 is normally permitted; 
and  

3. Not providing an accessway connection from the end of the dead-end street. 
 
A. On-Site Street and Accessway Circulation 

1. On-site street and accessway circulation standards in Section 16.212.050 may be 
modified by the planning commission based on findings that:  
a. The modification is the minimum necessary to address the constraint; 
 
1. Exceeding the maximum cul-de-sac length from SW Caesar Terrace by 

approximately 120 feet (approximately 220 feet if extended according to Sheet 
C041) is necessitated by the location of the SW Caesar Terrace extension and the 
Deer Creek wetland.  Based upon the location of existing property boundaries, this 
additional street length is unavoidable. 

2. Exceeding the maximum number of homes on a cul-de-sac is necessary due to 
property ownership pattern and a lack of alternatives.  However, this subdivision 
will facilitate the future completion of SW Caesar Terrace to SW Shakespeare.  Once 
this through street is completed, the proposed dead-end street will be in 
compliance with the 25-unit standard.  

3. A pedestrian accessway connection from the dead-end street is not warranted 
because connections to the west, south, or north are prevented by existing 
development.  In addition, the Deer Creek corridor is an environmentally sensitive 
area for which encroachments should be minimized.  Convenient pedestrian access 
is available with the existing and proposed street and accessway system.  This will 
be further enhanced by the future extension of SW Caesar Terrace to                     
SW Shakespeare Street.   

 
b. The circulation analysis demonstrates that the proposed street and accessway 

system for the subject property and surrounding area will perform as well as or 
better than a system, which meets the standards in this chapter; and  



Ponderosa Pines Subdivision  Staff Report 
January 21, 2020  Page - 21   

While cul-de-sac lengths over 200 feet are the goal, practical circumstances 
sometimes require additional length.  The number of units served is acceptable 
to TVFR as long as sprinkler systems are included with the new homes. 
 

c. The application of the standard is impractical due to one or more of the 
following circumstances: 
(1) Physical or topographic conditions make it impractical to satisfy the 

street or walkway connection requirements of this chapter.  These 
conditions include, but are not limited to, controlled access streets, 
steep slopes, wetlands, flood plains, or water bodies where a 
connection could not reasonably be provided.  Grades that are too steep 
for a street may not be too steep for an accessway.  

(2) Buildings or other existing development on adjacent lands physically 
preclude a street or accessway connection now or in the future 
considering the potential for redevelopment.  A modification to the 
maximum number of residential units or lots completely dependent 
upon a neighborhood collector or local street in Section 16.212.050 D, 
shall not be permitted without a corresponding amendment to the King 
City Comprehensive Plan to allow a greater maximum average daily 
traffic count and/or number of residences on these streets.   

(3) Where streets or accessways would violate provisions of leases, 
easements, agency access standards, or similar restrictions that are 
demonstrated to be legally beyond the control of the applicant, 
developer, or property owner. 

(4) Abutting undeveloped or underdeveloped property is within the 100-
year flood plain. 

(5) Arterial or collector street access restrictions. 
 

The cul-de-sac length is justified because the Deer Creek wetland buffer and 
surrounding development and properties prevent a through street or pedestrian 
accessway connection. 

 
2. When a cul-de-sac is justified as provided in Section 16.212.080 A. 1, an accessway shall 

be provided to connect with another street, greenway, school, or similar destination 
unless one or more of the circumstances listed in this section also apply to an 
accessway. 

 
As noted herein, an accessway from the west end of the dead-end street is not feasible 
or desirable.  Also, the need for an accessway will be eliminated once the SW Caesar 
Terrace connection is made to SW Shakespeare Street. 
 

3. The approval authority may require a sidewalk on only one side of a 22-foot wide or 28-
foot wide local street design options when it is determined that the existing or 
anticipated pedestrian traffic shall be safely and conveniently accommodated with one 
sidewalk. 

 
Not applicable – sidewalk standards are not being modified. 
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RECOMMENDATION  
 
The recommendation is divided into four actions corresponding with the four applications submitted as 
part of this subdivision proposal.  Based upon the above facts, findings, and conclusions, the planning 
consultant recommends that the Planning Commission APPROVE the proposed subdivision application 
and related applications subject to the following conditions:  
 
Subdivision 
 
1. Conditions 2 through 12 below shall be satisfied prior to recording the final subdivision plat 

with Washington County. 
 
2. The final plat shall contain between 10 and 12 lots in a configuration that is consistent with the 

preliminary plat. The final plat shall be approved by the City Manager and the City Engineer as 
provided in CDC Section 16.196.070-130. 

 
3. The applicant shall provide verification to the City Manager that all necessary permits and public 

facility improvements have been obtained and are financially assured.  These shall include: 
a. TVFR requirements as identified in Exhibit B of this decision.  Suitable emergency access 

shall be provided as determined by TVFR. 
b. CWS requirements identified in Exhibit C of this decision. 
c. Tigard Water District approval of public water facilities. 
d. Utility facilities approved by the service providers including, but not limited to: 

electricity, street lighting, natural gas, cable access, and telephone.  
e. Streets, curbs, and sidewalks designed to meet King City standards in the 

Comprehensive Plan. Construction techniques for streets, curbs, and sidewalks shall 
comply with the Washington County Uniform Road Improvement Design Standards. 

 
4. The existing access easement currently serving Tax Lots 1600 (Locklin), 1700 (subject property), 

1800 (Bruce), and 1900 (Deitchler) shall be closed to public use along SW Caesar Terrace.  This 
may be accomplished in one of three ways, which must be approved by the City Manager:  
a. Extension of the proposed eastern curb on SW Caesar Terrace to the northern edge of 

the easement and removal of the driveway pavement within the SW Caesar Terrace 
right-of-way by the applicant. 

b. If the owner of Tax Lot 1800 wishes to retain access to the common driveway, a lockable 
gate shall be installed to prevent public access at the owner’s expense. 

c. An alternate solution proposed by the four property owners with an interest in the 
easement (Tax Lots 1600, 1700, 1800, and 1900) to prevent public access. 

 
5. The design and alignment of streets and public utilities shall be approved by the City Engineer, 

including: 
a. All final plans for construction of public improvements must be designed and stamped 

by a Professional Engineer (P.E.), licensed in the State of Oregon. 
b. An on-street parking plan that satisfies access requirements of TVFR and Pride Disposal. 
c. Street improvements consistent with city standards. 
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d. Public improvement performance bond. 
e. Maintenance bond prior to construction. 

 
6. A final plan for providing the street trees, which is consistent with the plan presented on Sheet 

L101, shall be provided for City Manager approval, which includes: 
a. Street trees that meet the CDC minimum size requirement of 2 inches at 4 feet above 

grade. 
b. A plan for when the trees will be planted, by whom, and how they will be maintained. 
c. A method for financially ensuring the installation and long-term survival of the trees. 
d. City Manager review and approval of selected trees before they are planted. 
 

7. The final subdivision plat and supplemental information, as required this decision and the CDC, 
shall be submitted within one year of this decision for approval by the City Manager.   

 
Tree Removal 
 
8.  Prior to removal of any trees, the applicant shall identify the trees in the field for review and 

approval by the City Manager.  
 
9. Prior to their removal, written authorization shall be provided to the City Manager for trees to 

be removed on adjoining properties. 
 
10. In addition, a tree protection program and methods shall be submitted to the City Manager for 

approval prior to tree removal, grading, or construction.  At a minimum, this program shall not 
allow work, construction, parking, storage, vegetation removal, or similar activities in identified 
areas necessary for tree survival and health.  The protection program described in the January 
10, 2020 memorandum from Teragan & Associates, Inc. Arboricultural Consultants shall be 
followed at all times during construction.  Prior to approving any phase of the final plat, the 
applicant shall submit an arborist report to the City Manager confirming that the provisions of 
the protection program were followed during construction and that the trees are in healthy and 
stable condition. 

 
Goal 5 Safe Harbor 
 
11. Any work, improvements, or required restoration shall be conducted Deer Creek wetland and 

buffer area with the express authorization of CWS and/or ODSL.  The applicant shall comply with 
all conditions described in the CWS memorandum and Service Provider Letter (Exhibit C of this 
decision). 

 
Variance 
 
12. The minimum dimensions for Lot 2 shall be a 20-foot width and minimum area of no less than 

1,850 square feet.  Lots 3 – 11 may have a minimum width of 23 feet. 
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Technical Memorandum 

Date: January 10, 2020 

Project: 92-0251.128 

City of King City, Land Use Proposal, Tax Lot 1700 

To: Michael Weston, City Manager 

Keith Liden, City Planner 

City of King City 

From: Fulgence Bugingo, PE 

Murraysmith 

Re: City Engineer Review: Ponderosa Pines Subdivision, King City 

Purpose 

This Technical Memorandum presents City Engineer preliminary review comments for the 

proposed Ponderosa Pines Subdivision (Subdivision) proposed within the City of King City (City).  

This proposed development is located at 17435 SW 131st Avenue, Tax Lot 1700, Tax Map 2S1 

16DB.  The applicant is requesting approval of retention of existing detached home and a proposed 

11 lot subdivision with Goal 5 Safe Harbor and Tree Removal approvals within an existing R-9 zone. 

General 

The City Development and Zoning Code require a developer to provide access and public services 

to all lots created through the land use and subdivision process in accordance with City 

Development Code, Standards, and policies.  The Developer of the Subdivision is proposing the 

design and construction of public facilities or improvements to comply with these requirements.  

All public facility improvements are to be designed and constructed in accordance with the current 

City-adopted zoning and development codes and City design and construction standards.  As of 

the date of this technical memorandum, City standards are the current versions of the Washington 

County Uniform Road Improvement Design Standards and the American Public Works Association 

(APWA) Standard Specifications for Public Works Construction.  In addition to these Standards, 

public improvements must be designed and constructed in accordance with all City requirements 

and conditions of approval.  All final plans for construction of public improvements must be 

designed and stamped by a Professional Engineer (P.E.), licensed in the State of Oregon.  
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The submitted application requests subdivision approval. The following review comments include 

additional development review details that are being provided from preliminary review of 

engineered plans submitted in support of this subdivision. A full review of the engineered plans 

will be completed once a land use decision is final. 

Engineered construction plans will generally include but not limited to the following. 

a. Cover sheet 

b. Existing site conditions 

c. Site plan 

d. Grading and erosion control plan 

e. Utility plan 

f. Plan and profile for street and storm 

g. Plan and profile for sanitary and water 

h. Street illumination plan 

i. Street tree plan 

j. Signing plan 

k. Stormwater quality facility 

l. Miscellaneous details for street, sanitary, storm, signing, etc. 

An engineer’s construction cost estimate for improvements is to be submitted with the engineered 

design plans. This estimate may require revisions after final review and approval prior to 

construction. A deposit in the amount of 5 percent of the total approved estimated value of public 

and private improvements must be provided to the City with the plans submittal. The estimate is 

to be presented in a “schedule of unit prices” format, reflecting estimates for the various 

anticipated construction bid items. 

A public improvements performance bond shall be provided to the City prior to construction in an 

amount equal to 125 percent of the final accepted engineer’s estimate.  

A maintenance bond in the amount of 20 percent of the final accepted engineer’s estimate is 

required prior to final City acceptance of constructed public improvements. The maintenance 

bond shall remain in effect for a period of not less than one year after all public improvements are 

accepted by the City. 

City/Agency Coordination 

The Applicant is to coordinate with the City and all appropriate utilities and agencies throughout 

the application, engineering review, and construction process.  Agency/utility coordination 

includes, but is not limited to, Clean Water Services (CWS) regarding sanitary sewer system 

improvements, surface water management, and erosion control, Tualatin Valley Fire & Rescue 

regarding fire protection and emergency access, City of Tigard Water for water system 

improvements, Pride Disposal for waste and recycling collection, and the City regarding planning, 

local street improvements, site grading, surface water drainage improvements, and other site 

development interests.  The applicant is to provide copies of all agency/utility approvals and 
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permits to the City for its permanent files.  The City is to be notified, at the time it becomes known, 

of any potential design conflicts, and/or any potential conflicts between the various utility and 

agency requirements and review comments.  It is the responsibility of the Developer to resolve all 

conflicts prior to construction, as approved by the City Engineer. 

Street Improvements 

General street access is proposed from an extension of SW Caesar Terrace as constructed with the 

Castle Oaks South Subdivision directly south and adjacent to the Subdivision.  Presently Caesar 

Terrace extends to the southerly property line of the proposed subdivision at the southeast corner 

of Lot 1.  This will serve as the only ingress/egress to proposed lots 1 through 11 and to existing 

home (Lot 12) until future development of land north of the Subdivision. 

The existing SW Caesar Terrace is a standard 22 foot paved public street within a 41 foot wide 

public right-of-way.  The applicant proposes to extend SW Caesar Terrace for approximately 125 

feet.  This public street improvement includes 4 foot sidewalk with 4.5 foot planter strip between 

the curb and the sidewalk on the west side of the street.  The City Engineer recommends that 

parking be restricted on both sides of SW Caesar Terrace and posted with no-parking signs.   

Access to lots 1 thru 12 is proposed from new Unnamed Road through a 28 foot wide paved public 

street with 5 foot sidewalk and 4.5 foot planter strip on the south side.  It is recommended that 

parking be restricted to one side of the 28 foot public street. Very limited parking may be allowed 

on the opposite side of the street as shown on the preliminary Fire Access Plan if approved by 

TVF&R.  Areas of restricted parking to be posted with no-parking signs.   

The proposed improvement also includes an 8-foot wide public utility easement (PUE) required 

along the frontage of all existing and proposed public streets. 

Storm Drainage Improvements 

The applicant is to coordinate with CWS to design and construct needed storm drainage 

improvements and erosion control protection in accordance with CWS and City requirements.  

Typically, both storm water quality provisions and storm water conveyance improvements are 

required.  Private facilities are to be designed and constructed in accordance with all applicable 

City codes and standards.  CWS approved and issued a Service Provider Letter (CWS File No. 17-

003928) for development of this site.  However, this letter expired on December 20, 2019 and the 

site plan that was included is inconsistent with the current proposed plan.  A request for 

amendment of the Service Provider Letter is required.  The Site Plan within the Service Provider 

Letter should be consistent with all other plans.  Site development permit from CWS shall be 

required.   
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Sanitary Sewer Improvements 

The applicant is to coordinate with Clean Water Services to design and construct needed sanitary 

sewer improvements in accordance with Clean Water Services requirements. Private facilities are 

to be designed and constructed in accordance with all applicable City codes and standards.  Site 

development permit from CWS shall be required.  

Water System Improvements 

The applicant is to coordinate with City of Tigard Water to design and construct needed water 

system improvements.  New public water system improvements are to be constructed in 

accordance with the current City of Tigard Water adopted design and construction standards.  

Permits from City of Tigard Water shall be required.   
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EXHIBIT B 
TVFR Comments 



 

 

 

www.tvfr.com 

Training Center 

12400 SW Tonquin Road 

Sherwood, Oregon 

97140-9734 

503-259-1600 

South Operating Center 

8445 SW Elligsen Road 

Wilsonville, Oregon 

97070-9641 

503-259-1500  

  

Command and Business Operations Center and  
North Operating Center 
11945 SW 70th Avenue 

Tigard, Oregon 97223-9196 

503-649-8577 

  

 

 

 

 
January 7, 2020 

 
Michael Weston, City Manager 
City of King City 
15300 SW 116th Avenue 
King City, OR 97224 
 
Re:  Ponderosa Pines Subdivision Case #19-02 
Tax Lot I.D: 1700 

 

Thank you for the opportunity to review the proposed site plan surrounding the above named development 
project. These notes are provided in regards to the plans received December 2019. There may be more or 
less requirements needed based upon the final project design, however, Tualatin Valley Fire & Rescue will 
endorse this proposal predicated on the following criteria and conditions of approval. 

FIRE APPARATUS ACCESS: 
 
 
1. DEAD END ROADS AND TURNAROUNDS:  Dead end fire apparatus access roads in excess of 150 feet in length 

shall be provided with an approved turnaround. Diagrams can be found in the corresponding guide. 
http://www.tvfr.com/DocumentCenter/View/1438 (OFC 503.2.5 & D103.1)  

 
2. ADDITIONAL ACCESS ROADS – ONE- OR TWO-FAMILY RESIDENTIAL DEVELOPMENTS:  Developments of one- 

or two-family dwellings, where the number of dwelling units exceeds 30, shall be provided with separate and approved 
fire apparatus access roads and shall meet the requirements of Section D104.3. Exception: Where there are more than 
30 dwelling units on a single public or private fire apparatus access road and all dwelling units are equipped throughout 
with an approved automatic sprinkler system in accordance with section 903.3.1.1, 903.3.1.2, or 903.3.1.3 of the 
International Fire Code, access from two directions shall not be required. (OFC D107) Note: If fire sprinklers are 
installed and the system will be supported by a municipal water supply, please contact the local water purveyor 
for information surrounding water meter sizing. 

 
3. MULTIPLE ACCESS ROADS SEPARATION:  Where two access roads are required, they shall be placed a distance apart 

equal to not less than one half of the length of the maximum overall diagonal dimension of the area to be served (as identified 
by the Fire Marshal), measured in a straight line between accesses. (OFC D104.3)  

 
4. FIRE APPARATUS ACCESS ROAD WIDTH AND VERTICAL CLEARANCE:  Fire apparatus access roads shall have 

an unobstructed driving surface width of not less than 20 feet (26 feet adjacent to fire hydrants (OFC D103.1)) and an 
unobstructed vertical clearance of not less than 13 feet 6 inches. (OFC 503.2.1) The fire district does not endorse 
the design concept wherein twenty feet of unobstructed roadway width is not provided. 

 
 
 

 

http://www.tvfr.com/DocumentCenter/View/1438
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5. NO PARKING SIGNS:  Where fire apparatus roadways are not of sufficient width to accommodate parked vehicles and 
20 feet of unobstructed driving surface, “No Parking” signs shall be installed on one or both sides of the roadway and 
in turnarounds as needed. Signs shall read “NO PARKING - FIRE LANE” and shall be installed with a clear space above 
grade level of 7 feet.  Signs shall be 12 inches wide by 18 inches high and shall have red letters on a white reflective 
background. (OFC D103.6) 

 
6. NO PARKING:  Parking on emergency access roads shall be as follows (OFC D103.6.1-2): 

1. 20-26 feet road width – no parking on either side of roadway 
2. 26-32 feet road width – parking is allowed on one side. Plans provided show parking on both sides. Only 

parking on one side is allowed. 
3. Greater than 32 feet road width – parking is not restricted 

 
7. PAINTED CURBS:  Where required, fire apparatus access roadway curbs shall be painted red (or as approved) and 

marked “NO PARKING FIRE LANE” at 25 foot intervals.  Lettering shall have a stroke of not less than one inch wide by 
six inches high.  Lettering shall be white on red background (or as approved).  (OFC 503.3) 

 
8. FIRE APPARATUS ACCESS ROADS WITH FIRE HYDRANTS:  Where a fire hydrant is located on a fire apparatus 

access road, the minimum road width shall be 26 feet and shall extend 20 feet before and after the point of the hydrant. 
(OFC D103.1) 26” is not provided at hydrant on plans submitted. Relocate hydrant to meet this requirement. 

 
 
9. SURFACE AND LOAD CAPACITIES:  Fire apparatus access roads shall be designed and maintained to support the 

imposed loads of fire apparatus and shall be surfaced as to provide all-weather driving capabilities. (OFC 503.2.3)   
 
10. TURNING RADIUS:  The inside turning radius and outside turning radius shall not be less than 28 feet and 48 feet 

respectively, measured from the same center point. (OFC 503.2.4 & D103.3) Radius shown on plans provided do 
not show that minimum radius is provided. 

 
11. ACCESS ROAD GRADE:  Fire apparatus access roadway grades shall not exceed 15%.  
 
12. ANGLE OF APPROACH/GRADE FOR TURNAROUNDS: Turnarounds shall be as flat as possible and have a 

maximum of 5% grade with the exception of crowning for water run-off.  (OFC 503.2.7 & D103.2) 
 

13. ANGLE OF APPROACH/GRADE FOR INTERSECTIONS: Intersections shall be level (maximum 5%) with the 
exception of crowning for water run-off. (OFC 503.2.7 & D103.2) 

 
14. AERIAL APPARATUS OPERATING GRADES:  Portions of aerial apparatus roads that will be used for aerial 

operations shall be as flat as possible. Front to rear and side to side maximum slope shall not exceed 10%. 
 
15. GATES:  Gates securing fire apparatus roads shall comply with all of the following (OFC D103.5, and 503.6): 

1. Minimum unobstructed width shall be not less than 20 feet (or the required roadway surface width). 
2. Gates serving three or less single-family dwellings shall be a minimum of 12 feet in width. 
3. Gates shall be set back at minimum of 30 feet from the intersecting roadway or as approved.  
4. Electric gates shall be equipped with a means for operation by fire department personnel 
5. Electric automatic gates shall comply with ASTM F 2200 and UL 325. 
 

16. ACCESS DURING CONSTRUCTION:  Approved fire apparatus access roadways shall be installed and operational 
prior to any combustible construction or storage of combustible materials on the site. Temporary address signage shall 
also be provided during construction. (OFC 3309 and 3310.1)  

 
17. TRAFFIC CALMING DEVICES:  Shall be prohibited on fire access routes unless approved by the Fire Marshal. (OFC 

503.4.1). Traffic calming measures linked here: http://www.tvfr.com/DocumentCenter/View/1578 
 
 

http://www.tvfr.com/DocumentCenter/View/1578
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FIREFIGHTING WATER SUPPLIES: 
 
18. FIREFIGHTING WATER SUPPLY FOR INDIVIDUAL ONE- AND TWO-FAMILY DWELLINGS:  The minimum available 

fire flow for one and two-family dwellings served by a municipal water supply shall be 1,000 gallons per minute.  If the 
structure(s) is (are) 3,600 square feet or larger, the required fire flow shall be determined according to OFC Appendix 
B. (OFC B105.2) 

 
19. FIRE FLOW WATER AVAILABILITY:  Applicants shall provide documentation of a fire hydrant flow test or flow test 

modeling of water availability from the local water purveyor if the project includes a new structure or increase in the floor 
area of an existing structure. Tests shall be conducted from a fire hydrant within 400 feet for commercial projects, or 
600 feet for residential development.  Flow tests will be accepted if they were performed within 5 years as long as no 
adverse modifications have been made to the supply system. Water availability information may not be required to be 
submitted for every project. (OFC Appendix B) 

 
20. WATER SUPPLY DURING CONSTRUCTION IN MUNICIPAL AREAS:  In areas with fixed and reliable water supply, 

approved firefighting water supplies shall be installed and operational prior to any combustible construction or storage 
of combustible materials on the site. (OFC 3312.1) 

 
FIRE HYDRANTS: 
 
21. FIRE HYDRANTS – ONE- AND TWO-FAMILY DWELLINGS & ACCESSORY STRUCTURES:  Where the most remote 

portion of a structure is more than 600 feet from a hydrant on a fire apparatus access road, as measured in an approved 
route around the exterior of the structure(s), on-site fire hydrants and mains shall be provided. (OFC 507.5.1) 
 

22. FIRE HYDRANT NUMBER AND DISTRIBUTION:  The minimum number and distribution of fire hydrants available to a 
building shall not be less than that listed in Table C 105.1.  (OFC Appendix C) 

 
23. FIRE HYDRANT(S) PLACEMENT:  (OFC C104) 

• Existing hydrants in the area may be used to meet the required number of hydrants as approved.  Hydrants that 
are up to 600 feet away from the nearest point of a subject building that is protected with fire sprinklers may 
contribute to the required number of hydrants. (OFC 507.5.1) 

• Hydrants that are separated from the subject building by railroad tracks shall not contribute to the required number 
of hydrants unless approved by the Fire Marshal. 

• Hydrants that are separated from the subject building by divided highways or freeways shall not contribute to the 
required number of hydrants.  Heavily traveled collector streets may be considered when approved by the Fire 
Marshal. 

• Hydrants that are accessible only by a bridge shall be acceptable to contribute to the required number of hydrants 
only if approved by the Fire Marshal. 

 
24. PRIVATE FIRE HYDRANT IDENTIFICATION: Private fire hydrants shall be painted red in color. Exception: Private fire 

hydrants within the City of Tualatin shall be yellow in color. (OFC 507) 
 
25. FIRE HYDRANT DISTANCE FROM AN ACCESS ROAD:  Fire hydrants shall be located not more than 15 feet from 

an approved fire apparatus access roadway unless approved by the Fire Marshal. (OFC C102.1) 
 
26. REFLECTIVE HYDRANT MARKERS:  Fire hydrant locations shall be identified by the installation of blue reflective 

markers.  They shall be located adjacent and to the side of the center line of the access roadway that the fire hydrant 
is located on.  In the case that there is no center line, then assume a center line and place the reflectors accordingly. 
(OFC 507) 
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27. PHYSICAL PROTECTION:  Where fire hydrants are subject to impact by a motor vehicle, guard posts, bollards or 
other approved means of protection shall be provided.  (OFC 507.5.6 & OFC 312) 

 
28. CLEAR SPACE AROUND FIRE HYDRANTS:  A 3 foot clear space shall be provided around the circumference of fire 

hydrants.  (OFC 507.5.5) 
 
BUILDING ACCESS AND FIRE SERVICE FEATURES 
 
 
29. PREMISES IDENTIFICATION:  New and existing buildings shall have approved address numbers; building numbers 

or approved building identification placed in a position that is plainly legible and visible from the street or road fronting 
the property, including monument signs. These numbers shall contrast with their background. Numbers shall be a 
minimum of 4 inches high with a minimum stroke width of 1/2 inch. (OFC 505.1)  
 

 
If you have questions or need further clarification, or would like to discuss, please feel free to contact me at 503-259-1504. 
 
Sincerely, 
 

John Wolff 
 
John Wolff 
Deputy Fire Marshal II 
 
John.wolff@tvfr.com 
 
 
Cc:  
 
A full copy of the New Construction Fire Code Applications Guide for Residential Development is available at 
http://www.tvfr.com/DocumentCenter/View/1438 
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MAP NUMBER: 41067C0539F

CITY OF KING CITY, OR

R-9

17435 SW 131ST AVENUE

JAMES A. GATES

17435 SW 131ST AVENUE

TIGARD, OR 97224

PHONE: 503-707-1880
EMAIL: gates.james@comcast.net

OWNER/APPLICANT

3J CONSULTING, INC.
9600 SW NIMBUS AVE, SUITE 100
BEAVERTON, OR 97008
CONTACT: AARON MURPHY
PHONE: 503-946-9365
EMAIL: aaron.murphy@3j-consulting.com

CIVIL ENGINEER

3J CONSULTING, INC
9600 SW NIMBUS AVE, SUITE 100
BEAVERTON, OR 97008
CONTACT: MERCEDES SERRA
PHONE: 503-946-9365
EMAIL: mercedes.serra@3j-consulting.com

PLANNING

CONSULTANT

STORM, SEWER

POWER

GAS

ROADSCABLE

NORTHWEST NATURAL
NW AMBERWOOD DR
HILLSBORO, OR 97124
PHONE: 503-220-2415

PORTLAND GENERAL ELECTRIC
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BEAVERTON, OR 97006
PHONE: 800-544-1793

CLEAN  WATER SERVICES
2550 SW HILLSBORO HWY
HILLSBORO, OR 97123
PHONE:503-547-8100

UTILITIES & SERVICES

WATER

TELEPHONE

PARKS

CITY OF KING CITY
15300 SW 116TH AVE
KING CITY, OR 97224
PHONE: 503-639-4082

FRONTIER COMMUNICATIONS
4650 SW BETTS AVE #2813
BEAVERTON, OR 97005
PHONE: 877-462-8188

CITY OF KING CITY
15300 SW 116TH AVE
KING CITY, OR 97224
PHONE: 503-639-4082

NOT TO SCALE
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S

LOCATION

NW 1/4 SE 1/4 OF SECTION 16, T.2S., R.1W., W.M.,
WASHINGTON COUNTY, OREGON

FIREPOLICE, SCHOOLS

COMCAST
7219 SW HAZEL FERN RD
TIGARD, OR 97224
PHONE: 800-934-6489

CITY OF KING CITY
15300 SW 116TH AVE
KING CITY, OR 97224
PHONE: 503-639-4082

TUALATIN VALLEY FIRE & RESCUE
11945 SW 70TH AVE
TIGARD, OR 97223
PHONE: 503-649-8577

CITY OF KING CITY
15300 SW 116TH AVE
KING CITY, OR 97224
PHONE: 503-639-4082

1" = 60'

TIGARD, OR 97224

PONDEROSA PINES

SUBDIVISION

PIN OAKS DEVELOPMENT COMPANY INC.
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SITE STATISTICS

SITE ADDRESS 17435 SW 131ST AVENUE

TAX MAP 2S 1 16DB 01700

JURISDICTION CITY OF KING CITY

NET SIZE 1.39 ACRES

DIMENSIONAL REQUIREMENTS

ZONING R-9

MIN. DENSITY (7.2 U/A)

10 UNITS

MAX. DENSITY (9 U/A)

12 UNITS

PROPOSED DENSITY 12 UNITS

SETBACKS

FRONT 18 FT

SIDE (INTERIOR)

3 FT

SIDE (EXTERIOR)

4 FT

CORNER SIDE 10 FT

REAR 10 FT

PROPOSED LOT DIMENSIONS

AVG. DEPTH 96.4 FT

AVG. WIDTH 35.7 FT

MIN. LOT AREA

(LOT 2) 1,862 SF

AVG. LOT AREA
3,872 SF

MAX. LOT AREA

(LOT 12) 22,453 SF

LEGEND

PROJECT BOUNDARY

EXISTING RIGHT OF WAY CENTERLINE

EXISTING EASEMENT LINE

EXISTING LOT LINE

EXISTING RIGHT OF WAY
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SITE STATISTICS

SITE ADDRESS 17435 SW 131ST AVENUE

TAX MAP 2S 1 16DB 01700 & 01800

JURISDICTION CITY OF KING CITY

NET SIZE 2.78 ACRES

DIMENSIONAL REQUIREMENTS

ZONING R-9

MIN. DENSITY (7.2 U/A)

20 UNITS

MAX. DENSITY (9 U/A)

25 UNITS

PROPOSED DENSITY 23 UNITS

SETBACKS

FRONT 18 FT

SIDE (INTERIOR)

3 FT

SIDE (EXTERIOR)

4 FT

CORNER SIDE 10 FT

REAR 10 FT

PROPOSED LOT DIMENSIONS

AVG. DEPTH 84.4 FT

AVG. WIDTH 34.2 FT

MIN. LOT AREA

(LOT 16 & 19) 1,450 SF

AVG. LOT AREA
3,855 SF

MAX. LOT AREA

(LOT 23) 23,986 SF

PROPOSED LOT LINE

PROPOSED EASEMENT LINE

PROPOSED RIGHT-OF-WAY

PROPOSED SETBACK LINE

PROPOSED CENTERLINE

LEGEND

PROJECT BOUNDARY

EXISTING RIGHT OF WAY CENTERLINE
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EXISTING LOT LINE

EXISTING RIGHT OF WAY
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EXISTING CONCRETE

EXISTING CURB 

EXISTING ASPHALT

EXISTING FENCE LINE

EXISTING GAS LINE

EXISTING TELECOM. LINE

EXISTING UNDERGROUND POWER

EXISTING OVERHEAD POWER

EXISTING UNSPECIFIED OVERHEAD WIRE

EXISTING VEGETATION LIMITS LINE

EXISTING SANITARY SEWER

EXISTING STORM DRAIN

EXISTING CABLE LINE

EXISTING WATER MAIN

EXISTING FIRE HYDRANT

EXISTING CONIFEROUS TREE

EXISTING DECIDUOUS TREE

EXISTING SIGN

EXISTING UTILITY POLE

EXISTING WATER VALVE

EXISTING SANITARY MANHOLE

EXISTING SANITARY CLEANOUT

EXISTING STORM MANHOLE

EXISTING MAJOR CONTOUR

EXISTING MINOR CONTOUR

SURVEYOR'S NOTES

1. THE PROPERTY IS LOCATED IN THE N.W. 1/4 S.E. 1/4 OF SECTION 16, T.2.S.,

R.1.W., W.M. WASHINGTON COUNTY OREGON

2. THE BASIS OF BEARINGS AND HORIZONTAL POSITIONS: ASSUMED

OREGON STATE PLANE COORDINATE SYSTEM OF 1983, NORTH ZONE.

3. UNDERGROUND UTILITIES ARE SHOWN PER SURFACE MARKINGS AND

AS-BUILT INFORMATION PROVIDED BY THE CONTROLLING JURISDICTIONS.

THE SURVEYOR MAKES NO GUARANTEE AS TO THE EXACT LOCATION,

EXISTENCE, NON-EXISTENCE OR COMPLETENESS OF ANY SUBSURFACE

UTILITIES SHOWN, OR NOT SHOWN ON THE MAP.  CALL 811 BEFORE

DIGGING.

4. ELEVATIONS ARE BASED ON WASHINGTON COUNTY BENCHMARK NO. 934

LOCATED AT THE SE CORNER OF THE INTERSECTION OF SW 125TH PLACE

AND SW FISCHER ROAD. ELEVATION = 157.815 FEET (NGVD 29).

EXISTING WETLAND BOUNDARY

THIS PLAN HAS BEEN PREPARED FOR ILLUSTRATIVE PURPOSES ONLY.  SITE BACKGROUND INFORMATION AND
FEATURES HAVE BEEN GENERATED FROM A COMBINATION OF PUBLIC GIS DATA SOURCES, AERIAL PHOTOS, TAX
ASSESSOR MAPS AND PHYSICAL SITE OBSERVATIONS.  PROPOSED SITE FEATURES ARE PRELIMINARY IN
NATURE AND SUBJECT TO CHANGE.  NO WARRANTY OR GUARANTEE IS EXPRESSED OR IMPLIED.

EXISTING CONDITIONS PLAN

ZONE X

(UN-SHADED)

THE SITE IS LOCATED WITHIN ZONE X (UN-SHADED) PER FLOOD INSURANCE RATE

MAP (FIRM) COMMUNITY-PANEL NUMBER

FEMA'S DEFINITION OF ZONE X (UN-SHADED) IS AN AREA OF MINIMAL FLOOD

HAZARD, USUALLY DEPICTED ON FIRMS AS ABOVE THE 500-YEAR FLOOD LEVEL.

ZONE X IS THE AREA DETERMINED TO BE OUTSIDE THE 500-YEAR FLOOD AND

PROTECTED BY LEVEE FROM 100-YEAR FLOOD.  IN COMMUNITIES THAT

PARTICIPATE IN THE NFIP, FLOOD INSURANCE IS AVAILABLE TO ALL PROPERTY

OWNERS AND RENTERS IN THESE ZONES.

41067C0539F

THE SITE IS LOCATED WITHIN ZONE X (SHADED) PER FLOOD INSURANCE RATE MAP

(FIRM) COMMUNITY-PANEL NUMBER

FEMA'S DEFINITION OF ZONE X (SHADED) IS AN AREA OF MODERATE FLOOD

HAZARD, USUALLY THE AREA BETWEEN THE LIMITS OF THE 100-YEAR AND

500-YEAR FLOODS.  IN COMMUNITIES THAT PARTICIPATE IN THE NFIP, FLOOD

INSURANCE IS AVAILABLE TO ALL PROPERTY OWNERS AND RENTERS IN THESE

ZONES.

ZONE X

(SHADED) 41067C0539F

THE SITE IS LOCATED WITHIN ZONE AE PER FLOOD INSURANCE RATE MAP (FIRM)

COMMUNITY-PANEL NUMBER

FEMA'S DEFINITION OF ZONE AE ARE IS BASE FLOODPLAIN WHERE BASE FLOOD

ELEVATIONS ARE PROVIDED. AE ZONES ARE NOW USED ON NEW FORMAT FIRMS

INSTEAD OF A1-A30 ZONES. IN COMMUNITIES THAT PARTICIPATE IN THE NFIP,

MANDATORY FLOOD INSURANCE PURCHASE REQUIREMENTS APPLY.

ZONE AE

41067C0539F

ATTENTION EXCAVATORS:

OREGON LAW REQUIRES YOU TO FOLLOW RULES ADOPTED BY THE OREGON

UTILITY NOTIFICATION CENTER. THOSE RULES ARE SET FORTH IN OAR

952-001-0010 THROUGH OAR 952-001-0090. YOU MAY OBTAIN COPIES OF THESE

RULES FROM THE CENTER BY CALLING 503-232-1987. IF YOU HAVE ANY

QUESTIONS ABOUT THE RULES, YOU MAY CONTACT THE CENTER. YOU MUST

NOTIFY THE CENTER AT LEAST TWO BUSINESS DAYS, BEFORE COMMENCING AN

EXCAVATION. CALL 503-246-6699.

ELEVATION DATUM AND BASIS OF BEARINGS

ELEVATIONS AND CONTOURS ARE BASED ON WASHINGTON COUNTY

BENCHMARK NO. 934, ELEVATION = 157.815 FEET (NGVD 29). CONTOUR INTERVAL

IS 1 FOOT.

THE BASIS OF BEARINGS FOR THIS SURVEY IS ASSUMED TO BE OREGON STATE

PLANE COORDINATE SYSTEM OF 1983, NORTH ZONE.

Knowwhat's below.

Callbefore you dig.

DEMOLITION KEY NOTES

SAWCUT CONCRETE PAVEMENT AT NEAREST JOINT TO FULL SLAB DEPTH AND/OR

SAWCUT ASPHALT PAVEMENT AT LOCATION SHOWN TO FULL EXISTING PAVEMENT DEPTH.

PAVEMENT REMOVAL LIMITS TO BE INSPECTED BY OWNER AND ENGINEER PRIOR TO

REPAVING. PROTECTING ALL ADJACENT SURFACES FROM DAMAGE.

REMOVE AND DISPOSE OF EXISTING ASPHALT/CONCRETE WITHIN LIMITS SHOWN.

REMOVE FENCING, POSTS, CONCRETE FOOTINGS AND ALL ASSOCIATED

APPURTENANCES. DISPOSE OF FENCING OFF SITE, UNLESS OTHERWISE DIRECTED BY

OWNER.

REMOVE GARDEN BED. DISPOSE OF MATERIAL OFF SITE, UNLESS OTHERWISE DIRECTED

BY OWNER.

REMOVE ARBORVITAE. DISPOSE OF VEGETATION OFF SITE, UNLESS OTHERWISE

DIRECTED BY OWNER.

RELOCATE EXISTING UTILITY STRUCTURE.

REMOVE EXISTING STORM DRAIN CATCH BASIN.

VACATE EXISTING ACCESS EASEMENT.

1

2

3

4

5

6

7

8

DEMOLITION GENERAL NOTES

1. PROTECT EXISTING PAVEMENT ADJACENT TO WORK LIMITS. REPLACE

DAMAGED CONCRETE IN WHOLE PANELS.

2. PROTECT EXISTING BUILDING ADJACENT TO WORK LIMITS. REPAIR DAMAGE

TO SATISFACTION OF OWNER, AT NO EXPENSE TO OWNER.

3. CONTRACTOR TO VERIFY PRESENCE, LOCATION AND DEPTH OF EXISTING

UTILITIES PRIOR TO COMMENCING WORK. NOTIFY OWNER AND ENGINEER

FOR ANY CONFLICTS WITH PROPOSED DESIGN.

PROPOSED ASPHALT/CONCRETE SAWCUT LIMITS

PROPOSED ASPHALT/CONCRETE REMOVAL

REMOVE EXISTING FENCE

LEGEND

PROJECT BOUNDARY

EXISTING RIGHT OF WAY CENTERLINE

EXISTING EASEMENT LINE

EXISTING LOT LINE

EXISTING RIGHT OF WAY

EXISTING STORM CATCH BASIN

EXISTING STREET LIGHT

PRELIMINARY
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LEGEND

EXISTING CONIFEROUS TREE

EXISTING DECIDUOUS TREE

TREE TO BE REMOVED

TREE PROTECTION GENERAL NOTES:

1. CONTRACTOR SHALL COORDINATE WITH THE PROJECT ARBORIST PRIOR TO

ADJUSTING TREE PROTECTION FENCING FOR WORK BENEATH PROTECTED

TREE DRIPLINES.

2. OBTAIN WRITTEN CONSENT OF ADJACENT PROPERTY OWNER PRIOR TO

REMOVAL OF BOUNDARY TREES.

3. FOR FULL TREE INVENTORY: SEE TREE TABLE. BOLDED ITEMS TO BE

REMOVED.

TREE PROTECTION SPECIFICATIONS:

1. PROTECTION FENCING. ALL TREES TO BE RETAINED SHALL BE PROTECTED

BY 5-FOOT TALL STEEL WELDED WIRE FENCING UNLESS OTHERWISE

APPROVED BY THE CITY MANAGER OR DESIGNEE. PROTECTION FENCING

SHALL BE SECURED TO STEEL POSTS PLACED NO FURTHER THAN 8-FEET

APART AND SHALL BE INSTALLED AT THE EDGE OF THE TPZ.

2. TREE PROTECTION ZONE MAINTENANCE. PROTECTION FENCING SHALL

REMAIN IN PLACE AND IN GOOD REPAIR THROUGHOUT CONSTRUCTION. WORK

WITHIN A TPZ MAY BE ALLOWED IF THE PROJECT ARBORIST DETERMINES THAT

THE TREES WILL NOT BE UNDULY DAMAGED. THE CONTRACTOR SHALL

COORDINATE WITH THE PROJECT ARBORIST PRIOR TO OPENING, ADJUSTING

OR REMOVING TREE PROTECTION MEASURES.

3. STORAGE OF MATERIAL OR EQUIPMENT. THE CONTRACTOR SHALL NOT

STORE MATERIALS OR EQUIPMENT WITHIN THE TPZ.

4. PRUNING. THE PROJECT ARBORIST CAN HELP IDENTIFY IF AND WHERE

PRUNING IS NECESSARY ONCE TREES RECOMMENDED FOR REMOVAL HAVE

BEEN REMOVED AND THE SITE IS STAKED AND PREPARED FOR

CONSTRUCTION. PRUNING SHALL BE PERFORMED BY A QUALIFIED TREE

SERVICE.

5. EXCAVATION. EXCAVATION WITHIN THE TPZ SHALL BE AVOIDED IF

ALTERNATIVES ARE AVAILABLE. IF EXCAVATION WITHIN THE TPZ IN

UNAVOIDABLE, THE PROJECT ARBORIST SHALL EVALUATE THE PROPOSED

EXCAVATION TO DETERMINE METHODS TO MINIMIZE IMPACTS TO TREES. ALL

CONSTRUCTION WITHIN THE TPZ SHALL BE UNDER THE ON-SITE TECHNICAL

SUPERVISION OF THE PROJECT ARBORIST. 

6. FENCE CONSTRUCTION. PROPERTY BOUNDARY FENCE CONSTRUCTION

SHALL BE BY HAND AND WITH HAND TOOLS ONLY WITHIN TPZs. PROTECTION

FENCING MAY BE OPENED TEMPORARILY TO ALLOW ACCESS OR REMOVED IF

APPROVED IN ADVANCE BY THE PROJECT ARBORIST DEPENDING ON THE

TIMING OF WORK. DO NOT STOCKPILE MATERIALS WITHIN TPZs. DIG POST

HOLES BY HAND AND AVOID TREE ROOT IMPACTS; IF ROOTS ARE

ENCOUNTERED, ADJUST POST HOLE LOCATIONS TO AVOID ROOTS. MIX

CONCRETE IN POST HOLES, BUCKETS, OR WHEEL BARROWS; NO SPOILS OR

CONCRETE WASH SHALL BE DISCARDED IN TPZs. WHERE TREES ARE LOCATED

ON PROPERTY BOUNDARIES, BUILD FENCES AROUND TREES WITH SUFFICIENT

ROOM TO GROW. IF PROTECTION FENCING IS OPENED FOR ACCESS, IT SHALL

BE CLOSED AT THE END OF EACH WORK DAY. NO HEAVY EQUIPMENT IS

ALLOWED WITHIN TPZs, ONLY PEOPLE, HAND TOOLS, AND BUILDING SUPPLIES

FOR IMMEDIATE USE. BRANCHES MAY BE TRIMMED UP TO THE PROPERTY

BOUNDARY IF NEEDED TO PROVIDE CLEARANCE FOR FENCE CONSTRUCTION.

7. TREE PROTECTION INSPECTION. THE PROJECT ARBORIST SHALL INSPECT

AND VERIFY THE LOCATION OF PROTECTION MEASURES PRIOR TO

CONSTRUCTION, MONITOR TREE PROTECTION MEASURES REGULARLY, AND

PROVIDE BIWEEKLY WRITTEN REPORTS TO THE CITY DURING PERIODS OF

ACTIVE CONSTRUCTION.

8. FINAL REPORT. AFTER THE PROJECT HAS BEEN COMPLETED, THE PROJECT

ARBORIST SHALL PROVIDE A FINAL REPORT THAT DESCRIBES THE MEASURES

NEEDED TO MAINTAIN AND PROTECT THE REMAINING TREES.

N

EW

S

SCALE: 1" =

0

FT

30'

30' 60'

Knowwhat's below.

Callbefore you dig.

GENERAL TREE INVENTORY NOTES

TOTAL EXISTING TREES ON PROPERTY 83

TOTAL TREES TO BE REMOVED ON PROPERTY 56

TOTAL TREES TO BE RETAINED ON PROPERTY 27

TOTAL TREES TO BE REMOVED NOT ON PROPERTY 5

PRELIMINARY
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R 25.0'

20.0'

28.0'

CURB TO CURB

1.5' GUTTER (TYP)
R 10.0'

R 28.0'

0.5' CURB (TYP)

4.5' PLANTER STRIP (TYP)

5' SIDEWALK

0.5' SIDEWALK TO R.O.W. (TYP)

R 136.0'

R 114.0'

22.0' CURB TO CURB

LOT 1
LOT 2

LOT 3

LOT 4
LOT 5

(TRIPLEX)

LOT 6
LOT 7

LOT 8

LOT 10
LOT 11

(DUPLEX)

LOT 12

70.0'

(DUPLEX)

(DUPLEX)

(DUPLEX)

LOT 9

(EXISTING HOME)

4

4

3

2

1

1

8.0'

P.U.E.

S
W

 
C

A
E

S
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R
 
T

E
R

SW BEDFORD ST

(NEW ROAD)

70.0'

24.0'

32.3'

4.0' SIDEWALK

2

3

5

6

7

1

89

8

8

8

6

6

6

6

6

6

CONSTRUCTION KEY NOTES

CONSTRUCT ASPHALT PAVEMENT WITHIN LIMITS SHOWN.

CONSTRUCT STANDARD CURB AND GUTTER.

CONSTRUCT CONCRETE SIDEWALK.

CONSTRUCT ADA COMPLIANT RAMP.

CONSTRUCT REINFORCED CONCRETE PAVEMENT WITHIN

LIMITS SHOWN.

CONSTRUCT STANDARD DRIVEWAY DROP.

CONSTRUCT CURB AND GUTTER WITH 1" EXPOSURE FOR

DRIVEWAY ACCESS, TO LENGTH SHOWN.

MATCH EXISTING PAVEMENT.

MATCH EXISTING SIDEWALK.

1

2

3

4

5

6

7

8

9

PROPOSED CURB AND GUTTER

PROPOSED ASPHALT

PROPOSED CONCRETE

PROPOSED CONCRETE SCORING
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30' MOUNTING HEIGHT, SHOEBOX, TYPE III
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WATER SYSTEM KEY NOTES

CONNECT PROPOSED MAIN TO EXISTING GATE VALVE.

INSTALL 8" WATER MAIN.

INSTALL GATE VALVE.

INSTALL BLOW-OFF VALVE.

INSTALL FIRE HYDRANT ASSEMBLY.

INSTALL SERVICE CONNECTION LATERAL AND WATER METER

AT BACK OF CURB.
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STORM DRAIN KEY NOTES

INSTALL 60" SUMPED STORM WATER QUALITY MANHOLE AND

CONNECT TO EXISTING STORM MAIN.

INSTALL 48" SHALLOW RUBBER GASKET FLAT TOP STORM

MANHOLE.

INSTALL 12" PUBLIC STORM MAIN.

INSTALL CURB GRATE INLET WITH 6" STORM LATERAL.

INSTALL AREA DRAIN WITH 6" STORM LATERAL.

INSTALL 6" PRIVATE STORM LATERAL TO BUILDING

CONNECTION.

INSTALL 12" STORM STUB.

INSTALL 8" STORM STUB.
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SANITARY SEWER KEY NOTES

CONNECT PROPOSED MAIN TO EXISTING SANITARY SEWER

CLEANOUT.

INSTALL 48" STANDARD SANITARY SEWER MANHOLE.

INSTALL 8" SANITARY SEWER MAIN.

INSTALL 4" SANITARY SEWER LATERAL.

INSTALL 8" SANITARY SEWER STUB.
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PROPOSED STORM PIPE

PROPOSED SANITARY PIPE

PROPOSED WATER MAIN

PIPE CAP / STUB

PROPOSED VALVE
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MEMORANDUM 

TO: King City Planning Commission 
FROM: Keith Liden, AICP 
RE: Accessory Dwelling Units (ADU) – CDC Amendments 
DATE: January 22, 2020 

INTRODUCTION 

The state and Portland region have been struggling to address the problem of housing affordability and 
the need to provide adequate housing for different types of households and incomes.  In response, the 
state passed legislation in 2017 requiring cities and counties of a certain population, including King City, 
to allow accessory dwelling units (ADUs) in zoning districts that permit detached single-family homes.  
As defined in the statues, an ADU means an interior, attached, or detached residential structure that is 
used in connection with or that is accessory to a single-family dwelling.   

As part of the decision to expand the Urban Growth Boundary (UGB) to include the area west of King 
City (along with three other areas), Metro had several conditions of approval pertaining to ADUs: 

A.3. The four cities shall explore ways to encourage the construction of ADUs in the expansion areas.
B.1. Within one year after the date this ordinance is acknowledged by LCDC (excluding any subsequent

appeals), the four cities shall demonstrate compliance with Metro code section 3.07.120(g) and 
ORS 197.312(5) regarding accessory dwelling units.  In addition to the specific requirements cited 
in Metro code and state law, cities shall not require that accessory dwelling unit be owner occupied 
and shall not require off street parking when street parking is available. 

B.2. Before amending their comprehensive plans to include the expansion areas, the four cities shall
amend their codes to ensure that any future homeowners associations will not regulate housing 
types, including accessory dwelling units, or impose any standards that would have the effect of 
prohibiting or limiting the type or density of housing that would otherwise be allowable under city 
zoning. 

B.3. Before amending their comprehensive plans to include the expansion areas, the four cities shall
amend their codes to ensure that any future homeowners associations will not require owner 
occupancy of homes that have accessory dwelling units. 

B.5. Cities shall engage with service providers to consider adoption of variable system development
charges designed to reduce the costs of building smaller homes in order to make them more 
affordable to purchasers and renters. 

E.7. Prior to amending the King City comprehensive plan to include the expansion area, King City shall
amend its code to remove barriers to the construction of accessory dwelling units, including: 
a. Remove the requirement that accessory dwelling units can only be built on lots that are at

least 7,500 square feet, which effectively prohibits construction of accessory dwelling units in
the city.

b. Remove or increase the requirement that accessory dwelling units be no bigger than 33
percent of the square footage of the primary home so that an accessory dwelling unit of at
least 800 square feet would be allowable.



 

 

 
2 

 

ADU REGULATIONS – STATE GUIDANCE  
 
To help local governments with amendments to their ADU regulations, the state Land Conservation and 
Conservation Department (DLCD) provided a short summary of the key legislative requirements they 
must follow.  This seven-page guide (attached) lists the key elements to be considered by local 
governments regarding the number of ADUs, siting and design standards, utilities, and system 
development charges (SDCs).  It also includes model code language for local jurisdictions to consider. 
 
EXISTING CITY ADU REGULATIONS  
 
King City adopted its current ADU regulations in 2003, which are found in the King City Community 
Development Code (CDC).  ADUs are defined in CDC Section 16.24.030 C, and the ADU requirements are 
found in CDC Chapter 16.178.  At that time, the allowance, regulation, and creation of ADUs was in its 
infancy, and King City’s regulations were deemed acceptable by the state.  It is now recognized that 
many local ADU requirements act to discourage ADUs.  In King City’s case, requirements of a City 
Manager review process (public notice and opportunity to appeal) and the minimum 7,500 square-foot 
lot size can act to discourage ADUs and/or make them more expensive. 
  
POTENTIAL ADU AMENDMENTS 
 
In response to the changes in state law and the Metro conditions for the UGB expansion decision, the 
city staff has begun drafting potential ADU amendments to the CDC, which are also attached.  Although 
other minor amendments in related portions of the CDC will be necessary, the key amendment issues 
are in the definition section (CDC 16.24.030 C) and Chapter 16.178.  The attachment includes potential 
CDC amendments shown in track changes.  In addition, comments and policy questions are noted in the 
draft. 
 
Before the city initiates a formal code amendment and public hearing process, the staff would 
appreciate receiving any comments or questions the Planning Commissioners might have regarding 
ADUs generally and/or the potential CDC amendments.  Important considerations include, but are not 
limited to: 

• The number of allowed ADUs on one property.  The state allows the city to have a limitation of 
one, but it could allow a maximum of two. 

• Should the city distinguish between an interior/attached ADU and a duplex, and if so how?  
For example, the CDC occasionally has different standards for single-family detached units and 
duplexes. 

• What should the review process be?  Should it be the same as for accessory structures and 
building additions (building permit and/or administrative planning review) or something more 
robust?  Note that the state will discourage the latter. 

• Should off-street parking be required for an ADU (when allowed by Metro/DLCD), and if so, 
under what circumstances? 

 
Discussing these and other issues will help the staff prepare a formal CDC amendment proposal for 
formal consideration by the Planning Commission, City Council, Metro, and DLCD. 

  



 

 

 
 

 

GUIDANCE ON IMPLEMENTING 

THE ACCESSORY DWELLING UNITS (ADU) REQUIREMENT 

UNDER OREGON SENATE BILL 1051 

UPDATED TO INCLUDE HB 2001 (2019) 
 
 
 

 

M. Klepinger’s backyard detached ADU, Richmond neighborhood, Portland, OR. 
(Photo courtesy of Ellen Bassett and accessorydwellings.org.) 

 
 

 
OREGON DEPARTMENT OF LAND CONSERVATION AND DEVELOPMENT 

MARCH 2018, updated SEPTEMBER 2019 

 
 



‐2‐ ADU Guidance  September 2019 

 

 

Introduction  As housing prices in Oregon go up, outpacing employment and wage 
growth, the availability of affordable housing is decreasing in cities 
throughout the state. While Oregon’s population continues to expand, 
the supply of housing, already impacted by less building during the 
recession, has not kept up. To address the lack of housing supply, 
House Speaker Tina Kotek introduced House Bill (HB) 2007 during the 
2017 legislative session to, as she stated, “remove barriers to 
development.” Through the legislative process, legislators placed much 
of the content of HB 2007 into Senate Bill (SB) 1051, which then 
passed, and was signed into law by Governor Brown on August 15, 
2017 (codified in amendments to Oregon Revised Statute 197.312). In 
addition, a scrivener’s error1 was corrected through the passage of HB 
4031 in 2018. 

 

  Among the provisions of SB 1051 and HB 4031 is the requirement 
that cities and counties of a certain population allow accessory 
dwelling units (ADUs) as described below: 

a) A city with a population greater than 2,500 or a county with a 
population greater than 15,000 shall allow in areas within the 
urban growth boundary that are zoned for detached single‐ 
family dwellings the development of at least one accessory 
dwelling unit for each detached single‐family dwelling, subject 
to reasonable local regulations relating to siting and design. 

b) As used in this subsection, “accessory dwelling unit” means an 
interior, attached or detached residential structure that is used 
in connection with or that is accessory to a single‐family 
dwelling. 

 
  This requirement became effective on July 1, 2018 and subject cities 

and counties must now accept applications for ADUs inside urban 
growth boundaries (UGBs).  

 
  On August 8, 2019, Governor Brown signed HB 2001, which 

established that off‐street parking and owner‐occupancy 
requirements are not “reasonable local regulations relating to siting 
and design.” This means that, even if a local development code 
requires off‐street parking and owner‐occupancy, as of January 1, 
2020, local jurisdictions may not mandate off‐street parking spaces 
for ADUs nor require a property owner to live in either a primary or 

                                                            
1 The scrivener’s error in SB 1051 removed the words “within the urban growth boundary.” HB 4031 added the words into 
statute and thus limited the siting of ADUs to within UGBs. As a result, land within a city with a population greater than 
2,500 but that is not within a UGB is not required by this law to be zoned to allow accessory dwelling units. For counties 
with a population greater than 15,000, only those unincorporated areas within a UGB are required by this law to be 
zoned to allow accessory dwelling units. 
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accessory dwelling. The law provides an exception for ADUs that are 
used as vacation rentals, which may be mandated to provide off‐
street parking or have owner‐occupancy requirements. 

 
  Some local governments in Oregon already have ADU regulations 

that meet the requirements of SB 1051 and HB 2001, however, 
many do not. Still others have regulations that, given the overall 
legislative direction to encourage the construction of ADUs to meet 
the housing needs of Oregon’s cities, are not “reasonable.” The 
Oregon Department of Land Conservation and Development (DLCD) 
is issuing this guidance and model code language to help local 
governments comply with the legislation. The model code language 
is included at the end of this document. 

 

Guidance by Topic  The purpose of the following guidance is to help cities and counties 
implement the ADU requirement in a manner that meets the letter and spirit 
of the law: to create more housing in Oregon by removing barriers to 
development. 

 
Number of Units  The law requires subject cities and counties to allow “at least one 

accessory dwelling unit for each detached single‐family dwelling.” 
While local governments must allow one ADU where required, 
DLCD encourages them to consider allowing two units. For example, 
a city or county could allow one detached ADU and allow another 
as an attached or interior unit (such as a basement conversion). 
Because ADUs blend in well with single‐family neighborhoods, 
allowing two units can help increase housing supply while not 
having a significant visual impact. Vancouver, BC is a successful 
example of such an approach. 

 

Siting Standards  In order to simplify standards and not create barriers to 
development of ADUs, DLCD recommends applying the same or less 
restrictive development standards to ADUs as those for other 
accessory buildings. Typically that would mean that an ADU could be 
developed on any legal lot or parcel as long as it met the required 
setbacks and lot coverage limits; local governments should not 
mandate a minimum lot size for ADUs. So that lot coverage 
requirements do not preclude ADUs from being built on smaller lots, 
local governments should review their lot coverage standards to 
make sure they don’t create a barrier to development. Additionally, 
some jurisdictions allow greater lot coverage for two ADUs. To 
address storm water concerns, consider limits to impermeable 
surfaces rather than simply coverage by structures. 

 

Any legal nonconforming structure (such as a house or outbuilding 
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that doesn’t meet current setback requirements) should be allowed 
to contain, or be converted to, an ADU as long as the development 
does not increase the nonconformity and it meets building and fire 
code. 

 
Design Standards  Any design standards required of ADUs must be clear and objective 

(ORS 197.307[4]). Clear and objective standards do not contain 
words like “compatible” or “character.” With the exception of ADUs 
that are in historic districts and must follow the historic district 
regulations, DLCD does not recommend any special design standards 
for ADUs. Requirements that ADUs match the materials, roof pitch, 
windows, etc. of the primary dwelling can create additional barriers 
to development and sometimes backfire if the design and materials 
of the proposed ADU would have been of superior quality to those 
of the primary dwelling, had they been allowed. Other standards, 
such as those that regulate where entrances can be located or 
require porches and covered entrances, can impose logistical and 
financial barriers to ADU construction. 

 
Public Utilities  Development codes that require ADUs to have separate sewer and 

water connections create barriers to building ADUs. In some cases, 
a property owner may want to provide separate connections, but 
in other cases doing so may be prohibitively expensive. 

 

System Development Charges (SDCs) 
 

Local governments should consider revising their SDC ordinances to 
match the true impact of ADUs in order to remove barriers to their 
development. In fact, HB 2001, passed by the Oregon Legislature in 
2019, requires local governments to consider ways to increase the 
affordability of middle housing types through ordinances and 
policies, including waiving or deferring system development 
charges. ADUs are not a middle housing type, but if a local 
government is reviewing its SDCs for middle housing, that would be 
a good time to review ADU SDCs as well. ADUs are generally able to 
house fewer people than average single‐family dwellings, so their 
fiscal impact would be expected to be less than a single‐family 
dwelling. Accordingly, it makes sense that they should be charged 
lower SDCs than primary detached single‐family dwellings. Waiving 
SDCs for ADUs has been used by some jurisdictions to stimulate the 
production of more housing units. 
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Accessory Dwellings (model code) 
 
 

 

Accessory dwellings, where allowed, are subject to review and approval through a Type I procedure[, 
pursuant to Section  ,] and shall conform to all of the following standards: 

 
[A. One Unit. A maximum of one Accessory Dwelling is allowed per legal single-family dwelling. The unit may 

be a detached building, in a portion of a detached accessory building (e.g., above a garage or workshop), or 
a unit attached or interior to the primary dwelling (e.g., an addition or the conversion of an existing floor). 

/ 
A. Two Units. A maximum of two Accessory Dwellings are allowed per legal single-family dwelling. One unit 

must be a detached Accessory Dwelling, or in a portion of a detached accessory building (e.g., above a 
garage or workshop), and one unit must be attached or interior to the primary dwelling (e.g., an addition or 
the conversion of an existing floor).] 

 
B. Floor Area. 

 
1. A detached Accessory Dwelling shall not exceed [800-900] square feet of floor area, or [75-85] 

percent of the primary dwelling’s floor area, whichever is smaller. 
 

2. An attached or interior Accessory Dwelling shall not exceed [800-900] square feet of floor area, 
or [75-85] percent of the primary dwelling’s floor area, whichever is smaller. However, 
Accessory Dwellings that result from the conversion of a level or floor (e.g., basement, attic, or 
second story) of the primary dwelling may occupy the entire level or floor, even if the floor area 
of the Accessory Dwelling would be more than [800-900] square feet. 

 
C. Other Development Standards. Accessory Dwellings shall meet all other development 

standards (e.g., height, setbacks, lot coverage, etc.) for buildings in the zoning district, except that: 
 

1. Conversion of an existing legal non-conforming structure to an Accessory Dwelling is allowed, 
provided that the conversion does not increase the non-conformity; 

Note: ORS 197.312 requires that at least one accessory dwelling be allowed per detached single-family dwelling in 
every zone within an urban growth boundary that allows detached single-family dwellings. The statute does not 
allow local jurisdictions to include off-street parking nor owner-occupancy requirements. Accessory dwellings are 
an economical way to provide additional housing choices, particularly in communities with high land prices or a 
lack of investment in affordable housing. They provide an opportunity to increase housing supply in developed 
neighborhoods and can blend in well with single-family detached dwellings. Requirements that accessory dwellings 
have separate connections to and pay system development charges for water and sewer services can pose barriers 
to development. Concerns about neighborhood compatibility and other factors should be considered and 
balanced against the need to address Oregon’s housing shortage by removing barriers to development. 

 
The model development code language below provides recommended language for accessory dwellings. The 
italicized sections in brackets indicate options to be selected or suggested numerical standards that communities 
can adjust to meet their needs. Local housing providers should be consulted when drafting standards for accessory 
dwellings, and the following standards should be tailored to fit the needs of your community. 
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2. No off-street parking is required for an Accessory Dwelling; 
 

3. Properties with two Accessory Dwellings are allowed [10-20%] greater lot coverage than that 
allowed by the zone in which they are located; and 

 

4. Accessory dwellings are not included in density calculations. 
 
 
 

 

Definition (This should be included in the “definitions” section of the zoning ordinance. It matches the 
definition for Accessory Dwelling found in ORS 197.312) 

 
Accessory Dwelling – An interior, attached, or detached residential structure that is used in 
connection with, or that is accessory to, a single-family dwelling. 



King City CDC 
Potential ADU amendments 1.29.20 

 
16.24.030 Definitions of land use types. 
 A. The purpose of the section is to classify land 
uses and activities into use categories on the basis of 
common functional, product or physical characteris-
tics. Characteristics include the type and amount of 
activity, the type of customers or residents, how 
goods or services are sold or delivered, and certain 
site factors. The types of uses allowed in the various 
zones are based on the goals and policies of the com-
prehensive plan. 
 B. Considerations. 
 1. Uses are assigned to the category whose de-
scription most closely describes the nature of the 
primary use. Developments may have more than one 
primary use, and accessory activities may also be 
present. Primary and accessory uses are addressed in 
subsections (2) and (3) of this section. 
 2. The following factors are considered to de-
termine what category the use is in, and whether the 
activity(ies) constitute primary or accessory uses: 
 a. The description of the activity(ies) in rela-
tionship to the characteristics of each use category; 
 b. The relative amount of site or floor space and 
equipment devoted to the activity; 
 c. The relative amount of sales from each activ-
ity; 
 d. The number and type of customers for each 
activity; 
 e. The relative number of employees in each 
activity; 
 f. Hours of operation; 
 g. Building and site arrangement; 
 h. The number and type of vehicles used with 
the activity; 
 i. The relative number of vehicle trips generat-
ed by the activity(ies); 
 j. Signs; 
 k. How the use advertises itself; and 
 l. Whether the activity(ies) would be likely to be 
found independent of the other activities on the site. 
 3. Multiple Primary Uses. When a development 
has a number of primary uses that fall within one use 

category, then the development is assigned to that use 
category. For example, if a development includes a gro-
cery store and pharmacy, the development would be 
classified as a commercial retail sales and service use. 
 When the primary uses in a development are with-
in different use categories, each primary use is classi-
fied in the applicable category and is subject to the 
regulations for that category. 
 4. Accessory Uses. These uses are allowed by 
right and are regulated in conjunction with the prima-
ry use unless otherwise stated in this title. 
 5. Examples and Exceptions. To help illustrate 
the types of uses allowed or not allowed under a spe-
cific uses category, examples and/or exceptions are 
given. They are based on the common meaning of the 
terms and not on what a specific use may call itself. 
 C. Residential Use Types. 
 “Dwelling, multi-family” means a structure that 
contains three or more dwelling units which share 
common walls, floors or ceilings with one or more 
than two dwelling units on one lot. 
 “Dwelling, single-family attached” means a dwell-
ing unit, located on its own lot, that shares one or 
more common or abutting walls with one or more 
dwelling units. It does not share common floors or 
ceilings with other dwelling units. 
 “Dwelling, single-family detached” means a de-
tached dwelling unit located on its own lot. 
 “Dwelling unit, accessory” means an auxiliary and 
detached independent living unit with separate kitch-
en, living and sleeping facilities within a single-
family structure or in a separate accessory building 
on the same lot as a primarily single-family resi-
dence. Because it is considered as an accessory use, 
this type of residential unit is not included in density 
calculations. 
 “Duplex” means a structure that contains two 
dwelling units on one lot. The units may share com-
mon walls, floors or ceilings. 
 “Family care” includes two types of child care 
services and one type for adults. 
 1. “Family day care” as defined by Oregon 
State Statute, refers to the provision of day care ser-
vices for children, with or without compensation, in 
the home of the caregiver. Family day care may  

Commented [KL1]: SB 1051 uses the following definition 
“accessory dwelling unit means an interior, attached or de-
tached residential structure that is used in connection with or 
that is accessory to a single-family dwelling.”  This wording 
says the same thing.  The city doesn’t necessarily need to tie 
ADU only to single-family.  For example, would it be a 
problem if the ADU was accessory to a duplex of multi-
family development as long as it could meet the standards?   
 
To avoid complications and potentially penalizing ADUs 
within single-family buildings, the CDC needs to be clear 
they’re still considered as a single-family building, and they 
don’t become a duplex with the addition of an interi-
or/attached ADU.  This will make the dimensional standards 
in each zone easier to administer and would avoid the prob-
lem of a single-family residence being converted with an 
interior ADU and becoming a duplex rather than simply 
continuing to meet setbacks, height, and lot size for a single-
family home. 
 
The CDC must avoid confusion between an ADU in a sin-
gle-family home and a duplex.  How is duplex different – or 
is it? 

Commented [KL2]: Need to clarify the difference between 
this and an attached/interior ADU. 



Chapter 16.178 
 

ACCESSORY DWELLING UNITS 
 
Sections: 

16.178.010 Purpose. 
16.178.020 Applicability of provisions. 
16.178.030 Administration. 
16.178.040 Submission requirements. 
16.178.050 Approval standards. 

 
16.178.010 Purpose. 
 Accessory dwelling units are allowed in certain 
situations to: 
 A. Create new housing units while respecting 
the character of single-family residential neighbor-
hoods; 
 B. Utilize existing housing stock and infrastruc-
ture more efficiently; 
 C. Provide a mix of housing types that respond 
to changing household needs; 
 D. Provide a means for residents, particularly 
seniors, single parents and other established residents 
to remain in their homes and neighborhoods, and ob-
tain extra income, security, companionship and ser-
vices; and 
 E. Provide a broader range of affordable hous-
ing options. (Ord. O-03-2 § 1 (part), 2003) 
 
16.178.020 Applicability of provisions. 
 The provisions of this chapter shall apply to all 
new accessory dwelling unit construction or floor area 
expansion of an existing accessory dwelling in the R-9, 
SF, AT, R-12, R-15, and R-24, and NMU districts. 
(Ord. O-03-2 § 1 (part), 2003) 
 
16.178.030 Administration. 
 A. Accessory dwelling unit applications shall be 
administered and reviewed as a city manager review 
in accordance with Article II of this title. 
 B. In instances where an alteration, extension or 
reconstruction of an existing accessory dwelling unit 
is requested, the applicant shall apply for an accesso-
ry dwelling unit permit in accordance with this chap-
ter. (Ord. O-03-2 § 1 (part), 2003) 

 
16.178.040 Submission requirements. 
 A. In addition to the application form and in-
formation required in Section 16.44.030, the appli-
cant shall submit the following: 
 1. A site plan(s) and necessary data or narrative 
(number to be determined at the preapplication con-
ference), which explains how the accessory structure 
proposal conforms to the standards: 
 a. Sheet size for an accessory structure dwell-
ing unit site plan(s) and required drawings shall be 
drawn on sheets preferably not exceeding eighteen 
inches by twenty-four inches; 
 b. The scale of the site plan shall be an engi-
neering scale; and 
 c. All drawings of structure elevations shall be 
at standard architectural scale, being one-fourth inch 
or one-eighth inch. 
 2. The proposed accessory structure dwelling 
unit site plan and narrative shall include: 
 a. The location of all existing and proposed 
structures on the site and directly abutting the site, 
and their orientation; 
 b. The location of existing and proposed utility 
lines and easements; 
 c. The location of any streets abutting the site; 
 d. The location of any accessway to the pro-
posed structureaccessory dwelling unit; 
 e. The dimensions and square footage of the 
accessory structureaccessory dwelling unit; and 
 f. A copy of all existing and proposed re-
strictions or covenants. 
 3. The proposed architectural plans for the ac-
cessory structure accessory dwelling unit shall in-
clude: 
 a. At least the front and side elevations of any 
proposed structure; and 
 b. If a building permit is required, all structural 
drawings and data required by the uniform building 
code shall be included. 
 B. The city manager may require information in 
addition to that required by this chapter when it is 
found that certain information is necessary to proper-
ly evaluate the application. 

Commented [KL3]: This qualifying language should be 
deleted. 

Commented [KL4]: Instead of listing the districts, we 
might consider saying any residential zone or any zone (e.g., 
LC Limited Commercial) that allows residential dwellings.  
This will need to be amended once the city has developed the 
anticipated new zoning districts for the UGB expansion area 
as part of the master plan. 

Commented [KL5]: Need to review.  Probably several 
possible options, but at a minimum, we should probably have 
ADUs within an existing residence as administrative.  An 
addition to a house only needs a building permit and perhaps 
an administrative planning review (staff, no public notice).  
The CDC should be consistent between different types of 
construction and additions. 

Commented [KL6]: This variety should be administrative.  

Commented [KL7]: Because this is basically a building 
permit review with planning oversight, we probably should 
coordinate submittal requirements with those for a building 
permit. 

Commented [KL8]: We should talk about whether a pre-
application meeting and associated fee is necessary. If not, 
we could indicate the number of copies is per the city man-
ager. Depending upon how KC approaches land use applica-
tion forms, we could encourage discussing a proposed ADU 
with city staff prior to applying, but not a formal preapp.   

Commented [KL9]: How would this not be required? 



 C. The city manager may waive a specific re-
quirement for information when it is found that such 
information is not necessary to properly evaluate the 
application. (Ord. O-03-2 § 1 (part), 2003) 
 
16.178.050 Approval standards. 
 A. Creation. 
 An accessory dwelling unit may only be created 
through the following methods: 
 1. Converting existing living area, attic, base-
ment, or garage, or detached accessory building; 
 2. Adding floor area to an existing residence; 
 3. Constructing a detached accessory dwelling 
unit on a site with an existing house, attached house 
or manufactured home; or 
 4. Constructing a new house, attached house, or 
manufactured home with an internal or detached ac-
cessory dwelling unit. 
 B. Maximum Number. 
 A maximum of two accessory dwelling units are 
allowed per legal single-family dwelling.  A maxi-
mum of one accessory dwelling unit may be a de-
tached accessory building or in a portion of a de-
tached accessory building. 
 CB. Other Developmentsign Requirements. 
 1. An attached accessory dwelling unit must be 
consistent with the design of the existing dwelling to 
which it is attached in the following ways: 
 a. The type size and placement of exterior fin-
ish material and trim; 
 b. The predominant roof pitch; 
 c. The proportion (relationship of width to 
height) and orientation (horizontal or vertical) of new 
windows; 
 d. Eaves must project from the same distance 
from building walls; and 
 e. Only one building entrance may be located 
on the front facade for the two dwellings. The en-
trance for one unit and all secondary entrances shall 
be located on the side or rear of the building. 
 2. A detached accessory dwelling unit must 
have the same roof pitch as the predominant roof 
pitch of the other dwelling unit on the lot. 
 B. Dimensional Standards. 

 1. A building containing ann attached accessory 
dwelling unit shall provide front, side and rear set-
backs and have a maximum building height which 
comply with the applicable zone district. 
 2. A detached accessory dwelling unit shall 
provide side and rear setbacks which comply with the 
applicable zone district and a front yard setback 
which is ten feet greater than the existing dwellingnot 
be located within a front yard. 
 3. The lot size must be a minimum of seven 
thousand five hundred square feetProperties with a 
detached accessory dwelling unit are allowed to in-
crease the maximum lot coverage standard of the ap-
plicable zone up to 10 percent. 
 4. No additional off-street parking is required 
for an accessory dwelling unit. The size of an at-
tached or detached accessory dwelling unit may be 
no more than thirty-three percent of the living area of 
the existing dwelling or eight hundred square feet, 
whichever is less. 
 5. A detached accessory dwelling unit shall not 
exceed 800 square feet of floor area, or 75 percent of 
the primary dwelling’s floor area, whichever is less. 
 5. The maximum height allowed for an acces-
sory dwelling unit shall: 
 a. Meet the standard of the applicable zone dis-
trict for an attached unit; and 
 b. Be twenty-five feet for a detached unit.  
 6. Conversion of an existing legal nonconform-
ing structure to an accessory dwelling unit is allowed 
provided that the conversion does not increase the 
degree of nonconformity. 
 7. Accessory dwelling units are exempt from 
density calculations and requirements. 
 C. Parking. 
 1. No additional parking space as required for 
an accessory dwelling unit if it is created on a site 
with an existing house, attached house, or manufac-
tured home and one abutting street has a paved width 
of at least twenty-eight feet. 
 2. One additional parking space is required for 
an accessory dwelling unit: 
 a. When the abutting street(s) do not have a 
minimum paved width of twenty-eight feet; or 

Commented [K10]: The state allows us to limit to 1 if we 
want. 

Commented [KL11]: Many of the current design require-
ments are considered to be too subjective and create addi-
tional hurdles for ADUs.  These are clearly discouraged/not 
allowed by DLCD. 

Commented [K12]: This reflects the state’s wording.  Our 
conditions with Metro say we can’t require off-street parking 
for ADUs “when street parking is available.”  We essentially 
say that now with our requirement for one parking space 
when the abutting street is less than 28’. 



 b. When the accessory dwelling unit is created 
at the same time as the house, attached house, or 
manufactured home. (Ord. O-03-2 § 1 (part), 2003) 
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	The Washington County Surveyor’s office shall ensure compliance with this requirement.
	3. The proposed streets and accessways are designed in accordance with Chapter 16.212, Neighborhood Circulation.
	This is satisfied as described under the findings for Chapter 16.212.
	4. Parks shall be conveniently located so as to provide direct public access and availability from a public street.
	5. Parks shall be bordered by at least one public street for a sufficient distance to encourage public use and provide visual access.
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