
 

 

 

 

 

 

 

Staff Report 
  

HEARING DATE: April 1, 2015 
 
TO:    Interested Parties  

 
FROM:   Jana Fox, Associate Planner 
 
PROPOSAL: Timberland Middle School   
 DR2015-0006 
 
LOCATION: The site is north of NW Stone Mountain Lane and East of 

NW 118th Avenue. 
Tax Lot 900 on Washington County Tax Assessor’s Map 
1N134CA. 

 
SUMMARY:  The applicant, Beaverton School District, requests approval 

for a Design Review Three application for the construction of 
a new middle school. The applicant proposes an 
approximately 167,000 square foot school building with 
associated athletic fields, landscaping, parking and vehicle 
circulation areas. 

 
APPLICANT/   Beaverton School District 
PROPERTY OWNER:  Scott Johnson 
 16550 SW Merlo Road  
 Beaverton, OR 97006 
 
APPLICANT   Angelo Planning Group 
REPRESENTATIVE: Frank Angelo 
                                           921 SW Washington Street, Suite 468 

 Portland, OR 97205 
                                           
 
DECISION: APPROVAL of DR2015-0006 (Timberland Middle School). 
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BACKGROUND FACTS 

Key Application Dates 
 

Application Submittal Date 
Application 
Deemed 
Complete 

Final Written 
Decision Date 

240-Day* 

DR2015-0006 January 21, 2015 February 11, 2015 June 11, 2015 October 9, 2015 

 
* Pursuant to Section 50.25.9 of the Development Code this is the latest date, with a 
continuance, by which a final written decision on the proposal can be made.   
 

Existing Conditions Table 

Zoning Town Center-High Density Residential (TC-HDR) 

Current 
Development 

Vacant 

Site Size & 
Location 

The site is bounded by NW 118th Avenue   

NAC Central Beaverton 

Surrounding 
Uses 
 

Zoning: 
North: TC-HDR 

Uses: 
North:   Attached Residential 

South: TC-HDR South:  Attached Residential 

East:   Washington County R5 East:    Detached Residential 

West:  TC-HDR 
 

West:   Attached Residential 
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DESCRIPTION OF APPLICATION AND TABLE OF CONTENTS 
 

 
 

Exhibits 
 
Exhibit 1. Materials submitted by Staff 

  Exhibit 1.1  Vicinity Map (page SR-4 of this report) 

  Exhibit 1.2  Aerial Map (page SR-5 of this report) 

 

Exhibit 2. Public Comment 

  None Received 

 

Exhibit 3. Materials submitted by the Applicant 

  Exhibit 3.1 Submittal Package including plans  

 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 

 Page No. 
Attachment A: Facilities Review Committee Technical Review and 
Recommendation Report      

FR1 – FR10 

  
Attachment B:    DR2015-0006 Design Review Three DR1-DR18 

  
Attachment C:    Conditions of Approval COA1-COA6 
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Exhibit 1.1 
 
 
 

 
 

Timberland Middle School 
DR2015-0006 
Vicinity Map 
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Timberland Middle School 

DR2015-0006 
Aerial Map 
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ATTACHMENT A 
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FACILITIES REVIEW COMMITTEE 
TECHNICAL REVIEW AND RECOMMENDATIONS 

Timberland Middle School 
DR2015-0006 

 
Section 40.03 Facilities Review Committee: 
The Facilities Review Committee has conducted a technical review of the application, in 
accordance with the criteria contained in Section 40.03 of the Development Code.  The 
Committee’s findings and recommended conditions of approval are provided to the decision-
making authority.  As they will appear in the Staff Report, the Facilities Review Conditions may 
be re-numbered and placed in different order. 
 
The decision-making authority will determine whether the application as presented meets the 
Facilities Review approval criteria for the subject application and may choose to adopt, not 
adopt, or modify the Committee’s findings, below. 
 
The Facilities Review Committee Criteria for Approval will be reviewed for all criteria that 
are applicable to the submitted applications as identified below: 

 All eleven (11) criteria are applicable to the submitted Design Review Three 
application as submitted. 

 
A. All critical facilities and services related to the development have, or can be 

improved to have, adequate capacity to serve the proposal at the time of its 
completion.   

 
Chapter 90 of the Development Code defines “critical facilities” to be services that include 
public water, public sanitary sewer, storm water drainage and retention, transportation, 
and fire protection. The Committee finds that the proposal includes necessary on-site and 
off-site connections and improvements to public water and public sanitary sewer facilities. 
The applicant has provided a Service Provider Letter (SPL) from Clean Water Services 
which shows compliance with stormwater and wetland requirements.   

Water Service will be provided to the site by Tualatin Valley Water District (TVWD).  
Existing water service is available to serve the project site. The applicant proposes to 
connect to the existing water line in NW 118th Avenue.  
 
Development of the subject site will involve connection to the existing sanitary sewer 
system along SW Stone Mountain Lane. Adequate capacity exists to serve the proposed 
development.  
 
Proposed stormwater drainage has been identified and described in the applicant’s 
narrative and plans.  The applicant has submitted an addendum to the preliminary 
drainage report and Clean Water Services Service Provider Letter. The Committee has 
found the report and associated utility plans to be adequate in addressing the site’s on-
site surface water management (drainage patterns, treatment and quantity control).   
 
To ensure appropriate design and construction of the essential facilities and utility 
connections, provide access to manholes and structures, and to ensure adequate 
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maintenance requirements, the Committee recommends conditions of approval through 
the Design Review application.  
 
Transportation Facilities are, by definition, Critical Facilities, and are required to have 
adequate capacity at or prior to completion of the proposed development.  The applicant 
states that the proposed school’s ultimate capacity will be for 1100 middle school 
students and 80 staff. The expected traffic generated by the students’ parents and the 
school staff is high enough that a Traffic Impact Analysis (TIA) is required.  The applicant 
contracted with Kittelson & Associates, Inc. to perform the TIA. Based on the Kittelson 
TIA report dated January 20, 2015, as supplemented by the February 10, 2015 queuing 
memo from Kittelson, the applicant met the requirement to conduct a TIA. 
 
The TIA analysis of the existing conditions show that all of the affected intersections 
within the analysis area currently meet the City’s minimum standards.  Although the 
school is scheduled to open in September 2016, it will be a temporary home for a series 
of three elementary schools and then a magnet school serving grades 6-12.  It will not 
open as a middle school operating at its full capacity until 2020.  The estimated 
background traffic in the year 2020 includes the traffic expected from the continued 
development of the Timberland and Peterkort properties and assumes that the 
transportation system improvements associated with those new developments will be 
installed.  All of the studied intersections, with the exception of one, are forecasted to 
meet the City’s minimum standards in 2020 without the school’s added traffic burden.  
The intersection of NW Cedar Hills Blvd. and NW Cornell Rd. is forecasted to operate 
over capacity at a volume-to-capacity ratio (V/C) of 1.09 in 2020 without the anticipated 
vehicle trips from the school.  The acceptable V/C for the intersection is 0.99 for a 
Washington County facility. 
 
Once the school’s estimated 1780 daily trips are added to the 2020 conditions, all of the 
studied intersections are forecasted to operate within applicable standards, except the 
intersection of NW Cedar Hills Blvd. and NW Cornell Rd which will continue to operate in 
excess of the County's V/C standard of 0.99.   
 
The TIA identified two options for the applicant to mitigate the impact of the school’s 
additional trips in the intersection: construct a southbound right-turn lane (for vehicles 
turning right from NW Cedar Hills Blvd./NW 113th Ave. onto NW Cornell Rd.) at the 
intersection, or pay a proportional share, $127,800, of Washington County’s cost to 
improve the intersection.  The applicant has indicated that they wish to pay the fee to the 
County, which will be a Condition of Approval prior to occupancy of the school. 
 
The site will also require frontage improvements on NW 118th Ave. and NW Stone 
Mountain Ln.  Along NW 118th Ave. the applicant proposes to add a right turn lane at the 
school’s exit at the existing stubbed intersection of NW Holly Springs Dr. and a right turn 
lane to NW Stone Mountain Ln.  As a result of the added lanes, the applicant will need to 
rebuild the intersections so that the concrete crosswalks can be realigned with the 
proposed curb locations.  Both NW 118th Ave. and NW Stone Mountain Ln. will require 
full completion of half-street improvements, including gutters, curbs, planter strips, and 
sidewalks, as well as all required street trees and lighting.  For the portion of NW Stone 
Mountain Ln. east of NW 116th, the applicant will be required to complete the same 
improvements (curb, gutter, sidewalk, etc.) in substantially similar manner as is the 
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existing condition on the south side of NW Stone Mountain Ln.   As a Condition of 
Approval, these improvements must be completed prior to occupancy.   

 
Fire protection will be provided to the site by Tualatin Valley Fire and Rescue Department 
(TVF&R).  Comments and conditions of approval have been received from TVF&R.  
Conditions of approval submitted by TVF&R are included herein. Staff also cites the 
findings for Criterion H hereto regarding fire prevention.     
 
The Committee finds that the development will provide required critical facilities, as 
conditioned.  Therefore, the Committee finds the proposal meets the criterion for 
approval. 
 
Therefore, the Committee finds that the proposal meets the criterion.   
 
 

B. Essential facilities and services are available, or can be made available, with 
adequate capacity to serve the development prior to occupancy.  In lieu of providing 
essential facilities and services, a specific plan may be approved if it adequately 
demonstrates that essential facilities, services, or both will be provided to serve the 
proposed development within five years of occupancy. 

 
Chapter 90 of the Development Code defines “essential facilities” to be services that 
include schools, transit improvements, police protection, and pedestrian and bicycle 
facilities in the public right-of-way.  

The site will be served by the Tualatin Hills Park and Recreation District (THPRD).   
 
The City of Beaverton Police will serve the development site.  The Police Department has 
submitted no comments or recommendations to the Facilities Review Committee as of the 
date of this report.  There is concern that vehicles may back onto NW 118th Avenue 
during the student drop-off and pick-up times. This may adversely impact the safety of 
vehicle movement on the street and may require enhanced patrol services to the area.  
Any comments from the Police will be shared with the applicant team as soon as they are 
received.   

 
Tri-Met will serve the development site.  Tri-Met has submitted no comments or 
recommendations to the Facilities Review Committee.  The site is most directly served by 
bus line 62 on NW Barnes Road and the bus lines 48 and 50 on NW Cornell Road.  Tri-
Met has not identified the need for additional transit stops related to this development.  
During the review of the original Teufel Master Plan, Tri-Met requested that NW 118th 
Avenue be constructed to accommodate buses.  This street was constructed with 
previous phases. 
 
Pedestrian, Bicycle, and Transit Facilities are, by definition Essential Facilities and are 
typically required to be in place prior to occupancy.  Sidewalks are included in the Essential 
Facilities.  The applicant has proposed to install a seven foot ten inch (7’10”) wide sidewalk 
along NW 118th Ave. and a five foot (5’) wide sidewalk along NW Stone Mountain Dr., along 
with a system of interior walkways that are at least five feet (5’) wide.  Bicycle parking is 
shown throughout the site and will provide adequate parking, if lit to the minimum 
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Engineering Design Manual standards.  As a Condition of Approval, the bicycle parking is 
to be installed and lit prior to occupancy. 

 
Therefore, the Committee finds that by meeting the conditions of approval, the 
proposal meets the criterion.   
 

C. The proposal is consistent with all applicable provisions of Chapter 20 (Land Uses) 
unless the applicable provisions are modified by means of one or more applications 
which shall be already approved or which shall be considered concurrently with the 
subject proposal.   

 
Staff cites the Code Conformance Analysis chart at the end of this report, which evaluates 
the project as it relates the applicable Code requirements of Chapter 20 for the Town 
Center-High Density Residential (TC-HDR) zone as applicable to the above mentioned 
criteria. As demonstrated on the chart, the development proposal meets all applicable 
standards. 
 
Therefore, the Committee finds that by meeting the conditions of approval, the 
proposal meets the criterion.   
 
 

D. The proposed development is consistent with all applicable provisions of Chapter 60 
(Special Regulations) and all improvements, dedications, or both, as required by the 
applicable provisions of Chapter 60 (Special Regulations), are provided or can be 
provided in rough proportion to the identified impact(s) of the proposal. 

 
Staff cites the Code Conformance Analysis chart at the end of this report, which evaluates 
the proposal as it relates the applicable Code requirements of Chapter 60, in response to 
the above mentioned criteria. 
 
60.25 Off-Street Loading Requirements  
The proposed school requires at least one Type B loading berth.  The applicant proposes 
a “service and delivery” bay that will accommodate up to two Type B loading berths.  The 
submitted plans show an additional space that will work as a potential loading berth. 
 
60.30 Off-Street Parking  
Based on full occupancy of 1100 students and approximately 80 staff, the proposed middle 
school will require a minimum of 80 vehicle parking spaces and 122 long-term bicycle 
parking spaces.  The maximum number of vehicle parking spaces allowed is 120.  The 
applicant proposes 97 vehicle spaces in two lots and a total of 122 bicycle parking spaces 
in six locations.  Long-term bicycle parking for schools does not need to be covered, but 
does need to be lighted to at least 0.5 foot-candles, visible, and conveniently located for 
staff and students riding bikes. 
 
All of the proposed vehicle parking spaces are at least 18.5 feet by nine feet (9’) and there 
are five ADA-compliant spaces shown.  Both parking lots appear to comply with the 
applicable design standards for layout and dimensions. 
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Per Section 60.30.10.13, the site is required to provide carpool or vanpool parking.  As a 
Condition of Approval, the applicant shall designate at least three (3) of the closest spaces 
to the primary employee entrance(s) as reserved carpool or vanpool parking.   
 
 
Section 60.55.10 General Provisions  
All of the transportation facilities related to the proposal have been designed in accordance 
with the Engineering Design Manual and Standard Drawings, with the exception of the 
eastern portion of NW Stone Mountain Ln. in the southeast corner of the site.  As a 
Condition of Approval, the applicant shall apply for an Engineering Design Modification in 
accordance with Section 145 of the Engineering Design Manual for the easternmost portion 
of NW Stone Mountain Ln. 
 
As noted in the analysis of the Chapter 40 standards, the applicant has elected to pay 
Washington County a proportional share, $127,800, of the cost to add capacity to the 
intersection of NW Cedar Hills Blvd. and NW Cornell Rd.  
 
The Condition of Approval regarding an active management plan for the parent pick-up and 
drop-off parking and vehicle queuing will ensure that the operation of the school will function 
as assumed in the applicant’s Traffic Impact Analysis. 
 
All right-of-way shown to be dedicated will be dedicated prior to building permit issuance, 
as a Condition of Approval. 
 
Section 60.55.20 Traffic Impact Analysis 
The applicant conducted a Traffic Impact Analysis, as required.  The study met the 
applicable standards for scope, contents, analysis, and recommended mitigations. 
 
Section 60.55.25 Street and Bicycle and Pedestrian Connection Requirements 
As noted in the applicant’s responses to the Facilities Review approval criteria, the proposal 
provides for safe and efficient circulation and access for all modes of travel.  The 
connections extend to the boundaries of the site and, where practical, pedestrian and 
bicycle pathways converge with the public street system at traffic-controlled intersections 
for safe crossing.  Accessways are provided as required and are typically available for 
public use during after-school hours.  Walkways will be lit to at least the minimum standard 
of 0.5 foot-candles as a Condition of Approval.  Analysis of the pedestrian walkways for 
compliance with ADA provisions is typically a part of the Building Permit review, but 
preliminary analysis of the sidewalks and intersections shows that the site meets all 
applicable standards for accessibility. 
 
Sections 60.55.30 and .35 Minimum Street Width and Access Standards 
NW 118th Ave. is classified as a Collector Street and under the jurisdiction of the City.  NW 
Stone Mountain Ln. is a Local Street under the jurisdiction of the City.  The street 
improvements proposed meet the applicable standards for street design and sight distance 
requirements.  The proposed sidewalks, street trees, and planter strips meet the applicable 
standards and guidelines. The applicant proposes to dedicate an additional 15 feet to 20.6 
feet of right-of-way along NW Stone Mountain Ln. to accommodate the sidewalks and a 
new right turn lane for buses. The parking lot entrance from NW 118th Ave. at NW Holly 
Springs Ln. meets the minimum alignment standards. 
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Therefore, the Committee finds that by meeting the conditions of approval, the 
proposal meets the criterion.   

 
 

E. Adequate means are provided or can be provided to ensure continued periodic 
maintenance and necessary normal replacement of the following private common 
facilities and areas, as applicable: drainage ditches, roads and other improved 
rights-of-way, structures, recreation facilities, landscaping, fill and excavation areas, 
screening and fencing, ground cover, garbage and recycling storage areas and other 
facilities not subject to maintenance by the City or other public agency. 

 

The Beaverton School District, a public agency, is the applicant for the project and will be 
responsible for the maintenance of all on-site improvements. The proposal as 
represented does not present any barriers, constraints, or design elements that would 
prevent or preclude required maintenance of the private infrastructure and facilities on 
site. 

 
Therefore, the Committee finds that the proposal meets the criterion.   
 
 

F. There are safe and efficient vehicular and pedestrian circulation patterns within the 
boundaries of the development. 

 
As noted above in response to criteria A, B and D, the vehicular and pedestrian 
circulation patterns within the boundaries of the site are safe and efficient for the 
operation of the proposed school. 

 
Therefore, the Committee finds that by meeting the conditions of approval, the 
proposal meets the criterion.   

 
 

G. The development’s on-site vehicular and pedestrian circulation systems connect to 
the surrounding circulation systems in a safe, efficient, and direct manner. 

 
As noted above in response to criteria A, B and D, the vehicular and pedestrian 
circulation systems connect to the surrounding systems in a safe, efficient, and direct 
manner.  NW 118th Ave. is a Collector Street.  As such it will be critically important to the 
safe and efficient operation the surrounding street system that the queue of vehicles 
waiting to drop off students in the morning and pick them up in the afternoon not spill out 
onto NW 118th Ave.  According to the applicant’s traffic analysis, the proposed school is 
expected to generate approximately 595 trips in the AM school peak hour, including 
approximately 241 student drop-off trips.  During the PM school peak hour, there could be 
330 vehicle trips.  The applicant’s TIA states that the proposed 15 spaces in the drop-off 
lanes can turn over four times each minute.  The TIA analysis assumes that the drop-off 
lanes will need to accommodate a minimum of 16 vehicles per minute.  If the average 
unloading time is indeed 15 seconds, the drop-off lanes can accommodate up to 60 
vehicles per minute.   
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City staff have repeatedly expressed concerns that there is insufficient queuing space.  
The applicant’s TIA indicates that the proposed drop-off lane will suffice.  Because the 
TIA indicates that “a District-designated person monitoring the drop-off area can help 
ensure the efficient use of the drop-off area,” presumably by limiting extending parking in 
the drop-off area and assisting to keep the flow of vehicles moving smoothly and rapidly, 
staff recommends a condition of approval that detail the active steps the applicant will 
take to ensure that the drop-off and pick-up queues do not extend out onto the Collector 
Street. 
 
Therefore, the Committee finds that by meeting the conditions of approval, the 
proposal meets the criterion.   

 
H. Structures and public facilities serving the development site are designed in 

accordance with adopted City codes and standards and provide adequate fire 
protection, including, but not limited to, fire flow. 

 
Preliminary comments and conditions of approval have been received from Tualatin 
Valley Fire and Rescue District (TVF&R). Specific details regarding fire flow and hydrant 
placement will be reviewed for flow calculations and hydrant locations during site 
development and building permit stages.  

 
The Committee concludes that, subject to meeting the conditions of approval the site can 
be designed in accordance with City codes and standards and provide adequate fire 
protection. 
 
Therefore, the Committee finds that by meeting the conditions of approval, the 
proposal meets the criterion.   
 

 
I. Structures and public facilities serving the development site are designed in 

accordance with adopted City codes and standards and provide adequate protection 
from hazardous conditions due to inadequate, substandard or ill-designed 
development. 

 
The applicant shall be required to show a public street lighting plan prior to Site 
Development Permit issuance.  By meeting the City of Beaverton’s Engineering Design 
Manual design standards for street lights, the Committee finds that the street illumination 
system will provide adequate protection from crime and accident.  The applicants lighting 
plan will be discussed further within the Design Review staff report, as lighting relates to 
private drives and private common open space.   
 
The proposed pathways will be adequately lighted to meet the minimum applicable Design 
Standards.  The walkways and drive aisles have been designed to meet the applicable 
Engineering Design Standards. 

 

The Committee finds that review of the construction documents at the building and site 
development permit stages will ensure protection from hazardous conditions due to 
inadequate, substandard or ill-designed development.   
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Therefore, the Committee finds that by meeting the conditions of approval, the 
proposal meets the criterion.   

 
J. Grading and contouring of the development site is designed to accommodate the 

proposed use and to mitigate adverse effect(s) on neighboring properties, public 
right-of-way, surface drainage, water storage facilities, and the public storm drainage 
system. 

 
The applicant’s response to Criterion J explains how the site was previously mass-
graded. Significant grading is proposed between the lower parking lot and the tennis 
courts as well as between the northern property line and the athletic field to accommodate 
the slope on the site. Grading will additionally be addressed in the Design Review portion 
of the staff report. The applicant’s narrative states that the proposed grading will not 
increase the amount of run-off to adjacent properties or significantly damage the root 
zones of existing trees.  
 
The applicant must show compliance with Site Development erosion control measure at 
the time of Site Development permit issuance.   
 
Therefore, the Committee finds that by meeting the conditions of approval, the 
proposal meets the criterion.   

 
K. Access and facilities for physically handicapped people are incorporated into the 

development site and building design, with particular attention to providing 
continuous, uninterrupted access routes. 

 
The applicant will be required to meet all applicable accessibility standards of the 
International Building Code, Fire Code and other standards as required by the American 
Disabilities Act (ADA).  Conformance with the technical design standards for Code 
accessibility requirements are to be shown on the approved construction plans associated 
with Site Development and Building Permit approvals.  The Committee finds that as 
proposed, the street sidewalks and walkways internal to the development appear to meet 
applicable accessibility requirements and through the site development and building 
permitting reviews will be thoroughly evaluated.  Therefore, the Committee finds that by 
meeting the conditions of approval, the site will be in conformance with ADA 
requirements, and would thereby be in conformance with Development Code Section 
60.55.65 and the criterion will be met.   

 
Therefore, the Committee finds that by meeting the conditions of approval, the 
proposal meets the criterion for approval. 

 
L. The proposal contains all applicable application submittal requirements as specified 

in Section 50.25.1 of the Development Code. 
   

The applicant submitted the applications on January 21, 2015 and was deemed complete 
on February 11, 2015.  In the review of the materials during the application review, the 
Committee finds that all applicable application submittal requirements, identified in 
Section 50.25.1 are contained within this proposal. 
 
Therefore, the Committee finds the proposal meets the criterion for approval. 
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Code Conformance Analysis 
Chapter 20 Use and Site Development Requirements 

Town Center-High Density Residential (TC-HDR) Zoning District 

 
 
 
 
 
 
 
 
 
 
 
 
 

CODE 
STANDARD 

CODE 
REQUIREMENT 

PROJECT 
PROPOSAL 

MEETS 
CODE? 

Development Code Section 20.20.20. Land Uses – TC-HDR 

Use, Permitted 
Educational 
Institutions 

The applicant proposes a Middle 
School. 

YES 

Development Code Section 20.20.15. Site Development Standards – TC-HDR 

Land Area 
Minimum 

 
0 

There is no minimum parcel size in 
the TC-HDR Zone  

 
N/A 

Lot Dimensions  
Minimum  

N/A There are no minimum lot 
dimension requirements in the TC-
HDR Zone 

N/A 
 

Yard Setbacks 
Minimum  

 

Front: 0 
Side: 0 
Rear: 0 

There are no minimum lot 
dimension requirements in the TC-
HDR Zone. 

N/A 

Yard Setbacks 
Maximum 

 

Front: Governed by 
Chapter 60 along 
MPR. 
 

The setback is governed by the 
Design Review Process. 

See DR Findings 

Building Height 
Maximum  

50’ The maximum building height is 33’ 
above grade plane.  

YES 

Minimum/Maximum 
Floor Area Ratio 
(FAR)  

0.20 / 0.6 FAR requirements do not apply as 
Schools are considered 
undevelopable for the purpose of 
calculating net acreage.  

N/A 
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Chapter 60 Special Requirements 

CODE 
STANDARD 

CODE REQUIREMENT PROJECT PROPOSAL 
MEETS 
CODE? 

Development Code Section 60.05 

Design Review Principles, 
Standards, and 
Guidelines 

Requirements for new development 
and redevelopment. 

Design Review standards and 
guidelines will be reviewed in the 
Design Review portion of the 
staff report. 

See DR 
Findings 

Development Code Section 60.07 

Drive-Up window facilities 
Requirements for drive-up, drive-
through and drive-in facilities. 

No drive-up window facilities are 
proposed. 

N/A 

Development Code Section 60.10 

Floodplain Regulations 
Requirements for properties located 
in floodplain, floodway, or floodway 
fringe. 

No mapped floodplains are 
located within the subject site. 

N/A 

Development Code Section 60.12 

Habitat Friendly and Low 
Impact Development 
Practices 

Optional program offering various 
credits available for use of specific 
Habitat Friendly or Low Impact 
Development techniques.  

No Habitat Friendly or Low 
Impact Development techniques 
proposed. 

N/A 

Development Code Section 60.15 – Land Division Standards  

Land Division Standards 
Standards pertaining to Land 
Divisions 

No Land Divisions are required. N/A 

Development Code Section 60.25 – Off Street Loading 

Loading Facilities  1 Type B loading berth 
The applicant proposes 2 Type B 
loading berths. 

YES 

Development Code Section 60.30 – Off-Street Parking 

Off-street motor 
vehicle parking 
Parking Zone A 
 
 
Required Bicycle Park 
 

Total Required: 80 Spaces 
 
 
Long Term Total: 122 Spaces 

 
Vehicle Parking 
97 spaces  
 
Bicycle Parking 
Long Term: 122 

YES 

Development Code Section 60.55 - Transportation 

Transportation Facilities 
Regulations pertaining to the 
construction or reconstruction of 
transportation facilities. 

Refer to Facilities Review 
Committee findings herein. 

Yes- with 
COA 

Development Code Section 60.60 

Trees & Vegetation 
Regulations pertaining to the 
removal and preservation of trees. 

9 landscape trees are proposed 
to be removed. 

See DR 

Development Code Section 60.65 

Utility Undergrounding 

All existing overhead utilities and any 
new utility service lines within the 
project and along any existing 
frontage, except high voltage lines 
(>57kV) must be placed 
underground. 

To ensure the proposal meets 
requirements of this section, staff 
recommends a condition 
requiring undergrounding 
completion prior to occupancy. 

Yes- with 
COA 
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DR2015-0006 

ANALYSIS AND FINDINGS FOR 
DESIGN REVIEW THREE APPROVAL 

 
Planning Commission Standards for Approval: 
Section 40.20.15.3.C of the Development Code provides standards to govern the decisions of 
the Commission as they evaluate and render decisions on Design Review Applications. The 
Commission will determine whether the application as presented, meets the Design Review 
Three approval criteria.  The Commission may choose to adopt, not adopt or modify the 
Committee’s findings.  In this portion of the report, staff evaluates the application in 
accordance with the criteria for Type 3 Design Review. 
 
Section 40.20.15.3.C Approval Criteria: In order to approve a Design Review Three 
application, the decision making authority shall make findings of fact based on evidence 
provided by the applicant demonstrating that all the following criteria are satisfied: 
 
1. The proposal satisfies the threshold requirements for a Design Review Three 

application. 
 

The applicant proposes to construct a new, 167,000 square foot, middle school and 
associate facilities. The property abuts residentially zoned properties to the east of the 
subject site which are zoned Washington County R5. Therefore, the applicant meets 
Threshold 2 of a Design Review Three. 

 
2. New construction of more than 30,000 gross square feet of non-residential floor area 
where the development abuts or is located within any Residential zoning district.  

 
Therefore, staff find that the criterion is met. 

 
 
2. All City application fees related to the application under consideration by the 

decision making authority have been submitted. 
 

The applicant paid the required fees for a Design Review Three application. 
 
Therefore, staff find that the criterion is met. 

 
 
3. For proposals meeting Design Review Three application thresholds numbers 1 

through 6, the proposal is consistent with all applicable provisions of Sections 
60.05.35 through 60.05.50 (Design Guidelines). 

 
Staff cites the Design Guidelines Analysis at the end of this Design Review section, 
which evaluates the project as it relates the applicable Design Review Guidelines found 
in Section 60.05 of the Development Code.  Staff reviews each Guideline with respect 
to the applicability of the Guideline to the project, the applicant’s response and 
illustrative representation of the proposal.  Staff provides an evaluation of the proposal 
in relation to the Guideline and a statement as to whether the Guideline is met.  
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Therefore, staff find the proposal will meet the criterion for approval by meeting 
the conditions of approval. 

 
 
4. For additions to or modifications of existing development, the proposal is 

consistent with all applicable provisions of Sections 60.05.35 through 60.05.50 
(Design Guidelines) or can demonstrate that the additions or modifications are 
moving towards compliance of specific Design Guidelines if any of the following 
conditions exist: 

 
a. A physical obstacle such as topography or natural feature exists and prevents 

the full implementation of the applicable guideline; or 
b. The location of existing structural improvements prevent the full 

implementation of the applicable guideline; or 
c. The location of the existing structure to be modified is more than 300 feet from 

a public street. 
 

The project proposal is a new Middle School. Therefore, this criterion which pertains to 
additions or modification of existing development does not apply.   
 
Therefore, staff find the criterion is not applicable. 

 
 
5. For DRBCP proposals which involve the phasing of required floor area, the 

proposed project shall demonstrate how future development of the site, to the 
minimum development standards established in this Code or greater, can be 
realistically achieved at ultimate build out of the DRBCP. 

 
The applicant does not propose a DRBCP. 
 
Therefore, staff find the criterion is not applicable. 

 
 
6.  For proposals meeting Design Review Three application Threshold numbers 7 or 

8, where the applicant has decided to address a combination of standards and 
guidelines, the proposal is consistent with all applicable provisions of Sections 
60.05.15 through 60.05.30 (Design Standards) except for the Design Standard(s) 
where the proposal is instead subject to the applicable corresponding Design 
Guideline(s). [ORD 4531; March 2010] 

 
The project proposal meets application Threshold #2 and, accordingly, is not subject to 
Design Standards.   
 
Therefore, staff find the criterion is not applicable. 

 
7. For proposals meeting Design Review Three application Threshold numbers 7 or 

8, the proposal is consistent with all applicable provisions of Sections 60.05.15 
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through 60.05.30 (Design Standards) except for the Design Standard(s) where the 
proposal is applying to instead meet the applicable Design Guideline(s). 

 
The project proposal meets application Threshold #2 and, accordingly, is not subject to 
Design Standards.   
 
Therefore, staff find the criterion is not applicable. 
 

 
8.  Applications and documents related to the request, which will require further City 

approval, shall be submitted to the City in the proper sequence. 
 

The applicant has submitted all documents related to this request for Design Review 
Three approval.  No additional applications or documents are needed at this time.  
 
Therefore, staff find the criterion is met.  
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DESIGN REVIEW GUIDELINES ANALYSIS 
 

In the following analysis, staff have only identified the Design Guidelines which are relevant to 
the subject development proposal.  Non-relevant Guidelines have been omitted. 

 
60.05.35 Building Design and Orientation Guidelines.  Unless otherwise noted, all 

guidelines apply in all zoning districts. 
 
1. Building Elevation Design Through Articulation and Variety 

 
B. Building elevations should be varied and articulated to provide visual interest to 

pedestrians.  Within larger projects, variations in architectural elements such as: 
building elevations, roof levels, architectural features, and exterior finishes should be 
provided. (Standard 60.05.15.1.A and B) 

 
The applicant states that the building design and heights are directly connected to the 
program needs of the building and the topographic conditions of the site. In order to 
break down the scale of the building differentiations in fenestration, roof heights, and 
elevation plane are proposed. The exterior of the building is primarily masonry which is 
multi-colored and patterned.  Staff concurs that adequate visual interest is provided. 

 
Therefore, staff find the Guideline is met.  

 
 
C. To balance horizontal features on longer building elevations, vertical building 

elements, such as building entries, should be emphasized. (Standard 60.05.15.1.B) 
 
The applicant states that vertical elements including windows, vertical separation of 
building volumes, entries and covered entry porches provide balance on larger building 
elevations in the proposed development, particularly along NW 118th Avenue.  Staff 
concur that vertical elements are adequately emphasized. 
 
Therefore, staff find the Guideline is met. 
 
 
D. Buildings should promote and enhance a comfortable pedestrian scale and 

orientation. This guideline does not apply to buildings in industrial districts where the 
principal use of the building is manufacturing, assembly, fabricating, processing, 
packing, storage, wholesale or distribution activities.  

 (Standard 60.05.15.1.B) [ORD 4531; March 2010] 
 
The applicant states that in order to enhance the pedestrian experience the proposed 
school design locates the building along NW 118th Avenue with direct after-hours 
sidewalk access to the media center, multi-purpose room, cafeteria and gymnasium. In 
order to visually reduce some of the taller elements such as the gymnasium the roof is 
finished in metal and glass and painted in contrasting color to address scale and variety. 
Staff concurs that the buildings are of a comfortable pedestrian scale and are provided 
in close proximity to the street creating a street enclosure.  

 



 

Staff Report: March 25, 2015        DR-5  
Timberland Middle School       

Therefore, staff find the Guideline is met. 
 
 
E. Building elevations visible from and within 200 feet of an adjacent street or major 

parking area should be articulated with architectural features such as windows, 
dormers, off-setting walls, alcoves, balconies or bays, or by other design features 
that reflect the building’s structural system. Undifferentiated blank walls facing a 
street, common green, shared court, or major parking area should be avoided. 
(Standards 60.05.15.1.B, C, and D) [ORD 4542; May 2010] 
 

The applicant states that a large variety of window shapes and sizes break up the 
façade and provide appropriate daylight and views for each school program element. A 
variety of size and window heights, off-set walls and canopies provides articulation and 
variety to the facades. Staff concur with the applicant. 
 
Therefore, staff find the Guideline is met. 
 

 
2. Roof Forms as Unifying Elements 
 

A. Roof forms should be distinctive and include variety and detail when viewed from the 
street.  Sloped roofs should have a significant pitch and building focal points should be 
highlighted. (Standards 60.05.15.2.A and B) 

 
The applicant states that the predominant roof form for the development is flat or low 
sloped roofs with parapets. The applicant states that parapets are stepped up and down 
to break up the building length. Staff concur that the primary roof form is flat with 
parapets.  
 
Therefore, staff find the Guideline is not applicable. 

 
 

B. Flat roofs should include distinctive cornice treatments. (Standard 60.05.15.2.C) 
 
The applicant states that distinctive cornice treatment is proposed to reduce the height 
of some of the tall roof spaces, such as the gymnasium. The roof portion is finished in 
metal and glass and painted in a contrasting color. Staff concur that the adequate 
cornice treatments are provided.  
 
Therefore, staff find the Guideline is met. 

 
 
3. Primary building entrances 
 

A. Excluding manufacturing, assembly, fabricating, processing, packing, storage and 
wholesale and distribution activities which are the principle use of a building in 
industrial districts, the design of buildings should incorporate features such as 
arcades, roofs, porches, alcoves, porticoes, awnings, and canopies to protect 
pedestrians from the rain and sun. (Standard 60.05.15.3.A) 
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The applicant states that the building entry points have been designed to be welcoming 
and provide clear lines of sight to enhance on-campus security. Entries are generally 
integrated into larger areas of glass which provide transparency. Painted metal 
canopies provide shelter and reach to the sidewalk and walkways.  
 
Staff have reviewed the primary building entrance design and concur with the applicant 
that the design of the entrances is differentiated and provides weather protection for 
pedestrians. 
 
Therefore, staff find the Guideline is met. 
 
 
B. Special attention should be given to designing a primary building entrance that is 

both attractive and functional.  Primary entrances should incorporate changes in 
mass, surface, or finish to emphasize the entrance. (Standard 60.05.15.3.B) 

 
The applicant states that the there are two primary entrances to the building along the 
north and south of the school. The north entrance faces the parking and parent drop off 
area. The entry includes a large canopy which visually connects the entry to the 
sidewalk along NW 118th. The building massing steps back on the second floor at the 
entrance. The south entrance is adjacent to the southern parking area and bus drop off 
area and faces NW Stone Mountain Lane and contains a large entry canopy to provide 
weather protection. Both entry points have a pedestrian plaza with associated 
amenities.   
Secondary entrances such as the after-hours entrances on NW 118th are emphasized 
with roof canopies, entry steps, planter walls, seating and bicycle parking.  Staff concur 
with the applicant that the primary building entrances are emphasized.  

 
Therefore, staff find the Guideline is met. 

 
 
4. Exterior Building Materials 
 

A. Exterior building materials and finishes should convey an impression of permanence 
and durability.  Materials such as masonry, stone, wood, terra cotta, and tile are 
encouraged.  Windows are also encouraged, where they allow views to interior 
activity areas or displays. (Standard 60.05.15.4.A) 

 
The applicant states that the dominant material proposed for exterior walls is light and 
dark brick masonry which is a multi-color blend and laid in a pattern that provides in-
plane and out-of-plane variety in the vertical and horizontal direction. Additionally a 
large variety of window shapes and sizes are proposed to break up the façade and 
provide appropriate daylight and views for school programs.  Staff concurs with the 
applicant that the proposed materials convey a sense of durability and adequate 
windows are provided. 

 
Therefore, staff find the Guideline is met. 
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B. Where masonry is used for exterior finish, decorative patterns (other than running 

bond pattern) should be considered, especially at entrances, building corners and at 
the pedestrian level.  These decorative patterns may include multi-colored masonry 
units, such as brick, tile, stone, or cast stone, in a layered or geometric pattern, or 
multi-colored ceramic tile bands used in conjunction with materials such as concrete. 
This guideline does not apply to developments in Industrial zones, where masonry is 
used for exterior finishes. (Standards 60.05.15.4.B and C) 

 
The applicant states that the brick exterior wall is a multi-color blend of lighter and 
darker brick masonry laid in patterns that provide in-plane and out-of-plane variety in the 
vertical and horizontal direction. The patterns draw inspiration from Native American 
basket weaving techniques. The pattern is intended to make the building appear lighter 
towards the top of the elevation. Staff concurs that adequate decorative patterns are 
provided in the brick masonry.  

 
Therefore, staff find the Guideline is met. 
 

 
5. Screening of Equipment.  All roof, surface, and wall-mounted mechanical, electrical, 

communications, and service equipment should be screened from view from adjacent 
public streets by the use of parapets, walls, fences, enclosures, dense evergreen 
foliage, or by other suitable means. (Standards 60.05.15.5.A through C) 
 
The applicant states that all rooftop and ground mounted equipment are proposed to be 
screened from view with either screen walls or set back from the roofs edge to meet 
screening requirements. Additionally staff will review all proposed roof and ground 
mounted mechanical equipment at the time of building permit for compliance. Staff 
concurs that the proposed screening is adequate.  

 
Therefore, staff find the Guideline is met. 

 
 
6. Building Location and Orientation in Multiple Use and Commercial districts. 
 

A. Buildings should be oriented and located within close proximity to public streets and 
public street intersections.  The overall impression, particularly on Class 1 Major 
Pedestrian Routes, should be that architecture is the predominant design element 
over parking areas and landscaping. Property size, shape and topographical 
conditions should also be considered, together with existing and proposed uses of 
the building and site, when determining the appropriate location and orientation of 
buildings. (Standard 60.05.15.6.A and B) 
 

The site abuts NW 118th Avenue which is a Major Pedestrian Route. The building is 
located generally within 20 feet of NW 118th Avenue. The building steps up the slope 
along NW 118th Avenue and is two stories in height at most locations along the 
frontage, creating a sense of enclosure. The area between the building and the street is 
landscaped.   
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Visitor parking for the development is located along NW 118th Avenue north of the 
building but is separated from the street by landscaping.  
 
Staff concurs that the applicant has oriented the buildings to meet the objectives of a 
major pedestrian route by providing buildings close the street and separating parking 
from the street with landscape areas. 

 
Therefore, staff find the Guideline is met. 

 
 

B. On Class 1 Major Pedestrian Routes, the design of buildings located at the 
intersection of two streets should consider the use of a corner entrance to the 
building. (Standard 60.05.15.6.B and D) 

 
The site is abutted by only one Major Pedestrian Route. The building however is located 
at the corner of NW 118th Avenue and NW Stone Mountain Lane. 

 
Therefore, staff find the Guideline is not applicable. 

 
C. On Class 1 Major Pedestrian Routes, building entrances should be oriented to 

streets, or have reasonably direct connections to street sand pedestrian and transit 
facilities. (Standard 60.05.15.6.C and D) 

 
Building entrances are provided adjacent to NW 118th Avenue, as well as the main 
entrances which face NW Stone Mountain Drive and the parking area just off NW 118th 
Avenue. Both entrances provide direct pedestrian connections to the adjacent streets. 
The entrance near NW 118th provides connections to the adjacent sidewalk system. The 
entrance on NW Stone Mountain Lane is set back from the sidewalk with a plaza and 
landscape area, access is provided with pedestrian paths from the adjacent sidewalk 
system and parking area. 

 
Therefore, staff find the Guideline is met. 
 
 

7. Building Scale Along Major Pedestrian Routes. 
 

A. Architecture helps define the character and quality of a street. Along Major 
Pedestrian Routes, low height, single story buildings located at the right-of-way edge 
are discouraged except where detached single family dwellings are permitted. 
(Standard 60.05.15.7.A and B) 

 
The applicant states that the building heights and volumes are directly connected to the 
program needs for each space and to the topographic conditions of the site. Building 
elevations fronting public streets are 1.5 to 2 stories in height. The only area of lower 
building height is proposed for the northwest corner of the building which has an entry 
step back with an art studio work space above the entryway on a balcony. Staff concurs 
that the primary building elevations are not primarily single story. 

 
Therefore, staff find the Guideline is met. 
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B. Building heights at or near the street should help form a sense of enclosure, but 

should not create an undifferentiated height wall out of scale with pedestrians. 
Building heights at the street edge should be no higher than sixty (60) feet without 
the upper portions of the building being set back from the vertical building line of the 
lower building stories. (Standard 60.05.15.7.A) 

 
The applicant states that the building heights and volumes are directly connected to the 
program needs for each space and to the topographic conditions of the site. Building 
elevations fronting public streets are 1.5 to 2 stories in height. The only area of lower 
building height is proposed for the northwest corner of the building which has an entry 
step back with an art studio work space above the entryway on a balcony. Building 
heights are not greater than 60 feet in height. Staff concurs that the buildings create a 
sense of enclosure and pedestrian scale. 
 
Therefore, staff find the Guideline is met. 

 
 
8. Ground Floor Elevations on Commercial and Multiple Use Buildings.  
 

A. Excluding residential only development, ground floor building elevations should be 
pedestrian oriented and provide views into retail, office or lobby space, pedestrian 
entrances or retail display windows. (Standard 60.05.15.8.A) 

 
The applicant states that the ground floor elevations are largely glazed with windows or 
glass doorways. Pedestrian orientation at the ground floor includes landscaping and site 
elements that have been designed as highly detailed architectural features including 
seating steps, planter walls, entry ramps, entry steps and canopies. Staff concur that 
views into the space are provided and entryways are accentuated with glazing.  
 
Therefore, staff find the Guideline is met. 

 
 
60.05.40. Circulation and Parking Design Guidelines.  Unless otherwise noted, all 

guidelines apply in all zoning districts. 
 
1. Connections to public street system.  The on-site circulation system and the abutting 

street system should provide for efficient access and circulation, and should connect the 
project to abutting streets. (Standard 60.05.40.1) 

 
The applicant states that the proposed on-site circulation system connects to the 
surrounding street system. The applicant provides connections to all adjacent streets as 
well as a pedestrian connection to the north to Timberland Reserve Condominiums and 
a pedestrian connection to Henson Court on the east side of the site. As previously 
discussed in the Facilities Review Report given the dense nature of the development 
surrounding the school, the fact that NW 118th Avenue is a collector street, and parents 
queuing to pick up children cannot wait in NW 118th Avenue staff recommends a 
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condition of approval that the applicant develop a management plan to address how 
parent queues will be addressed. Of particular focus in the report should be pick up time 
and how queue spillback onto NW 118th will be avoided. The proposal can be found to 
adequately connect to the public transportation system.   
 
Therefore, staff find that by meeting the conditions of approval the Guideline is 
met. 

 
 
2. Loading area, solid waste facilities, and similar improvements. 

A. On-site service, storage and similar activities should be designed and located so that 
these facilities are screened from an abutting public street. (Standard 60.05.20.2) 

 
The applicant states that on-site loading areas and trash enclosure are located within 
the building near the southwest corner of the building. A roll-up door is proposed for 
access to these facilities inside the building. Staff concurs that the loading area and 
trash enclosure is appropriately located and adequately screened from public view.   
 
Therefore, staff find the Guideline is met. 

 
 

B. Except in Industrial districts, loading areas should be deigned and located so that 
these facilities are screened from an abutting public street, or are shown to be 
compatible with local business operations. (Standard 60.05.20.2) 
 
The proposed loading area is within the building.  The site is surrounded by public 
streets on all sides. The proposed loading area is not adjacent to or visible from the 
Major Pedestrian Route and is internal to the building.   
 
Therefore, staff find the Guideline is met. 
 
 

3. Pedestrian circulation. 
 

A. Pedestrian connections should be made between on-site buildings, parking areas, 
and open spaces. (Standard 60.05.20.3.A) 
 

The applicant provides a series of pedestrian connections and paths throughout the site 
connecting athletic facilities, building entrances, and parking areas to each other and to 
the public street system.  The pedestrian connections through the development and to 
adjacent streets are sufficient. 
 
Therefore, staff find the Guideline is met. 
 
 
B. Pedestrian connections should connect on-site facilities to abutting pedestrian 

facilities and streets unless separated by barriers such as natural features, 
topographical conditions, or structures. (Standard 60.05.20.3.A) 
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The applicant provides connections to all adjacent public streets which are direct and 
logical given the slopes of the site. Staff concurs with the applicant that sufficient 
pedestrian connections to adjacent streets and pedestrian facilities. 
 
Therefore, staff find the Guideline is met. 

 
 

C. Pedestrian connections should link building entrances to nearby streets and other 
pedestrian destinations. (Standard 60.05.20.3.B) 

 
The applicant provides direct pedestrian connections from streets to building entrances 
with paved pathways. Staff concur that pedestrian connections are provided to adjacent 
public streets. 
 
Therefore, staff find the Guideline is met. 

 
 

D. Pedestrian connections to streets through parking areas should be evenly spaced 
and separated from vehicles (Standard 60.05.20.3.C through E) 

 
The applicant provides pedestrian connections that run through the parking area and 
are generally separated from drive isles and parking areas with the exception of one 
pedestrian access from the main building entrance to the parent drop off area which 
crosses the drive isle. The walkway is proposed to be of a differentiated paving material 
and raised.  Staff concurs that adequate pedestrian connections are provided. 
 
Therefore, staff find the Guideline is met. 

 
 

E. Excluding manufacturing, assembly, fabricating, processing, packing, storage and 
wholesale and distribution activities which are the principle use of a building in 
industrial districts, pedestrian connections designed for high levels of pedestrian 
activity should be provided along all streets. (Standard 60.05.20.3.A through H) 

 
The applicant provides sidewalks along all public streets as well as an extensive internal 
pedestrian walkway system. Staff concurs that the pedestrian system is adequate. 
 
Therefore, staff find the Guideline is met. 

 
 

F. Pedestrian connections should be designed for safe pedestrian movement and 
constructed of hard durable surfaces.  (Standards 60.05.20.3.F through G) 

 
Pedestrian ways are designed for safe movement and constructed with hard surface 
materials. Where pedestrian access crosses drive aisles, raised concrete is used to 
differentiate the driving surface to ensure pedestrian safety. Pedestrian connections are 
a minimum of 5 feet in width and less than a 5% grade in the direction of travel. Staff 
concurs that the applicant has proposed hard durable differentiated surfaces for 
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pedestrian connections. 
  
Therefore, staff find the Guideline is met. 

 
 
4. Street frontages and parking areas.  Landscape or other screening should be 

provided when surface parking areas are located along public streets. (Standard 
60.05.20.4) 

 
The applicant states that stormwater landscaping with a concrete header, a 36 inch 
evergreen hedge, and lawn are proposed as a buffer and screen between the northwest 
corner of the parking area and NW 118th Avenue. A 36 inch high opaque fence will 
block vehicle headlights from the parking area along NW Stone Mountain Lane.  
 
 
Therefore, staff find the Guideline is met. 

 
 
5. Parking area landscaping.  Landscape islands and a tree canopy should be provided 

to minimize the visual impact of large parking areas. (Standard 60.05.20.5.A through D) 
 

The applicant proposes landscape islands containing trees and ground cover. The 
applicant states that parking areas are designed with landscape islands dividing larger 
rows of parking spaces and providing trees to soften and shade the parking lots.   
 
Therefore, staff find the Guideline is met. 
 
 

6. Off-Street parking area frontage in Multiple-Use zones.   
 

A. Surface parking should occur to the side or rear of buildings and should not occur at 
the corner of two Major Pedestrian Routes. (Standard 60.05.20.6) 

 
The applicant proposes surface parking at the side of and behind the school building. 
Parking is not proposed at the intersections of Major Pedestrian Routes.  
 
Therefore, staff find the Guideline is met. 

 
 

B. Surface parking areas should not be the predominant design element along Major 
Pedestrian Routes and should be located on the site to safely and conveniently 
serve the intended users of the development, without precluding future site 
intensification. (Standard 60.05.20.6) 

 
The proposed parking locations are to the side and rear of the building and are not the 
focal point of the development. Parking areas along the Major Pedestrian Route are 
screened with landscape areas.  
 
Therefore, staff find the Guideline is met. 
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7. Sidewalks along streets and primary building elevations in Multiple Use and 

Commercial districts. 
 

A. Pedestrian connections designed for high levels of pedestrian activity should be 
provided along all streets. (Standard 60.05.20.7.A) 

 
The applicant states that the sidewalks provided meet the Engineering Design Manual 
street standards for their street classifications. Staff concurs that the provided 
pedestrian facilities are sufficient and designed to accommodate the proposed use.  
 
Therefore, staff find the Guideline is met. 

 

B. Pedestrian connections should be provided along primary building elevations having 
building and tenant entrances. (Standard 60.05.20.7.B) 

 
Pedestrian connections link building entrances to nearby streets and other pedestrian 
destinations such as the parking area and athletic fields. The proposal provides 
pedestrian connections to building entrances.  
 
Therefore, staff find the Guideline is met. 

 
 
8. Connect on-site buildings, parking, and other improvements with identifiable 

streets and drive aisles in Residential, Multiple Use, and Commercial districts. 
 

A. On-site circulation should be easily recognized and identified, and include a higher 
level of improvements such as curbs, sidewalks, and landscaping compared to 
parking lot aisles. (Standard 60.05.20.8) 

 
The proposal connects to public streets and sidewalk system in an easily recognized 
manner. Curbs and sidewalks are included in the design. All crosswalks will be concrete 
or other paving treatments to differentiate from the vehicular pavement.  
 
Therefore, staff find the Guideline is met. 

 
 

B. Long, continuous parking aisles should be avoided if possible, and landscaped as 
necessary to minimize the visual impact. (Standard 60.05.20.8) 

 
The applicant states that by breaking up the necessary parking into smaller parking 
areas, long continuous parking aisles have been avoided. The parking aisles are broken 
up with landscape islands between stalls. The number of parking spalls per aisle is also 
kept to a minimum to further break up the parking areas while providing the necessary 
number of required parking stalls. Staff concurs that the applicant provides adequate 
landscaping to minimize the visual impact of the proposed parking facilities. 
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Therefore, staff find the Guideline is met. 
 
 
60.05.45. Landscape, Open Space and Natural Areas Design Guidelines.  Unless 

otherwise noted, all guidelines apply in all zoning districts. 
 
3. Minimum landscaping for conditional uses in Residential districts and for 

developments in Multiple Use, Commercial, and Industrial Districts. 
 
A. Landscaping should soften the edges of buildings and parking areas, add aesthetic 

interest and generally increase the attractiveness of a development and its 
surroundings. (Standard 60.05.25.3.A, B, and D) 

 
The applicant states that a combination of foundation plantings, landscape plantings 
and lawn areas will define and enhance building entrances and facades. Special 
attention is being paid to soften the edges of the building and parking area along the 
south side of the site where the site steps up from the lower elevations to the mid-level 
terrace.  Staff concurs that the proposed landscaping softens the edges of buildings and 
parking areas and adds aesthetic interest. 
 
Therefore, staff find the Guideline is met. 

 
 

B. Plazas and common areas designed for pedestrian traffic should be surfaced with a 
combination of landscape and decorative pavers or decorative concrete. (Standard 
60.05.25.3.C) 

 
The applicant states that the south entry plaza is paved with scored concrete and 
contains retaining walls, landscape areas, stairs, fences, ramps and amphitheater style 
seating to define the plaza space. The north entry plaza will contain special paving, 
bollards, lighting, landscape walls, plantings and trash receptacles. Smaller courtyards 
with landscaping and seating have been provided between building areas behind the 
school. Staff concur that the pedestrian plaza meets the Guideline. 
 
Therefore, staff find the Guideline is met. 

  
 

C. Use of native vegetation should be emphasized for compatibility with local and 
regional climatic conditions. (Standard 60.05.25.3.A and B) 

 
The applicant states that native and native analog plants are proposed throughout the 
site and diverse plantings will be used to offer educational opportunities for the 
students.  
 
Therefore, staff find the Guideline is met. 

 
 

D. Existing mature trees and vegetation should be retained and incorporated, when 
possible, into the site design of a development. (Standard 60.05.25.3.A and B) 
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The applicant states that the existing vegetation and trees along the eastern border of 
the site will generally be retained. The trees in the remaining portions of the site will 
generally be removed to accommodate development.   
 
Therefore, staff find the Guideline is met. 

 
 
 

E. A diversity of tree and shrub species should be provided in required landscaped 
areas. (Standard 60.05.25.3) 

 
The applicant states that the landscaping plan demonstrates a diversity of tree and 
shrub species. 
 
Therefore, staff find the Guideline is met. 

 
 
6. Retaining Walls.  Retaining walls over six (6) feet in height or greater than fifty (50) feet 

in length should be architecturally treated, incorporated into the overall landscape plan, 
or screened by landscape material. (Standard 60.05.25.5) 

 
The applicant proposes multiple terraced retaining walls, which allow for lower walls, in 
lieu of a singular taller wall to mitigate the visual impacts, especially in the southern 
portion of the site where dramatic grade changes occur. Retaining walls will be 
architecturally treated.   

 
Therefore, staff find the Guideline is met. 

 
 
7. Fences and Walls 

A. Fences and walls should be constructed of attractive, durable materials. (Standard 
60.05.25.6) 

 
The applicant proposes a combination of vinyl-clad or power coated chain link fencing 
and decorative metal fencing. The proposed fence is constructed of durable and 
attractive materials.  
 
Therefore, staff find the Guideline is met. 

 
 

B. Fences and walls constructed in front yards adjacent to public streets should provide 
the opportunity to view into the setback from the street unless high traffic volumes or 
other conflicts warrant greater security and protection. (Standard 60.05.25.6) 

 
The applicant states that walls are proposed for the yards adjacent to NW 118th Avenue 
and NW Stone Mountain Lane to accommodate the significant grade change. These 
retaining walls include decorative fencing and plantings. The proposed fencing will allow 
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views into the site. 
 

Therefore, staff find the Guideline is met. 
 
 
8. Changes to existing on-site surface contours at residential property lines. The 

perimeters of properties should be graded in a manner to avoid conflicts with abutting 
residential properties such as drainage impacts, damage to tree root zones, and 
blocking sunlight. (Standard 60.05.25.10) 
 
The applicant states that the proposed grading will not increase the amount of run-off to 
adjacent properties or significantly damage the root zones of existing trees retained with 
the proposed development. The applicant has provided a technical stormwater analysis 
with their application which adequately addresses stormwater on the site.  

 
Therefore, staff find the Guideline is met. 
 

9. Integrate water quality, quantity or both facilities. Aboveground stormwater 
detention and treatment facilities should be integrated into the design of a development 
site and, if visible from a public street, should appear as a component of the landscape 
design. (Standard 60.05.25.11) 
 
The applicant states that aboveground stormwater detention and treatment are 
proposed at multiple locations on the site. Swales are proposed between the northern 
parking area and NW 118th Avenue. Stormwater facilities have been designed to 
integrate with the site landscaping.  

 
Therefore, staff find the Guideline is met. 
 

10. Natural Areas. Natural features that are indigenous to a development site, such as 
streams, wetlands, and matures trees should be preserved, enhanced and integrated 
when reasonably possible into the development plan. (Standard 60.05.25.12) 
 
The applicant states that streams, wetlands and other natural features are not present 
on the site. Mature and existing trees are being preserved and integrated into the 
proposed development where possible.  

 
Therefore, staff find the Guideline is met. 
 

11. Landscape Buffering and Screening 

A. A landscape buffer should provide landscape screening, and horizontal separation 
between different zoning districts and between non-residential land uses and 
residential land uses. The buffer should not be applicable along property lines where 
existing natural features such as flood plains, wetlands, riparian zones and identified 
significant groves already provide a high degree of visual screening. (Standard 
60.05.25.13) 

 
The applicant states that landscape buffering is needed to the north and east of the 
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subject site. To the north, the zoning remains the same but a multi-family residential 
development is existing. The applicant proposes to retain the existing wood fence to the 
north and proposes landscaping between the athletic fields and the fence. To the east, 
single family dwellings are existing and zoning is residential. The applicant proposes to 
maintain existing mature trees, chain link fence, and the evergreen hedge along the 
eastern property line. Additional tree plantings are proposed. Staff concurs that the 
buffering provided is adequate to screen the proposed development from adjacent 
residential uses.    
 
Therefore, staff find the Guideline is met. 

 
C. Landscape buffering should consist of a variety of trees, shrubs, and ground covers 

designed to screen potential conflict areas and complement the overall visual 
character of the development and adjacent neighborhoods. (Standard 60.05.25.13) 

 
The applicant states that the proposed landscape plantings will be located to define 
spaces, create visual variety and complement adjacent uses. A variety of vegetative 
materials are proposed in addition to fences to screen potential conflict areas.  

 
Therefore, staff find the Guideline is met. 

 
 
60.05.50. Lighting Design Guidelines.  Unless otherwise noted, all guidelines apply in all 

zoning districts. (Standard 60.05.30.1 and 2) 
 

1. Lighting should be utilized to maximize safety within a development through strategic 
placement of pole-mounted, non-pole mounted and bollard luminaries.  

 
The applicant states that 28 pole mounted luminaires are proposed throughout the site. 
The luminaires are LEDs, 18 feet in height with cutoffs, as shown on the lighting plan.  
 
Therefore, staff find the Guideline is met. 

 
 

2. Pedestrian scale lighting should be an integral part of the design concept except for 
industrial projects.  Poles and fixtures for pole-mounted lighting should be of a 
consistent type throughout the project.  The design of wall-mounted lighting should be 
appropriate to the architectural design features of the building.  

 
The applicant states that pedestrian scale lighting is proposed in courtyards and around 
the site using LED luminaries including surface-mount step lights mounted low and wall-
lights just above door heights and 12-foot tall light poles. The applicant’s lighting plan 
does not show the light shed beyond vehicle maneuvering areas and pedestrian 
walkways. Staff recommends a revised lighting plan at the time of Site Development 
Permit showing the full site lighting beyond drive isles and pedestrian walkways in 
compliance with the Technical Lighting Standards of the Development Code. 
 
Therefore, staff find that by meeting the conditions of approval the Guideline is 
met. 
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3. Lighting should minimize direct and indirect glare impacts to abutting and adjacent 

properties and streets by incorporating lens-shields, shades or other measures to 
screen the view of light sources from residences and streets.  

 
The applicant states that all luminaires will have cutoff optics to minimize potential light 
trespass and maintain levels below 0.5 foot-candles at the property line.  The athletic 
fields are not proposed to be lighted. Outdoor lighting will be controlled with timers to 
implement the districts ‘dark campus’ policy and sustainability objectives.  
 
Therefore, staff find the Guideline is met. 

 
 

4. On-site lighting should comply with the City’s Technical Lighting Standards. Where the 
proposal does not comply with the Technical Lighting Standards, the applicant should 
describe the unique circumstances attributed to the use or site where compliance with 
the standard is either infeasible or unnecessary.  

 
The applicant provides a photometric plan which complies with the maximum property 
lighting of 0.5 footcandles at the property line; however, the lighting plan does not meet 
the minimum lighting of 1.0 footcandles for the vehicle and drive isles of the site. The 
applicant does not propose to light the athletic fields. Staff recommends a condition of 
approval that a revised lighting plan be submitted at the time of Site Development 
Permit showing the full site lighting beyond drive isles and pedestrian walkways in 
compliance with the Technical Lighting Standards of the Development Code. 
 
Therefore, staff find that by meeting the conditions of approval the Guideline is 
met. 

 

 
Recommendation 
Based on the facts and findings presented, staff recommend APPROVAL of DR2015-0006 
(Timberland Middle School), subject to the applicable conditions identified in Attachment C.  
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CONDITIONS OF APPROVAL 

 

A. Prior to site development permit issuance, the applicant shall: 
 
1. Submit the required plans, application form, fee, and other items needed for a 

complete site development permit application per the applicable review checklist.  
(Site Development Div./JJD) 

2. Contract with a professional engineer to design and monitor the construction for any 
work governed by Beaverton Municipal Code 9.05.020, as set forth in Ordinance 4417 
(City Engineering Design Manual and Standard Drawings), Beaverton Development 
Code (Ordinance 2050, 4010 +rev.), the Clean Water Services District Design and 
Construction Standards (June 2007, Resolution and Ordinance 2007-020), and the 
City Standard Agreement to Construct and Retain Design Professionals in Oregon.  
(Site Development Div./JJD) 

3. Submit a completed and executed City Standard Agreement to Construct 
Improvements and Retain Design Professional(s) Registered in Oregon.  After the site 
development permit is issued, the City Engineer and the Planning Director must 
approve all revisions as set out in Ordinances 2050, 4010+rev., and 4417; however, 
any required land use action shall be final prior to City staff approval of the 
engineering plan revision and work commencing as revised.  (Site Development 
Div./JJD) 

4. Have the ownership of the subject property guarantee all public improvements, site 
grading, storm water management (quality and quantity) facilities, private streets, and 
emergency vehicle access driveway paving by submittal of a City-approved security.  
The security approval by the City consists of a review by the City Attorney for form and 
the City Engineer for amount, equivalent to 100 percent or more of estimated 
construction costs.  (Site Development Div./JJD) 

5. Submit any required off-site easements, executed and ready for recording, to the City 
after approval by the City Engineer for legal description of the area encumbered and 
City Attorney as to form.  (Site Development Div./JJD) 

6. Have obtained the Tualatin Valley Fire and Rescue District Fire Marshal’s approval of 
the site development plans as part of the City’s plan review process.  (Site 
Development Div./JJD) 

7. Submit a detailed water demand analysis (fire flow calculations) in accordance with 
the requirements of the Fire Code as adopted by the Tualatin Valley Fire and Rescue.  
If determined to be needed by the City Building Official, this analysis shall be 
supplemented by an actual flow test and evaluation by a professional engineer 
(meeting the standards set by the City Engineer as specified in the Engineering 
Design Manual Chapter 6, 610.L).  The analysis shall provide the available water 
volume (GPM) at 20 psi residual pressure from the fire hydrant nearest to the 
proposed project. (Site Development Div./JJD) 
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8. Submit a copy of issued permits or other approvals needed from the Tualatin Valley 
Water District for public water system construction, backflow prevention facilities, and 
service extensions.  (Site Development Div./JJD) 

9. Have obtained approvals needed from the Clean Water Services District for storm 
system connections as a part of the City’s plan review process.  (Site Development 
Div./JJD) 

10. Submit a completed 1200-C Permit (DEQ/CWS/City Erosion Control Joint Permit) 
application to the City.  The applicant shall use the 2006 plan format per requirements 
for sites 5 acres or larger adopted by DEQ and Clean Water Services.  (Site 
Development Div./JJD) 

11. Provide a detailed drainage analysis of the subject site and prepare a report prepared 
by a professional engineer meeting the standards set by the City Engineer.  The 
analysis shall identify all contributing drainage areas and plumbing systems on and 
adjacent to the site with the site development permit application.  The analysis shall 
also delineate all areas on the site that are inundated during a 100-year storm event in 
addition to any mapped FEMA flood plains and flood ways. (Site Development 
Div./JJD) 

12. Submit to the City a certified impervious surface determination of the proposed project 
by the applicant’s engineer, architect, or surveyor.  The certification shall include an 
analysis and calculations of all impervious surfaces as a total for the development and 
for the proposed final lot.  Specific types of impervious area totals, in square feet, shall 
be given for buildings, parking lots/driveways, sidewalk/pedestrian areas, storage 
areas, pervious pavement, and any gravel surfaces.  Calculations shall also indicate 
the square footage of pre-existing impervious surface, the new impervious surface 
area created, and total final impervious surface area on the lot.  (Site Development 
Div./JJD) 

13. Pay a storm water system development charge (overall system conveyance) for the 
net new impervious area proposed that is not part of a fully-improved public street.  
(Site Development Div./JJD)  

14. Provide final construction plans and a final drainage report, as generally outlined in the 
submitted preliminary drainage report (January 19, 2015), demonstrating compliance 
with City storm detention requirements (per Section 330, of City Ordinance 4417) and 
with CWS Resolution and Order 2007-020 in regard to water quality treatment.  (Site 
Development Div./JJD) 

15. Submit an owner-executed, notarized, City/CWS standard private stormwater facilities 
maintenance agreement for the private storm water treatment facilities, with 
maintenance plan and all standard exhibits, including site legal description, ready for 
recording with Washington County Records.  (Site Development Div./JJD) 

16. Provide plans for street lights (Illumination levels to be evaluated per City Design 
Manual, Option C requirements unless otherwise approved by the City Public Works 
Director) and for the placement of underground utility lines along street frontages, 
within the site, and for services to the proposed new development.  If existing utility 
poles along existing street frontages must be moved to accommodate the proposed 
improvements, the affected lines must be either undergrounded or a fee in lieu of 
undergrounding paid per Section 60.65 of the Development Code.  (Site Development 
Div./JJD) 
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17. Provide plans showing a City standard commercial driveway apron at the intersection 
of any private, common driveway and a public street.  (Site Development Div./JJD) 

18. Fire apparatus access roads shall be of an all-weather surface that is easily 
distinguishable from the surrounding area and is capable of supporting not less than 
12,500 pounds point load (wheel load) and 75,000 pounds live load (gross vehicle 
weight). Documentation from a registered engineer that the final construction is in 
accordance with approved plans or the requirements of the Fire Code may be 
requested. (TVF&R/JF) 

19. 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.(TVF&R/JF) 

20. 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)  Provide fire flow calculations and testing documentation at the 
time of site development review. (TVF&R/JF) 

21. Approved firefighting water supplies shall be installed and operational prior to any 
combustible construction or storage of combustible materials on the site. (TVF&R/JF) 

22.  Knox Box for building access is required for this building.  Please contact the Fire 
Marshal’s Office for an order form and instructions regarding installation and 
placement. (TVF&R/JF) 

23. Submit for an Engineering Design Modification request for the design of NW Stone 
Mountain Ln., east of the intersection of NW 116th Ave., where the applicant has 
proposed to install curb, gutter, planter strip, and sidewalk on the north side of the 
street, but retain the existing pattern of lawn instead of asphalt for the street east of 
the existing temporary barricade. (Transportation/KR) 

 
24. Submit a revised plan, which shows a pedestrian connection from NW Henson Ct. to 

the walkway south of the proposed softball field.  At the applicant’s option, the 
pathway may be hard-surfaced or soft-surfaced. (Transportation/KR) 

 
25. Provide a plan showing street trees, with grates proposed in conformance with 

Beaverton Engineering Design Manual Standard Drawings. (Transportation/KR) 

26. Provide a plan showing a low wall or vegetated hedge along all parking spaces that abut 

and face the public right-of-way, in accordance with Section 60.05.20.4 of the 

Development Code. (Transportation/KR) 
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27. Prepare an active parking and queuing management plan that shows that parent drop-

off and pick-up parking and queuing will not spill out onto NW 118th Ave.   

(Transportation/KR) 

28. Provide a plan showing proposed bicycle parking and provide adequate lighting to meet 

the 0.5 average foot-candle standard of the Engineering Design Manual. 

(Transportation/KR) 

29. Provide a plan showing at least 3 vehicle parking spaces for carpool parking, as required 

by Section 60.30.10.13 of the Beaverton Development Code. (Transportation/KR) 

30. Provide a plan for the installation of school speed zone signage and flashing beacons 

as required by the City Traffic Engineer on NW 118th Ave. (Transportation/KR) 

31. Provide a revised site lighting plan showing compliance with the Technical Lighting 

Standards of the Development Code, including minimum lighting standards for drive 

isles and pedestrian walkways. The lighting plan should include light shed for areas 

outside the vehicular and pedestrian circulation areas. (Planning/JF) 

 

B. Prior to building permit issuance, the applicant shall: 

32. Submit a complete site development permit application and obtain the issuance of site 
development permit from the Site Development Division. (Site Development Div./JJD) 

33. Make provisions for installation of all mandated erosion control measures to achieve 
City inspector approval at least 24 hours prior to call for foundation footing form 
inspection from the Building Division. (Site Development Div./JJD) 

34. Dedicate sufficient right-of-way along NW Stone Mountain Ln. to accommodate the 
additional right turn lane onto NW 118th Avenue, between 33.5 feet and 38 feet from 
the existing centerline of NW Stone Mountain Ln. to meet the applicable City of 
Beaverton Engineering Design Standards to meet the L1 street cross section with the 
addition of a right turn lane and 12 foot wide drive isles to accommodate busses.  
(Transportation/KR)  

35. Provide photometric plans that show that all pedestrian walkways are lit to at least the 
minimum 0.5 foot-candle standard of the Engineering Design Manual. 
(Transportation/KR) 

 

C. Prior to final inspection of any building permit, the applicant shall: 

36. Have substantially completed the site development improvements as determined by 
the City Engineer. (Site Development Div./JJD) 

37. Have the landscaping completely installed or provide for erosion control measures 
around any disturbed or exposed areas per Clean Water Services standards. (Site 
Development Div./JJD) 
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38. Have placed underground all affected, applicable existing overhead utilities and any 
new utility service lines within the project and along any existing street frontage as 
determined at permit issuance. (Site Development Div./JJD) 

39. Install or replace, to City specifications, all sidewalks which are missing, damaged, 
deteriorated, or removed by construction. (Site Development Div./JJD) 

40. Have obtained a Source Control Sewage Permit from the Clean Water Services 
District (CWS) and submitted a copy to the City Building Official if an Industrial 
Sewage permit is required, as determined by CWS. (Site Development Div./JJD) 

41. Complete all on-site transportation improvements as proposed in conformance with 

Beaverton Engineering Design Manual Standard Drawings and Washington County’s 

Road Design and Construction Standards (ORD 738).  

42. Pay Washington County $127,800 as a contribution toward the future right-turn 

improvement from southbound NW Cedar Hills Blvd. to westbound NW Cornell Road. 

In lieu of paying the contribution towards the improvement, applicant at their own 

discretion may choose to construct the improvements as directed by the County 

Engineer. For additional information please contact Washington County Assurances 

(503.846.3842). (Washington County/Naomi Vogel) 

43. Ensure all site improvements, including grading and landscaping are completed in 
accordance with plans marked "Exhibit A", except as modified by the decision making 
authority in conditions of approval.  (Planning Div./JF) 

44. Ensure construction of all buildings, walls, fences and other structures are completed 
in accordance with the elevations and plans marked "Exhibit A", except as modified by 
the decision making authority in conditions of approval.  (Planning Div./JF) 

45. Ensure all landscaping approved by the decision making authority is installed.  
(Planning Div./JF) 

46. Ensure all landscape areas are served by an underground landscape irrigation 
system.  For approved xeriscape (drought-tolerant) landscape designs and for the 
installation of native or riparian plantings, underground irrigation is not required 
provided that temporary above-ground irrigation is provided for the establishment 
period. (Planning Div./JF) 

47. Ensure that the planting of all approved deciduous trees, except for street trees or 
vegetation approved in the public right-of-way, has occurred.  Deciduous trees shall 
have straight trunks and be fully branched, with a minimum caliper of 1-1/4 inches and 
a minimum height of 8 feet at the time of planting, except that dwarf and compact 
varieties may be may be approved at any size.   Deciduous trees may be supplied 
bare root provided the roots are protected against damage. Each tree is to be 
adequately staked. (Planning Div./JF) 

48. All mechanical units, roof or ground mounted, must be screened from view of public 
streets and adjacent properties. (Planning Div./JF) 
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D. Prior to release of performance security, the applicant shall: 

49. Have completed the site development improvements as determined by the City 
Engineer and met all outstanding conditions of approval as determined by the City 
Engineer and Planning Director.  Additionally, the applicant and professional(s) of 
record shall have met all obligations under the City Standard Agreement to Construct 
Improvements and Retain Design Professional Registered in Oregon, as determined 
by the City Engineer. (Site Development Div./JJD) 

50. Provide an additional performance security for 100 percent of the cost of plants, 
planting materials, and any maintenance labor (including irrigation) necessary to 
achieve establishment/replacement of the vegetation and restoration of full function 
within the private surface water management facilities area, as determined by the City 
Engineer.  If the plants are not well established or the facilities not properly functioning 
(as determined by the City Engineer) within a period of two years from the date of 
substantial completion, a plan shall be submitted by the engineer of record or 
landscape architect that documents any needed remediation.  The remediation plan 
shall be completely implemented and deemed satisfactory by the City Engineer prior 
to release of the security. (Site Development Div./JJD) 

 


