STAFF REPORT

Case File: #CU-2016-02
Date Filed: 8-29-2016
City of Garibaldi Hearing Date: 9-6-2016
Conditional Use Permit Request
(Planning Commission Public Hearing Item)

APPLICANT: Garibaldi Leasing and Development, Inc.

REQUEST: The applicant is requesting conditional use approval to authorize the development of a 24
unit multi-family dwelling in the Commercial Zone, including a parking area, open space, landscaping,
and a playground.

A. REPORT OF FACTS:

1. Property Location: The property is located at 102, 110 Arizona Way (east side), the property between
102 and 110 Arizona Way (no address assigned) and a portion of the lot east and adjacent to 102 Arizona
Way and to the lot between 102 and 110 Arizona Way (west of Halvorson Drive). The Property is further
identified on Tillamook County Assessor’s Map #1N 10 22BA as tax lots 1100, 1200, 1300 and the
southern 143.27 feet (plus or minus) of lot 490.

2. Zoning Designation: C-1 (Commercial Zone)

3. Surrounding Land Use: Abutting the western north property line are developed lots containing three
existing single-family dwellings. Abutting the eastern north property line is an undevelopable lot. These
lots are in the R-1 Zone. Adjacent to the west property line is the right-of-way of Arizona Way owned by
the City of Garibaldi. Adjacent to the east property line is and undeveloped lot zoned R-1 and the right-
of-way of Halvorson Drive owned by the City of Garibaldi. Adjacent to the south property line is the
right-of-way of Garibaldi Avenue owned by the State of Oregon.

Land use along Garibaldi Avenue to the west and east consists of commercial uses and residential uses in
Commercial Zones. Across Garibaldi Avenue is a closed automobile wrecking and towing business zoned
Industrial. Uses to the north are residential, located in the R-1 Zone.

4. Lot Size: Survey information indicates that the subject property is 0.98 acres in size.

5. Existing Structures: An existing manufactured home structure from previous land use currently
occupies the subject most northern portion of property.

6. Utilities: Utilities serving the property include electrical power provided by Tillamook P.U.D., with
sewer and water services provided by the City of Garibaldi.




7. Access: Access to the property is by means of Arizona Way, which is identified by the Garibaldi
Transportation System Plan as a local street.

8. Development Constraints: The subject property contains no identified natural hazards, historic
significance, or special natural resource values that would present a constraint to development of multi-
family housing. The development site contains slopes in excess of 20% grade, and a portion of the site is
located in the city’s Hillside Overlay Zone. This physical condition does not appear to present any
significant constraint on the proposed development. The applicant has prepared a geotechnical
investigative report, which has identified the site as suitable for the proposed use. This report provides
specific analysis and recommendations associated with the geological conditions of the site. Hobson
Creek runs through the southwest corner of the property.

B. EVALUATION OF THE REQUEST:

1. Description of the Proposal: The submitted application materials include a detailed description of the
proposed multi-family development proposal. Application materials include the following:

e Exhibit - 1, Completed conditional use application form

e Exhibit - 2, Applicant’s written narrative, development plan details, responses to applicable
criteria

o  Exhibit — 3, Transportation Planning Rule analysis

o Exhibit — 4, Riparian Vegetation Plan

o Exhibit -5, Assessor Map and Recorded Property Deed copies

o Exhibit - 6,Site Plan and Site Plan Outlining Open Space Areas

e Addendum A - Geotechnical Investigation Report

All application materials are part of the case file record, and are available for review or purchase at
Garibaldi City Hall. Copies of all application materials have been included in packets for the Garibaldi
Planning Commission prior to the public hearing date of September 6, 2016.

2. Agency Comments:

Garibaldi Public Works: The City Engineer and Systems Operator have indicated that adequate water and
sewer capacity exist to serve the proposed development.

Garibaldi Fire Department: The Fire Chief hasn’t provided any comments at this time. Garibaldi staff will
evaluate water infrastructure and vehicular access requirements relevant to the Fire Chief’s scope of
authority at the time the city receives structural plans, which are not required to approve a conditional use
permit. Any requirements for additional municipal water infrastructure can be imposed on the applicant at
the time he submits for a land use development permit, which will be required in addition to a conditional
use permit or any other permits issued by the city.

3. Relevant Standards:



The applicable Garibaldi Municipal Code (GMC) standards are identified in the attached Staff Report
Appendix.

C. STAFF SUMMARY OF SUBSTANTIVE ISSUES & ANALYSIS:

This request is for a 24-unit multi-family dwelling development on property located in the C-1
(Commercial) Zone. The C-1 Zone requires conditional use approval, subject to the applicable standards
for conditional uses, the C-1 Zone, special criteria for multi-family dwellings, and parking requirements.
The volume of text containing the applicable criteria is quite large, so staff has identified and included all
of the criteria in the attached Staff Report Appendix, along with comments where appropriate or
necessary to supplement the Applicant’s responses/findings.

To facilitate review by the Planning Commission, staff offers the following comments on the following
substantive matters under consideration:

C-1 Zoning:

The standards for the C-1 Zone are identified in Section 18.25.040. These standards include limitations on
building height (30 feet), density, with landscaping and playground requirements for multi-family
housing. The request includes buildings of 35feet in height, 40 percent open space and landscaping, and a
1,110 square-foot playground to meet these standards. The proposal appears to conform to all applicable
C-1 Zone standards except the proposed 35 foot building height. The applicant is requesting a conditional
use per 18.25.040(C) to allow the greater height. Staff believes the additional 5 feet in height is acceptable
in this location, as there are no significant adverse solar access effects, and the use of the three stories is
an efficient use of the property.

Conditional Use Permit:

A multi-family housing development may be allowed as a conditional use in the Commercial Zone, unlike
other uses that are allowed outright; for example a bowling alley, restaurant, or retail establishment. The
criteria for conditional use approval are identified in the Staff Report Appendix, GMC Chapter 18.185.

Conditional use regulations in the GMC contain criteria intended to evaluate a particular land use
proposal, in consideration of existing and projected surrounding uses. Conditions may be placed on a
development approval, if necessary, to ensure compatibility between proposed and existing uses.
Conditional use approval is contingent on the applicant’s ability to demonstrate that the applicable criteria
under review are met through the development design.

The application materials include responses to each of these criteria for a conditional use permit, on Pages
6-14 of the written narrative. Staff has reviewed the responses to ensure the applicant has addressed each
criterion. Additional staff comments pertaining to criteria are included in the Staff Report Appendix.

Multi-family Dwelling Siting Criteria:

GMC Section 18.110.010 identifies specific Criteria for siting of multi-family dwellings. The submitted
application materials provide responses to these criteria which relate to structure placement, access,
parking arrangement, open space, and adjacent residential zoning. Staff has reviewed the development
and it appears that all multi-family siting criteria are met.



Traffic Impacts:

The proposed development requires access from Arizona Way. Arizona Way is identified in the Garibaldi
Transportation System Plan as a local street. Pavement widening and pedestrian movement
improvements will be required for the street to be capable of carrying the anticipated traffic associated
with the use.

GMC Section 18.210.110 states that a traffic impact study may be required if there is an increase in site
traffic volume generated by 150 average daily trips (ADT) or more. Based on threshold criteria identified
in this section of the GMC, the proposed development will not require a traffic impact study. The
applicant had a traffic impact study performed nonetheless and a professional engineer calculated the
planned 24 apartments on the site will generate 120 trips each day (see submitted application document
Exhibit - 3).

Parking:

The applicant has provided a parking requirement analysis, based on the number of dwelling units and
number of bedrooms in each unit, to demonstrate that 26 parking spaces are required. The development
plan provides 39 parking spaces, which exceeds the minimum number required in the GMC. Bicycle
parking requirements and other standards regarding parking space and land width dimensions appear to be
met in the site design.

Based on the submitted plan, it appears that the proposal is in conformance with GMC Chapter 18.125.

D. STAFF SUMMARY AND CONCLUSION: The Planning Commission should carefully consider the
request including the application materials, written testimony on record, and testimony presented at the
public hearing. After considering the application materials and testimony as it relates to the applicable
criteria, the Planning Commission will need to make a decision on the request.

If the Planning Commission determines that the proposal meets the applicable standards of the Garibaldi
Municipal Code pertaining to conditional uses, multi-family housing, the Commercial Zone standards,
parking standards, and other applicable criteria, it can move to approve the request. A motion to approve
the request can rely on those responses/proposed findings offered in the application materials and Staff
Report Appendix to support the decision.

If necessary, the Planning Commission can continue the public hearing in order to obtain additional
information to facilitate a decision on the matter. If the hearing is continued, the public hearing should be
given a date, time and place certain to avoid the need for additional public hearing notice.

A decision to approve or deny the request will be subject to a 10-day appeal period that will begin after
written findings and a Final Order to support the decision have been signed by the Planning Commission
Chair.

E. STAFF RECOMMENDATION: Staff has reviewed the application materials and believes that the
application demonstrates that the proposal is in conformance with the substantive criteria pertinent to the



request. The Planning Commission can make a motion that application be approved, with reliance on the
applicant’s submitted materials, written narrative responses to the criteria and staff’s supplemental
findings found in the Staff Report Appendix, to support a determination that the applicable criteria have
been met.

A motion to deny the request should set forth the general facts and rationale for the decision and direct
staff to prepare the final order for the decision.

Staff recommends that a Planning Commission member MOVE to approve the application by
Garibaldi Development and Leasing Inc, for Case File #CU-2016-02, to authorize a conditional use
permit to develop an 24 unit multi-family residential use, based on the information in the
application, as presented within the staff report and the appendix to the staff report, subject to
recommended conditions of approval in the Case File Staff Report, and direct staff to prepare a
final order for this approval to be signed by the Planning Commission Chair.

F. CONDITIONS OF APPROVAL.: In the event of an approval, staff recommends the following
conditions be incorporated into the decision. Additional or amended conditions of approval may be
necessary to ensure that the use will be consistent with the City’s land-use ordinances, and to ensure
compatibility with adjacent or nearby uses.

1. Approval is based upon the submitted application and all attached exhibits. Any substantial
change in the approved plan shall be submitted to the City of Garibaldi as a new application for a
conditional use.

2. The applicant shall meet all requirements of the Garibaldi Public Works Department, for utility
connections to sewer and water services.

3. The application shall meet all federal, state and local laws, rules and regulations pertinent to the
proposed development, including, and not limited to, the requirements of the Garibaldi Fire
Chief, Tillamook County Building Official and the City of Garibaldi Engineer.

4. Those areas of subject property currently zoned R-1 must be re-zoned to C-1. Approval of this
conditional use is contingent on the approval of a zone change application to the Garibaldi City
Council.

5. All work done within the Hobson Creek Riparian zone will be done in conformance with section
18.170 of the Garibaldi Municipal Code, the Riparian Vegetation Plan submitted by the applicant,
and any requirements made by the Oregon Department of Fish and Wildlife.

6. All exterior lighting will be designed and installed in a manner to prevent or minimize glare-light
from spilling on neighboring properties. All exterior lighting will be reviewed and approved by
city staff in conformance with this condition.

7. Half-street improvements on the east side of Arizona Way from the north end of the access to
the Hwy 101 N right-of-way consisting of:



a. Saw-cutting 1 foot in to the existing pavement edge to provide a clean and sealed
pavement joint

b. Providing paved roadway lane from the saw cut to 11 feet east of the centerline of right-
of-way and an additional 6 feet of paved pedestrian shoulder consisting of 3-inch
compacted thickness of Class C asphalt over 9 inches compacted thickness of % ”-0”
crushed rock over compacted subgrade

c. Providing 1 foot compacted thickness of %”-0” crushed rock should at 2 foot width

d. Providing the same pavement section and shoulder tapering from the north end of the
access to the existing pavement edge 90 feet north

e. Providing a 4-inch wide painted white fog line 11 feet east of centerline south of the
south access to the Hwy 101 N right-of-way and a 4-inch wide painted white fog line
from the north end of the access along the edge of pavement to the end of the taper to the
north

The above being illustrated by the following Figurel;

Figure 1.

8. Site pedestrian sidewalks shall connect to sidewalk area shown on Figure 1.
9. The applicant shall provide 39 parking stalls and parking area layout in accordance with the
provisions of GMC Chapter 18.125. Parking shall include appropriate provisions for ADA

accessibility.

10. All parking spaces and parking area layout shall be clearly identified and marked.



11.

12.

13.

14.

15.

16.

17.

The applicant shall provide bicycle parking in accordance with GMC Chapter 18.125. Bicycle
parking for customers and visitors shall be visible from street sidewalks or building entrances, so
that it provides sufficient security from theft and damage.

Parking areas shall have lighting to provide at least two foot-candles of illumination over parking
spaces and walkways. Lights shall be directed downward only and shielded to prevent lighting
spillover into any adjacent residential district or use. For security, bicycle parking shall be at least
as well-lit as vehicle parking.

Bicycle parking shall not impede or create a hazard to pedestrians. Parking areas shall be located
S0 as to not conflict with vision clearance standards.

Landscaping shall be provided in the open space within the development, including trees and
shrubs suitable for the size and dimensions of the open space.

Any signs shall be in conformance with applicable standards of GMC Chapter 18.120.

The proposed 1,110 square-foot playground shall be fenced and screened from adjacent
properties.

The applicant shall restrict tenant and non-tenant use of off-street parking facilities located on this
site to operable motor vehicles. The applicant shall not allow off-street parking facilities on this
site to be used for the storage of vehicles or trailers.

Submitted by:
John O’Leary
Garibaldi City Manager, Planner Pro Tem



STAFF REPORT APPENDIX
Garibaldi Land-Use Case File: # CU-2016-02
Garibaldi Development and Leasing Inc., Applicant

Applicable Ordinance Standards

Staff comments are provided in bold and italic font.

Garibaldi Municipal Code

Chapter 18.05
INTRODUCTORY PROVISIONS

18.05.030 Definitions.
As used in this title, the following words and phrases shall mean:
“Dwelling, multifamily” means a building, or portion thereof, designed for occupancy by three or more

families living independently of each other.

Chapter 18.25
COMMERCIAL ZONE (C-1)

18.25.010 Purpose.

18.25.020 Uses permitted outright.
18.25.030 Conditional uses permitted.
18.25.040 Standards.

18.25.010 Purpose.

The C-1 zone is intended to allow certain additional uses not allowed along U.S. Highway 101 in the D-1
zone, and to maintain primary commercial uses such as stores, banks and offices beyond the limits of the
downtown zone. Large land users and automobile-oriented drive-through uses are intended to be located
in the commercial zone. [Ord. 321 § 2, 2014; Ord. 290 § 3(3.030), 2006.]

18.25.030 Conditional uses permitted.

In a C-1 zone, the following conditional uses and accessory uses are permitted, subject to the
requirements of GMC 18.25.040 and Chapter 18.185 GMC:



Garibaldi Development and Leasing, Inc. Staff Report Appendix

G. Duplex, triplex or multifamily dwellings, subject to GMC 18.110.010.
18.25.040 Standards.

In a C-1 zone, the following standards shall apply:

A. Minimum lot size: none.

B. Yards and Setbacks. For residential uses, the requirements shall be the same as in the R-1 zone. The
minimum yard depth for portions of the property abutting a residential zone will be 15 feet. The Uniform
Fire Protection Code shall govern adjacent commercial uses. The minimum setback requirements for
commercial structures shall be established by applicable building codes.

Special setback standards apply to multi-family dwellings and are addressed below.

C. Building Height. Maximum building height shall be 30 feet. Maximum building height allowed outright
shall be 30 feet. Any building exceeding 30 feet in height shall be reviewed following the standards and
procedures for conditional uses under Chapter 18.185 GMC.

The proposed housing units are 35 feet in height. The proposal appears to conform to all
applicable C-1 Zone standards except the proposed 35 foot building height. Staff believes the
additional 5 feet in height is acceptable in this location as there are not any significant solar or
view adverse effects and the increase in density because of the three stories is an efficient use of
the property.

D. Outdoor sales and service areas not requiring conditional use approval shall be approved by the
planning commission. Such areas shall not exceed 400 square feet. The planning commission may
require that such areas be enclosed by fencing or landscaping where appropriate.

E. All uses shall meet the parking and sign requirements of this title.

This standard can be met as a condition of approval.

F. The minimum lot size for a triplex shall be 10,000 square feet. The minimum lot size for multifamily
dwellings (four dwelling units or more) shall be 10,000 for the first three units and 1,500 for each unit
thereafter. The planning commission may allow up to 50 percent additional dwelling units (up to 39

dwelling units per acre) for senior citizen or adult disabled housing.

Page 6 of the application narrative demonstrate that the density limitations of this standard are
met.

G. There shall be no minimum yard requirements for housing developments in the C-1 zone. Senior
citizens and/or adult disabled housing shall provide a minimum of 10 percent of the lot area in maintained
landscaping. Family-oriented housing developments shall provide a minimum of 20 percent of the lot area
in maintained landscaping. In addition, such developments shall provide a fenced playground which, in
the view of the planning commission, is capable of serving the number of projected children. [Ord. 321

§§ 11 — 14, 2014; Ord. 290 § 3(3.030(3)), 2006.]

The applicant is proposing to provide landscaping in the 40% open space within the development,
exceeding this standard.

Chapter 18.125
AUTOMOBILE PARKING STANDARDS

Sections:

Article I. Generally

Page - 2
9
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18.125.010 Purpose.
18.125.020 Applicability.

Article 1l. Automobile Parking Standards

18.125.030 Vehicle parking — Minimum standards by use.
18.125.040 Vehicle parking — Minimum accessible parking.
18.125.050 On-street parking.

18.125.060 Shared parking.

18.125.070 Off-site parking.

18.125.080 General parking standards.

18.125.090 Parking stall design and minimum dimensions.
18.125.100 Important cross-references.

Article lll. Bicycle Parking Requirements

18.125.110 Background.

18.125.120 Minimum required bicycle parking spaces.
18.125.130 Exemptions.

18.125.140 Location and design.

18.125.150 Visibility and security.

18.125.160 Options for storage.

18.125.170 Lighting.

18.125.180 Reserved areas.

18.125.190 Hazards.

Article IV. Loading Areas

18.125.200 Background.

18.125.210 Purpose.

18.125.220 Applicability.

18.125.230 Number of loading spaces.

18.125.240 Size of spaces.

18.125.250 Placement, setbacks, and landscaping.

Article |. Generally

18.125.010 Purpose.

The purpose of this chapter is to provide basic and flexible standards for the development of vehicle and
bicycle parking. The design of parking areas is critical to the economic viability of some commercial
areas, pedestrian and driver safety, the efficient and safe operation of adjoining streets, and community
image and livability. Historically, some communities have required more parking than is necessary for
some land uses, paving extensive areas of land that could be put to better use. Because vehicle parking
facilities occupy large amounts of land, they must be planned and designed carefully to use the land
efficiently, minimize storm water runoff, and maintain the visual character of the community. This chapter
recognizes that each development has unique parking needs and provides a flexible approach for
determining parking space requirements (i.e., “minimum” and “performance-based” standards). This
chapter also provides standards for bicycle parking because many people use bicycles for recreation,
commuting, and general transportation. Children as well as adults need safe and adequate spaces to
park their bicycles throughout the community. [Ord. 290 § 3(4.060(1)), 2006.]

18.125.020 Applicability.

All development subject to review including development of parking facilities, shall comply with the
provisions of this chapter. [Ord. 290 § 3(4.060(2)), 2006.]

Page - 3
10
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Article Il. Automobile Parking Standards
18.125.030 Vehicle parking — Minimum standards by use.

The number of required off-street vehicle parking spaces shall be determined in accordance with the
standards in Table 18.125.030, Minimum Required Parking by Use, or alternatively, through a separate
parking demand analysis prepared by the applicant and subject to a land use review. Where a use is not
specifically listed in this table, parking requirements are determined by finding that a use is similar to one
of those listed in terms of parking needs, or by estimating parking needs individually using the demand
analysis option described above. Parking that counts toward the minimum requirement includes parking
in garages, carports, parking lots, bays along driveways, shared parking, and designated on-street
parking.

Table 18.125.030 — Minimum Required Parking by Use

Minimum Parking per Land Use

UEE Eelispeiles (fractions rounded down to the closest whole number)

Residential Categories

Household Living

Accessory Dwelling None
Single-Family Dwelling 2 spaces
Duplex 3 spaces per duplex

1 space per studio or 1-bedroom unit

Multifamily 1.5 spaces/unit per 2-bedroom unit

2 spaces/unit per 3-bedroom or larger unit

Staff Comment: Page 11 of the application materials include an analysis of the number and types
of units in the development, and determined that 26 parking spaces are required using this
formula. The development plan includes provision for 39 parking spaces therefore exceeding the
minimum number required in the GMC by 13 spaces. This will likely reduce the demand for
undesirable parking overflow.

18.125.040 Vehicle parking — Minimum accessible parking.

A. Accessible parking shall be provided for all uses in accordance with the standards in Table
18.125.030; parking spaces used to meet the standards in Table 18.125.040, Minimum Number of
Accessible Parking Spaces, shall be counted toward meeting off-street parking requirements in Table
18.125.030;

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

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

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

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

Table 18.125.040 — Minimum Number of Accessible Parking Spaces
Source: ADA Standards for Accessible Design 4.1.2(5)

Total Number of  [Total Minimum Number of Accessible |Van Accessible Parking |Accessible Parking

Page - 4
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Parking Spaces |Parking Spaces (with 60" access aisle, |Spaces with min. 96" Spaces with min. 60"

Provided (per lot) |or 96" aisle for vans®) wide access aisle wide access aisle
Column A

1t025 1 1 0

26 to 50 2 1 1

51t0 75 3 1 2

76 to 100 4 1 3

101 to 150 5 1 4

151 to 200 6 1 5

201 to 300 7 1 6

301 to 400 8 1 7

401 to 500 9 2 7

501 to 1,000 2% of total parking provided in each lot [1/8 of Column A** 7/8 of Column A***

1,001 or more 20 plus 1 for each 100 over 1,000 1/8 of Column A** 7/8 of Column A***

*vans and cars may share access aisles
**1 out of every 8 accessible spaces
***7 out of every 8 accessible parking spaces

The multi-family development plan requires 26 parking spaces and two ADA accessible parking
space. The applicant has elected to provide 11 additional parking stalls to serve the use and
ensure that overflow parking is minimized. The Planning Commission may choose to evaluate the
applicability of this standard in relation to the additional parking provided in the plan.

18.125.080 General parking standards.

A. Location. Parking is allowed only on streets, within garages, carports, and other structures, or on
driveways or parking lots that have been developed in conformance with this code. Street parking spaces
shall not include space in a vehicle travel lane (including emergency or fire access lanes), public right-of-
way, pedestrian accessway, landscape, or other undesignated area.

B. Mixed Uses. If more than one type of land use occupies a single structure or parcel of land, the total
requirements for off-street automobile parking shall be the sum of the requirements for all uses, unless it
can be shown that the peak parking demands are actually less (i.e., the uses operate on different days or
at different times of the day). The city may reduce the total parking required accordingly through land use
review.

C. Availability of Facilities. Owners of off-street parking facilities may post a sign indicating that all parking
on the site is available only for residents, customers, and/or employees. Signs shall conform to the
standards of Chapter 18.120 GMC.

This standard can be applied at the time of development permit review.

D. Lighting. Parking areas shall have lighting to provide at least two foot-candles of illumination over
parking spaces and walkways. Light standards shall be directed downward only and shielded to prevent
lighting spillover into any adjacent residential district or use.

This standard can be applied as a condition of approval

E. Screening of Parking Areas. Parking spaces shall be located or screened so that headlights do not
shine onto adjacent residential uses. [Ord. 290 § 3(4.060(3)(F)), 2006.]

Page - 5
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There are no existing or planned residential uses adjacent to the proposed parking area, therefore
the proposed design meets this standard.

18.125.090 Parking stall design and minimum dimensions.

All off-street parking spaces shall be improved to conform to city standards for surfacing, storm water
management, and striping. Standard parking spaces shall conform to the following standards and the
dimensions in Figure 18.125.090(1), Parking Area Layout, and Figure 18.125.090(2), Disabled Person
Parking Requirements, and Table 18.125.120, Minimum Required Bicycle Parking Spaces:

A. Motor vehicle parking spaces shall measure eight feet, six inches wide by 18 feet long or by 16 feet
long, with not more than a two-foot overhang when allowed;

B. All parallel motor vehicle parking spaces shall measure eight feet, six inches by 22 feet;

C. Parking area layout shall conform to the dimensions in Figures 18.125.090(1) and (2), and Table
18.125.090, Parking Area Layout, below;

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

E. Bicycle parking shall be on a two-foot by six-foot minimum concrete pad per bike, or within a garage or
patio of residential use.

Figure 18.125.090(1) — Parking Area

Layout
B1 L D2

ONE WAY

Page - 6
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Figure 18.125.090(2) — Disabled Persqn Parking
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Requirements

Table 18.125.090 — Parking Area Layout

Parking |Curb Stall Depth Aisle Width Bay Width Stripe
Standard ::\?gle Length Single D1 [Double  |One-Way |Two-Way |One-Way |Two-Way Length
D2 A1 A2 B1 B2
Space 90° 8'-6" 18’ 36' 23' 23 59' 59' 18’
(See Figure o ) ) ) ) ) ' ) '
18.125.090(2) 60 10 20 40 17 18 57 58 23
for ADA space [45° 12' 18'-6" 37' 13’ 18' 50 55' 26"-6"
requirements) |30 17 16'-6" 33 12' 18’ 45' 51 32'-8"
0° 22' 8'-6" 17 12' 18’ 29’ 35' 8'-6"

18.125.100 Important cross-references.

See also Section 2, Land Use District standards, for parking location requirements for some multifamily
and commercial land uses; Section 3.1, Access and Circulation, for driveway standards; Section 3.2,
Landscaping; and Section 3.5, Surface Water Management. [Ord. 290 § 3(4.060(3)(H)), 2006.]

Article lll. Bicycle Parking Requirements

This article implements part of the Transportation Planning Rule, which requires bicycle parking. (OAR
660-012-0045)

All uses that are subject to site design review shall provide bicycle parking, in conformance with the
standards in Table 18.125.120, and GMC 18.125.120 through 18.125.190. [Ord. 290 § 3(4.060(4)), 2006.]

18.125.120 Minimum required bicycle parking spaces. SHAZE

Uses shall provide long- and short-term bicycle parking spaces, as designated in Table 18.125.120.
Where two options are provided (e.g., two spaces, or one per eight bedrooms), the option resulting in
more bicycle parking is used.

Table 18.125.120 — Minimum Required Bicycle Parking Spaces

Long-term Spaces Short-term Spaces

Use Categories Specific Uses (covered or enclosed) (near building entry)

Page - 7
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Residential Categories

Household Living Multifamily 1 per 4 units 2, or 1 per 20 units

The applicant proposes 8 bicycle parking spaces, exceeding this standard.

18.125.140 Location and design.

Bicycle parking should be no farther from the main building entrance than the distance to the closest
vehicle space, or 50 feet, whichever is less. Long-term (i.e., covered) bicycle parking should be
incorporated whenever possible into building design. Short-term bicycle parking, when allowed within a
public right-of-way, should be coordinated with the design of street furniture, as applicable. [Ord. 290

§ 3(4.060(4)(C)), 2006.]

Application materials indicate that bicycle parking spaces will be located under building
stairwells, adjacent to building entrances.

Bicycle parking for customers and visitors of a use shall be visible from street sidewalks or building
entrances, so that it provides sufficient security from theft and damage. [Ord. 290 § 3(4.060(4)(D)), 2006.]

The proposed bicycle storage areas are in close proximity to building entrances.

18.125.160 Options for storage.

Long-term bicycle parking requirements for multiple family uses and employee parking can be met by
providing a bicycle storage room, bicycle lockers, racks, or other secure storage space inside or outside
of the building. [Ord. 290 § 3(4.060(4)(E)), 2006.]

18.125.170 Lighting.

For security, bicycle parking shall be at least as well lit as vehicle parking. [Ord. 290 § 3(4.060(4)(F)),
2006.]

This standard can be applied as a condition of approval.

18.125.180 Reserved areas.

Areas set aside for bicycle parking shall be clearly marked and reserved for bicycle parking only. [Ord.
290 § 3(4.060(4)(G)), 2006.]

This standard can be met as a condition of approval.

18.125.190 Hazards.

Bicycle parking shall not impede or create a hazard to pedestrians. Parking areas shall be located so as
to not conflict with vision clearance standards (Section 3.1, Access and Circulation). [Ord. 290
§ 3(4.060(4)(H)), 2006.]

Article IV. Loading Areas
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The loading area provisions are typical, except that GMC 18.125.250 allows for the use of a street right-
of-way loading area under certain conditions. This exception is meant to conserve land for employment
uses, particularly in the downtown and main street zones. Some cities’ codes prohibit vehicles backing
onto a public right-of-way (except single-family uses), so it is important to check for that restriction and
allow reasonable exceptions. [Ord. 290 § 3(4.060(5)), 2006.]

18.125.210 Purpose.

The purpose of this article is to provide standards (1) for a minimum number of off-street loading spaces
that will ensure adequate loading areas for large uses and developments, and (2) to ensure that the
appearance of loading areas is consistent with that of parking areas. [Ord. 290 § 3(4.060(5)(A)), 2006.]

18.125.220 Applicability.

This article applies to residential projects with 50 or more dwelling units, and nonresidential and mixed-
use buildings with 20,000 square feet or more total floor area. [Ord. 290 § 3(4.060(5)(B)), 2006.]

18.125.230 Number of loading spaces.

A. Residential Buildings. Buildings where all of the floor area is in residential use shall meet the following
standards:

1. Fewer than 50 dwelling units on a site that abuts a local street: No loading spaces are
required.

2. All other buildings: One space.

B. Nonresidential and Mixed-Use Buildings. Buildings where any floor area is in nonresidential use shall
meet the following standards:

1. Less than 20,000 square feet total floor area: No loading spaces required.
2. Twenty thousand to 50,000 square feet of total floor area: One loading space.

3. More than 50,000 square feet of total floor area: Two loading spaces. [Ord. 290
§ 3(4.060(5)(C)), 2006.]

The above standards for loading areas are not applicable to the proposal.

Chapter 18.185
CONDITIONAL USES

Sections:

18.185.010 Authorization to grant or deny conditional uses.

18.185.020 Conditional use review criteria.

18.185.030 Conditional use procedure.

18.185.040 Specific conditional use standards.

18.185.050 Conditional uses and criteria for certain transportation facilities and improvements.

18.185.020 Conditional use review criteria.

Before a conditional use is approved, findings will be made that the use will comply with the following
standards:

A. The proposed use is consistent with the policies of the comprehensive plan.
The submitted written narrative pages 6-11 provide examples of applicable comprehensive plan

policy language which address Citizen Involvement Policies, Air, Land and Water Quality Policies,
Housing Policies, Public Facilities Policies, Transportation Policies and Economic Policies.

Page - 9
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B. The location, size, design and operating characteristics of the proposed use are such that the
development will have a minimum impact on surrounding properties.

The applicant addresses this standard on Pages 9 and 10 of the written narrative. According to
the applicant, building design, adequate setbacks, and maintaining a residential use in the
residential neighborhood will help to minimize impacts on surrounding properties.

Parking within the development exceeds the minimum required by 11 spaces. This access and
parking arrangement avoids causing traffic congestion and overflow parking on the local street.

C. The use will not generate excessive traffic when compared to the traffic generated by uses permitted
outright and adjacent streets have the capacity to accommodate the traffic generated.

The applicant addresses this standard on Page 10 of the written narrative, pointing out that
commercial uses otherwise allowed in the C-1 Zone would generate more traffic than the
proposed housing units. Examples provided include restaurants, hotel use, retail, or mixed-use
developments. A bowling alley is also identified as a use permitted outright in the C-1 Zone.

GMC Section 18.210.110(C) requires a traffic impact study when a proposed use would increase
site traffic volume generation by 150 average daily trips (ADT) or more. Using the provided
formula of 5 trips per day per apartment in Section 18.210.110(B), the 24 proposed apartment
units would generate 120 average daily trips; (24 x 5=120). A traffic impact study is not required
for review and consideration of the application; however the applicant did submit a trip
generation analysis as Exhibit 3 further showing less traffic impact.

D. Public facilities and services are adequate to accommodate the proposed use.

The City Engineer and Systems Operator have reviewed the proposal and determined that
adequate public sewer and water services are available to serve the development.

E. The site’s physical characteristics in terms of topography, soils and other pertinent considerations are
appropriate for the intended use.

The site is presently stable and generally suitable for the proposed apartments development and
its associated site improvements provided that the recommendations contained in the
Geotechnical Report submitted by the applicant as Addendum A.

As a condition of approval, the recommendations contained in the Geotechnical Report should be
required as conditions of approval.

F. The site has adequate area to accommodate the proposed use. The site layout has been designed to
provide appropriate access points, on-site drives, parking areas, loading areas, storage facilities,
setbacks, buffers, utilities or other facilities which are required by city ordinances or desired by the
applicant.

The application materials include a written plan, with supporting documents including a site plan
that illustrates the arrangement of building placement, parking, access, open space, a
playground, and other amenities. Staff review of the plan indicates that applicable standards
required by the Garibaldi Municipal Code will be met.

18.110.010 Multifamily or apartment siting criteria.

In any zone where a multifamily dwelling, condominium or apartment structure is proposed, the planning
commission shall review the plans under the following criteria:

A. The placement of the structure takes advantage of natural features such as streams, shorelines, or
hillsides. Existing trees are retained whenever feasible.

Page - 10
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Hobson Creeks runs through the southwest corner of the property. There is no development
proposed within this area and all structures and pavement area located at least 15 feet from top of
bank as noted on the site plan. However, the applicant is providing for the removal of hazardous
trees and vegetation within the riparian corridor. A plan has been submitted showing how
replanting will be provided to accommodate the removal of trees and vegetation. See applicant’s
submitted document Exhibit 4.

The subject property consists of a mostly two flat areas separated by a slope running from the
northwest corner of the property southeasterly to the east property line of the property. The
applicant is proposing grading that will provide a relatively consistent slope over the majority of
the property. The applicant is proposing to landscape the development at the time of
construction. The Planning Commission may require special landscaping treatment as a
condition of approval, including a reasonable requirement for tree provision.

B. Ingress and egress points shall be located so as to minimize impact on any adjacent residential uses.
In the downtown area, access shall be limited wherever possible to side streets, rather than Garibaldi
Avenue.

There is only one access point located on a side street and not on Garibaldi Avenue. The ingress
and egress point is located away from residential uses minimizing impacts on adjacent residential
uses. The Applicant has provided written response to this criterion on Page 13 of the written
narrative.

C. Parking areas are located to minimize impact on any adjacent residential uses. Parking areas that
provide for eight or more vehicles shall be screened from adjacent residential uses by means of a fence
or sight-obscuring hedge.

The proposed parking area for the development is located away from adjacent residential uses to
the north and east. The parking area is oriented between the proposed housing units and Arizona
Way. The Applicant has provided written response to this criterion on Page 13 of the written
narrative. The Planning Commission may require parking areas to be screened from adjacent
residential uses by means of a fence or sight-obscuring hedge as a condition of approval,
including a reasonable requirement for light from vehicle headlights to be blocked from view of
residents to the west.

D. In the R-1 zone, a minimum of 25 percent of the lot area shall be devoted to natural open space or
landscaping. In the C-1 zone, a minimum of 20 percent of the lot area shall be devoted to natural open
space or landscaping for family-oriented developments, and 10 percent of the lot area shall be devoted to
natural open space or landscaping for senior citizen/adult handicapped housing. A fenced playground
shall be provided for all family-oriented developments.

According to the application, 40 percent of the total development area will be devoted to open
space with landscaping.

E. Where the proposed structure is located in a residential zone or abuts a residential zone, the following
setbacks shall be met:

1. Front yard: one-story structure, 10 feet; two-story structure, 15 feet;
2. Rear yard: one-story structure, 10 feet; two-story structure, 15 feet;
3. Side yard: one-story structure, five feet; two-story structure, 10 feet.

The proposal includes three-story buildings which abut the adjacent R-1 Zone on the north and
east property lines. The submitted plan indicates that these standards will be met.

F. In the downtown core area, multifamily or apartment complexes shall include a commercial use with
frontage on U.S. 101.

This standard is not applicable.

Page - 11
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G. Vegetation that attains a mature height of six feet may be required in order to screen the development
from adjacent dwellings. [Ord. 290 § 3(4.042), 2006.]

The Planning Commission may require this as a condition of approval, if found to be necessary.

18.210.110 Traffic impact study.

A. Purpose. The purpose of this section is to implement Section 660-012-0045(2)(e) of the State
Transportation Planning Rule that requires the city to adopt a process to apply conditions to development
proposals in order to minimize adverse impacts to and protect transportation facilities. This section
establishes the standards for when a proposal must be reviewed for potential traffic impacts; when a
traffic impact study must be submitted with a development application in order to determine whether
conditions are needed to minimize impacts to and protect transportation facilities; what must be in a traffic
impact study; and who is qualified to prepare the study.

B. Typical Average Daily Trips. Standards by which to gauge average daily vehicle trips include: 10 trips
per day per single-family household, five trips per day per apartment; and 30 trips per day per 1,000
square feet of gross floor area such as a new supermarket or other retail development.

Using this formula, the proposed 24 housing units would generate 120 ADT.

C. When Required. A traffic impact study may be required to be submitted to the city and ODOT with a
land use application when the following conditions apply:

1. The development application involves one or more of the following actions:
a. A change in zoning or a plan amendment designation;

b. Any proposed development or land use action that ODOT states may have
operational or safety concerns along a state highway;

c. The development shall cause one or more of the following effects, which can be
determined by field counts, site observation, traffic impact analysis or study, field
measurements, crash history, Institute of Transportation Engineers Trip Generation
Manual, and information and studies provided by the local reviewing jurisdiction
and/or ODOT:

i. An increase in site traffic volume generation by 150 average daily trips (ADT)
or more; or

As indicated above, the proposed use would increase ADT by 120 units,
below this threshold volume.

ii. An increase in ADT hour volume of a particular movement to and from the
state highway by 20 percent or more; or

ii. An increase in use of adjacent streets by vehicles exceeding the 20,000
pound gross vehicle weights by 10 vehicles or more per day; or

iv. The location of the access driveway does not meet minimum site distance
requirements, or is located where vehicles entering or leaving the property are
restricted, or such vehicles queue or hesitate on the state highway, creating a
safety hazard; or

v. A change in internal traffic patterns that may cause safety problems, such as
backup onto the highway or traffic crashes in the approach area.

2. As requested by the planning commission, acting on the recommendation of city staff.

Staff does not recommend a traffic impact study for this proposed use, because it
is under the 150 ADT threshold and access does not impact existing local streets as
a commercial use would permitted outright. The applicant has provided a trip
generation analysis submitted as Exhibit 3.

Page - 12
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Case File:#2C-2016-01
Date Filed: 8/29/2016
Public Hearing Date: 9/6/2016

STAFF REPORT

City of Garibaldi Planning Commission
Action

APPLICANT: Garibaldi Leasing and Development, Inc.

REQUEST AND PROCESS: Garibaldi Leasing and Development (GLAD) has
submitted a request for a zone map amendment (zone change) from R-1 (Medium
Density Residential) to C-1 (Commercial) on properties described below. The request
requires a public hearing before the Garibaldi Planning Commission, and the decision of
the Planning Commission will serve as a recommendation to the Garibaldi City Council
for consideration at a subsequent public hearing.

REPORT OF FACTS:

Property Size, Location, and Legal Description: The subject properties consists of
approximately 0.47 acre, and is located at the north of Garibaldi Avenue an east of
Arizona Way in Garibaldi. The properties are identified on Tillamook County Assessor’s
Map #1N-10-22 BA as tax lots 1200 and 1300 and a portion of lot 490 from
approximately 107 feet north of Hwy 101 N north right-of-way to approximately 250 feet
north of Hwy 101 N. The submitted application materials include a narrative and
findings, a transportation planning rule analysis, a riparian vegetation plan, an accessor
map and recorded property deeds, a site plan and site plan outlining open space areas of
the properties. Exhibit “A” attached shows the subject property requesting zone change.

Physical Site Features: The property has various slopes with frontage on Hwy 101 N,
Arizona Way and Halverson Drive. The site is mostly undeveloped with a manufactured
home on the northern most portion of the property. Some wetlands exist on the central
and eastern portion of the property and a small portion of the southwest corner of the
property has Hobson Creek running through it. The site is physically separated from the
industrial uses to the south by Hwy 101 N which is an ODOT scenic highway.
Jurisdiction of Arizona Way is a matter of interest to the City and the City’s official
comments for the record regarding this issue are provided as Exhibit “B” to this report.
The subject property consists of slopes both below and above 20%. The applicant has
submitted a Geologic Site Investigation Report as an addendum to the original submittal.

Surrounding Land Use: Surrounding land use includes the adjacent residential

20



City of Garibaldi Zone Change Request

properties (north, east & west), vacant commercial property (south) and a closed
industrial auto wrecking & towing service (south) .

Adjacent Zoning:

I-1 Industrial (South)
C-1 Commercial (South)
R-1 (Downtown) (North, East & West)

Utilities and Public Facilities / Infrastructure: Existing City water and sewer services
are available to the property. Electricity is provided by Tillamook P.U.D. Fire protection
services are provided by the City, and police services are provided by contract with the
Tillamook County Sheriff’s Department. The subject properties front Arizona Way and
rear Halvorson Lane, which are a paved street to the west and a graveled road to east
respectively.

Agency Comments:

1. Oregon Department of Land Conservation: The City has provided DLCD with official
written notice of the proposed zone change. No official written comments from that
agency have been received by the City to-date, but preliminary communications
between City staff and DLCD representatives indicated that the agency had no
objections to the proposal. Any comments provided by DLCD after the date of this
report will be entered into the record and provided to the Planning Commission prior
to the public hearing.

2. Garibaldi Public Works: The City Engineer and Systems Operator have provided
written comments directed toward the effects on transportation facilities, as required
during the course of the Planning Commission’s review. Those comments are attached
to this report as Exhibit “B”.

EVALUATION OF THE REQUEST:

Applicable Criteria:

Applicable criteria for zone map amendments are specified in the Garibaldi Municipal
Code Chapter 18.200. Procedure for amendments is specified in Garibaldi Municipal
Code Chapter 18.210, Administrative Provisions.

Staff comments are provided in italic font

18.200.010 Amendments — Purpose.

The purpose of this chapter is to provide standards and procedures for legislative and quasi-
judicial amendments to this code and the land use district map. These will be referred to as “map
and text amendments.” Amendments may be necessary from time to time to reflect changing
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community conditions, needs and desires, to correct mistakes, or to address changes in the law.
[Ord. 290 § 3(9.010), 2006.]

18.200.030 Quasi-judicial amendments.

A. Applicability of Quasi-Judicial Amendments. Quasi-judicial amendments are those that involve
the application of adopted policy to a specific development application or code revision, and not
the adoption of new policy (i.e., through legislative decisions). Quasi-judicial district map
amendments shall follow the public hearing procedure, as governed by the zoning ordinance.
The approval authority shall be as follows:

1. The planning commission shall review and recommend land use district map changes
that do not involve comprehensive plan map amendments;

2. The planning commission shall make a recommendation to the city council on an
application for a comprehensive plan map amendment. The city council shall decide
such applications; and

3. The planning commission shall make a recommendation to the city council on a land
use district change application that also involves a comprehensive plan map
amendment application. The city council shall decide both applications.

Staff Comment: The request involves a quasi-judicial amendment. Garibaldi's
Comprehensive Plan Map and Zone Map consist of one official map adopted by the
Garibaldi City Council earlier in 2013. This current zone change process requires the
Planning Commission to review the request, and then recommend to the Garibaldi City
Council a final decision on the matter.

B. Criteria for Quasi-Judicial Amendments. A recommendation or a decision to approve, approve
with conditions or to deny an application for a quasi-judicial amendment shall be based on all of
the following criteria:

1. Approval of the request is consistent with the statewide planning goals;

Staff Comment: Statewide Planning Goal 10 requires that the City accommodate
needed housing types, such as multifamily. The City currently has a surplus of R-1 land
and will still have a surplus with this zone change. The proposal is consistent with the
statewide planning goals because it maintains its minimum supply of residential zoning
in compliance with Goal 10.

2. Approval of the request is consistent with the comprehensive plan;

3
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Staff Comment: The Garibaldi Comprehensive Plan includes several policies that may
be applicable, including the following that would support the proposed zone change:

Procedural Policy A: “The development and amendment of the Comprehensive Plan

shall be coordinated with the plans and programs of other jurisdictions and agencies that
have an impact on land use in the City. These jurisdictions include: the City of Garibaldi,
Tillamook County, and the State Highway Department.”

Procedural Policy B: “ A change in the Comprehensive Plan shall occur only after the

Planning Commission and the City Council have each held a public hearing. Public
notices shall be published at least ten days prior to the public hearing dates”.

Community Development Pattern Policy A: The City will protect existing residential

neighborhoods from conflicting or inappropriate land uses. Where non-residential land
uses are located in residential areas, the City will require that measures be taken to
minimize the impact of such uses on adjacent residential areas”.

Staff Comment: The zone change will help preclude the potential for non-residential land
use being located in this residential area.

Economy Policies:

d. Maintain an adequate supply of vacant commercial, industrial and waterfront
development property to provide for the economic growth of the community.

Staff Comment: The most recent buildable lands inventory indicates that the City
has a projected 20-year surplus of 33.5 acres of C-1-zoned land thereby
maintaining an adequate supply of vacant commercial property.

g. Encourage residents, businesses and civic organizations to shop locally.
h. Encourage, support and assist existing businesses.

Staff Comment: The more people who live in town, the more chance that
businesses will be utilized and supported.

3. The property and affected area are presently provided with adequate public facilities,
services and transportation networks to support the use, or such facilities, services and
transportation networks are planned to be provided in the planning period;

Public facilities and services are available at the site as indicated above in this report.
The City Engineer and System Operator have provided comments applicable to

4

23



City of Garibaldi Zone Change Request

transportation facilities and their adequacy as related to the request. Those comments
are attached to this report and identified as Exhibit “B”.

4. The change is in the public interest with regard to neighborhood or community
conditions, or corrects a mistake or inconsistency in the comprehensive plan or land use
district map regarding the property which is the subject of the application.

Staff Comment: Allowing the zone change provides for Multi-family residential use next
to current residential use. It is efficient use of the property with the increased density.
Furthermore, if the half of the property that is already zoned commercial were developed
commercially such use would likely generate more traffic in this residential area.

Based on these considerations, a finding can be made that the proposed zone change
would be in the public interest.

5. The amendment conforms to the Transportation Planning Rule provisions under GMC
18.200.060. [Ord. 290 § 3(9.030), 2006.]

Staff Comment: The proposed development does not significantly affect Arizona Way as
a transportation facility, in accordance with Oregon Administrative Rule (OAR) 660-012-
0060 (the Transportation Planning Rule — TPR) and the traffic impact study provisions.
Trip generations from Multi-Family residences are less than that of commercial
developments.

18.200.040 Conditions of approval for quasi-judicial amendments.

A quasi-judicial decision may be for denial, approval, or approval with conditions; conditions shall
be based on applicable regulations and factual evidence in the record. A legislative amendment
may only be approved or denied. [Ord. 290 § 3(9.040), 2006.]

18.200.045 Land use district map and text amendments.

A final quasi-judicial order shall be issued after approval of the action by either the planning
commission or city council. The order should include the name of the applicant, mailing address
of the applicant, map and tax lots of the affected property, type of request, property’s zoning, brief
description of the applicant’s reason for the request, review of the public meetings, hearings and
notices dealing with the request, review of the adopted findings of fact, review of any conditions
associated with the request and whether those conditions shall be met before the approval is
effective, date the approval is effective, appeal options by affected parties, and signatures of the
planning commission chair and secretary (or mayor and city recorder). [Ord. 304 Art. V(1), 2008.]

Staff will prepare findings, conclusions, and a final order that documents the decision of the
Planning Commission after the public hearing.
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18.200.050 Record of amendments.
The city recorder shall maintain a record of amendments to the text of this code and the land use
districts map in a format convenient for public use. [Ord. 290 § 3(9.050), 2006.]

18.200.060 Transportation Planning Rule compliance.

A. Review of Applications for Effect on Transportation Facilities. When a development application
includes a proposed comprehensive plan amendment or land use district change, the proposal
shall be reviewed to determine whether it significantly affects a transportation facility, in
accordance with Oregon Administrative Rule (OAR) 660-012-0060 (the Transportation Planning
Rule — TPR) and the traffic impact study provisions. “Significant” means the proposal would:

1. Change the functional classification of an existing or planned transportation facility
(exclusive of correction of map errors). This would occur, for example, when a proposal
causes future traffic to exceed the levels associated with a “collector” street
classification, requiring a change in the classification to an “arterial” street, as identified
by the city’s transportation system plan (“TSP”); or

2. Change the standards implementing a functional classification system; or

3. As measured at the end of the planning period identified in the city’s comprehensive
plan, allow types or levels of land use that would result in levels of travel or access that
are inconsistent with the functional classification of an existing or planned transportation
facility; or

4. Reduce the performance of an existing or planned transportation facility below the
minimum acceptable performance standard identified in the city’s comprehensive plan;
or

5. Worsen the performance of an existing or planned transportation facility that is
otherwise projected to perform below the minimum acceptable performance standard
identified in the city’s comprehensive plan.

B. Amendments That Affect Transportation Facilities. Except as provided in subsection C of this
section, amendments to the comprehensive plan and land use regulations which significantly
affect a transportation facility shall assure that allowed land uses are consistent with the function,
capacity, and level of service of the facility identified in the TSP. This shall be accomplished by
one of the following:

1. Adopting measures that demonstrate that allowed land uses are consistent with the
planned function of the transportation facility; or
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2. Amending the TSP or comprehensive plan to provide transportation facilities,
improvements, or services adequate to support the proposed land uses; such
amendments shall include a funding plan to ensure the facility, improvement, or service
will be provided by the end of the planning period; or

3. Altering land use designations, densities, or design requirements to reduce demand
for automobile travel and meet travel needs through other modes of transportation; or

4. Amending the planned function, capacity or performance standards of the
transportation facility; or

5. Providing other measures as a condition of development or through a development
agreement or similar funding method, specifying when such measures will be provided.

Staff Comments: The City Engineer and Systems Operator has reviewed the proposal
and evaluated the effects of it on the City of Garibaldi’s transportation facilities, and finds
the request to meet the applicable standards necessary for approval. The findings are
attached to this report and identified as Exhibit “B”.

Chapter 18.210.010 Administrative Provisions.

Chapter 210 regarding Administrative Provisions (process) is extensive and therefore is attached
to this report and identified as Exhibit “C”. Staff would direct the Planning Commission to focus on
the substantive criteria identified above in this report, and refer to the Administrative Provisions in
the attachment if there is a need for guidance on the process in arriving at a decision.

STAFF SUMMARY AND CONCLUSION:

Garibaldi Leasing and Development, Inc. (GLAD) has proposed an amendment to the
City’s Comprehensive Plan and Zone Map, to change the existing R-1 Residential Zone
to a C-1 Commercial Zone on approximately 0.47 acres of GLAD-owned property. The
request is a precursor for projected development that is allowed as a conditional use in
the Commercial Zone, but may not be permitted in the Residential Zone.

Procedures established by the Garibaldi Zoning Code requires the Planning Commission
to review the application at a public hearing and weigh it against the criteria outlined
above, or other criteria to which a party believes to be applicable. The above report
identifies the substantive criteria including appropriate comments to help guide the
Planning Commission in arriving at a decision on the matter.

At the public hearing, all interested parties are invited to attend and to provide testimony
directed to the applicable criteria. At the close of the public hearing, the Planning
Commission should consider all of the facts, the testimony presented including written

v
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and oral testimony, the existing and proposed zoning designations and their land uses, the
applicable criteria, and then determine an appropriate recommendation to the City
Council for further review and a final decision in response to the request.

At the end of the public hearing, and in consideration of relevant issues, the Planning
Commission should make a decision initiated by a motion to recommend approval or
denial of the proposed amendment. The motion should articulate generally the findings as
related to the criteria.

Submitted by,

John O’Leary,

Garibaldi City Planner Pro Tem
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TO:
FROM:
DATE:
SUBJECT:

Exhibit “B”

City Manager O’Leary

Blake Lettenmaier, City Engineer and Martin McCormick, Systems Operator
August 16, 2016

Arizona Way - Apartments Development

I have reviewed the proposed project and recommend the following street improvements.

1. Half-street improvements on the east side of Arizona Way from the north end of the access to
the Hwy 101 N right-of-way consisting of:

a.

b.

Saw-cutting 1 foot in to the existing pavement edge to provide a clean and sealed
pavement joint

Providing paved roadway lane from the saw cut to 11 feet east of the centerline of right-
of-way and an additional 6 feet of paved pedestrian shoulder consisting of 3-inch
compacted thickness of Class C asphalt over 9 inches compacted thickness of % -0
crushed rock over compacted subgrade

Providing 1 foot compacted thickness of %4”-0" crushed rock should at 2 foot width
Providing the same pavement section and shoulder tapering from the north end of the
access to the existing pavement edge 90 feet north

Providing a 4-inch wide painted white fog line 11 feet east of centerline south of the
south access to the Hwy 101 N right-of-way and a 4-inch wide painted white fog line
from the north end of the access along the edge of pavement to the end of the taper to the
north

The above being illustrated below...
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Geotechnical Investigation and Consultation Services
Proposed Arizona Way Apartments Dev opment Site
Tax Lot No's. 1100, 1200 and 1300
Arizona Way

Garibaldi (Tillamook County), Oregon

for

Multi, 1 ech Engineering Services, Inc.

Project No. 1001.049.
August 8, 2016

Addendum "A"
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August 8, 2016

Mr. Jeremy Grenz

Multi/Tech Engineering Services, Inc.
1155 13th Street SE

Salem, Oregon 97302

Dear Mr. Grenz:

Re: Geotechnical Investigation and Consultation Services, Proposed Arizona Way Apartments
Development Site, Tax Lot No's. 1100, 1200 and 1300, Arizona Way,
Garibaldi {Tillamook County), Oregon

Submitted herewith is our report entitled “Geotechnical Investigation and Consultation Services,
Proposed Arizona Way Apartments Development Site, Tax Lot No's. 1100, 1200 and 1300, Arizona
Way, Garibaldi (Tillamook County), Oregon”. The scope of our services was outlined in our formal
discussions with Mr. Jeremy Grenz of Multi/Tech Engineering Services, Inc. on June 21, 2016. Verbal
authorization of our services was provided by Mr. Jeremy Grenz of Multi/Tech Engineering Services,
Inc. onJune 28, 2016.

During the course of our investigation, we have kept you and/or others advised of our schedule and
preliminary findings. We appreciate the opportunity to assist you with this phase of the project.
Should you have any questions regarding this report, please do not hesitate to call.

Sinraralu

Daniel M. Keamong, P.t., G.E.
President/Principal Geotechnical Engineer
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GEOTECHNICAL INVESTIGATION & CONSULTATION SERVICES
PROPOSED ARIZONA WAY APARTMEL. . DEVELOPMENT SITE
TAX LOT NO'S. 1100, 1200 AND 1300
ARIZONA WAY
GARIBALDI (TILLAMOOK COUNTY), OREGON

IM™ODUCTION

Redmond Geotechnical Services, LLC is please to submit to you the results of our Geotechnical
Investigation report at the site of the proposed new Arizona Way Apartments development located
generally to the north of Garibaldi Avenue (US Highway 101) and to the east of Arizona Way in
Garibaldi (Tillamook County), Oregon. The general location of the subject site is shown on the Site
Vicinity Map, Figure No. 1. The purpose of our geotechnical investigation and consultation services
at this time was to explore the existing subsurface soils and/or groundwater conditions across the
subject site and assess the presence and/or degree of the existing site conditions with regard to the
proposed new apartment site development. Additionally, we have provided appropriate
geotechnical design and/or construction recommendations with regard to construction of the new
apartment buildings and their associated site improvements.

PROJECT DESCRIPTION

We understand that present plans are to construct new multi-family apartment structures at the
subject property. Based on a review of the proposed site development plan, we understand that the
proposed development of the site will consist of the construction of three (3) or more new
apartment buildings. The new apartment structures are generally anticipated to be two-story
structures constructed with wood framing and will range in size from about 2,500 to 5,000 square
feet.

Support of the new apartment structures is anticipated to consist primarily of conventional shallow
some continuous (strip) footings although some individual (spread) column footings may also be
required. Additionally, we understand that one (1) or more of the proposed apartment structures
may require the use of a partial below grade retaining wall. Structural loading information, although
unavailable at this time, is anticipated to be fairly typical and light for this type of two-story wood-
frame structure and is expected to result in maximum dead plus live continuous (strip} and
individual (spread) column footing loads on the order of about 1.5 to 2.5 kips per lineal foot (kif} and
10 to 25 kips, respectively.

Other associated site improvements for the project will include new paved surfaces for automobile
parking and drive areas.
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SCOPT €™ RK

The purpose of our geotechnical investigation studies was to evaluate the overall site subsurface soil
and/or groundwater conditions underlying the site with regard to the proposed new Arizona Way
Apartments development at the site and any associated impacts or concerns with respect to the
new multi-family construction as well as provide appropriate geotechnical design and construction

recommendations for the project. Specifically, the geotechnical investigation study included the
following scope of work items:

1. Review of available and relevant (pertinent) geologic maps and/or geotechnical reports for
the subject area.

2. Adetailed site reconnaissance of the subject property as well as a subsurface exploration
program of the soil and groundwater conditions underlying the site by means of four (4)
exploratory test pit excavations. The exploratory test pits were excavated to depths ranging
from about five (5) to six (6) feet beneath existing site grades at the approximate locations
as shown on the Site Exploration Map, Figure No. 2.

3. Laboratory testing to help evaluate and identify pertinent physical and engineering
properties of the subsurface soils encountered relative to the planned re-development of the
site. The laboratory testing consisted of tests to help evaluate the natural (field) moisture
content and dry density, gradational and Atterberg Limits properties as well as direct shear
strength, consolidation and "R"-value tests.

4. Aliterature review and engineering evaluation and assessment of the regional seismicity to
evaluate the potential ground motion hazard(s) at the subject site. The evaluation and
assessment included a review of the regional earthquake history and sources such as
potential seismic sources, maximum credible earthquakes, and reoccurrence intervals as well
as a discussion of the possible ground response to the selected design earthquake(s), fault
rupture, landsliding, liquefaction, and tsunami and seiche flooding.

5. Engineering analyses utilizing the field and laboratory data as a basis for furnishing
recommendations for foundation support of the proposed new multi-family apartment
structures. Recommendations include maximum design allowable contact bearing
pressure(s), depth of footing embedment, estimates of foundation settlement, lateral soil
resistance and/or lateral earth pressures, and foundation subgrade preparation as well as
recommended foundation setbacks from slopes. Additionally, construction and/or
permanent subsurface water drainage considerations have also been prepared. Further, our
report includes recommendations regarding site preparation, placement and compaction of
structural fill materials, suitability of the on-site soils for use as structural fill, criteria for
import fill materials, and preparation of foundation and floor slab subgrades.
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SITE €~ "TIONS

Site Geology

The subject site is underlain at depth by sedimentary rock deposits (Tsd) of Oligocene and upper
Eocene age. Characteristics include marine shale siltstone, sandstone, and conglomerate, in places
partly composed of tuffaceous and basaltic debris; interbeds of arkosic, glauconitic, and quartzose
sandstone. Forminifers are referable to the Reugian and Zemorrian Stages (see Marine Sedimentary
Rocks - units Toes and Toem of Wells and others, 1983). includes Bastendorff Formation of Baldwin
(1974).

Surface Conditions

The subject proposed new Arizona Way Apartments development property is comprised of three (3)
separate tax lots (TL's 1100, 1200 and 1300) and is generally rectangular in shape encompassing a
total plan area of approximately 0.84 acres. The subject property is roughly bounded to the south by
Garibaldi Avenue (US Highway 101), to the east and north by existing single-family and/or
residential properties, and to the west by Arizona Way.

At the time of our study, the central and southerly portions of the subject property (TL's 1100 and
1200) was generally unimproved and void of existing structures. However, the northerly portion of
the subject site (TL 1300) contains an existing mobile home structure and is also believed to contain
some existing underground utility services. Additionally, a seasonal drainage basin and Hobson
Creek border and/or traverses the easterly and southwesterly portions of the subject property,
respectively.

Surface vegetation across the site generally consists of a light to moderate growth of grass and
weeds. Topographically, the subject site is characterized as gently to moderately sloping terrain (i.e.,
S to 20 percent) descending downward towards the south with overall topographic relief across the
entire site is estimated at about thirty (30) feet and is estimated to lie between about Elevation 10
feet to Elevation 40 feet.

Subsurface Soil Conditions

Our understanding of the subsurface soil conditions underlying the subject site was developed by
means of four (4) exploratory test pits excavated to a depth of between five (5) and six (6) feet
beneath existing site grades on July 6, 2016 with track-mounted excavating equipment. The location
of the exploratory test pits were located in the field by marking off distances from existing and/or
known site (land) features and is shown in relation to the proposed new apartment structures
and/or their associated site improvements on the Site Exploration Map, Figure No. 2. Detailed logs
of the test pit explorations, presenting conditions encountered at each location explored, are
presented in the Appendix, Figure No’s. A-5 and A-6.
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The exploratory test pit excavations were observed by staff from Redmond Geotechnical Services,
LLC who logged the test pit explorations and obtained representative samples of the subsurface soils
encountered at the site. All subsurface soils encountered at the site and/or within the exploratory
test pit excavations were logged and classified in general conformance with the Unified Soil
Classification System (USCS) which is outlined on Figure No. A-4.

The test pit explorations performed at the subject property revealed that the subject site is
underlain by surficial topsoil materials and underlying native sedimentary soil deposits of Oligocene
and upper Eocene age. Specifically, the subsurface soils underlying the project area consist of a
upper (surficial} layer of topsoil materials comprised of dark brown, very moist to wet, soft, organic,
clayey, sandy silt which extends to a depth of approximately 1.0 feet (12 inches) beneath existing
surface grades. The existing topsoil materials are best characterized by relatively low strength and
moderate to high compressibility. The surficial topsoil materials were inturn underlain by
sedimentary soil deposits generally comprised of an upper unit of medium brown, very moist,
medium stiff to medium dense, slightly clayey, sandy silt to silty sand to depths of about 3.0t0 6.0
feet beneath existing surface grades. These upper slightly clayey, sandy silt to silty sand subgrade
soils are best characterized by relatively low to moderate strength and moderate compressibility.
These upper slightly clayey, sandy silt subgrade soils were found to be underlain at depth by
medium to orangish-brown, very moist to wet, medium dense, slightly clayey, silty and sandy gravel
to gravelly sand to the maximum depth explored of about 6.0 feet beneath existing site grades.
These slightly clayey, silty and sandy gravel to gravelly sand soil deposits are best characterized by
relatively moderate strength and low to moderate compressibility. In addition to the above,
localized surficial fill and very soft silty clay soil materials were also encountered at the site in test
holes TH-#2 and TH-#3 and consisted of about 2 feet of moderately compacted, clayey and sandy
silt and 3 feet of very soft, slightly sandy, silty clay, respectively.

Groundwater

Groundwater was encountered within one (1) of the exploratory test pit explorations at the time of
our field work (TH-#2) at a depth of about two (2) feet beneath existing surfaces grades.

LABORATORY TESTING

Representative samples of the on-site subsurface soils were collected at selected depths and
intervals from the test pit excavations and returned to our laboratory for further examination and
testing and/or to aid in the classification of the subsurface soils as well as to help evaluate and
identify their engineering strength and compressibility characteristics. The laboratory testing
consisted of visual and textural sample inspection, moisture content determinations, maximum dry
density, gradation analyses and Atterberg Limits tests as well as direct shear strength, consolidation
and "R"-value tests. Results of the various laboratory tests are presented in the Appendix, Figure
No’s. A-7 through A-12.
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SEISMICITY AND EAF™ " )UAKE SOURC™S

The seismicity of the southwest Washington and northwest Oregon area, and hence the potential
for ground shaking, is controlled by three (3) separate fault mechanisms. These include the Cascadia
Subduction Zone (CSZ), the mid-depth intraplate zone, and the relatively shallow crustal zone.
Descriptions of these potential earthquake sources are presented below.

The CSZ is located offshore and extends from northern California to British Columbia. Within this
zone, the oceanic Juan de Fuca Plate is being subducted beneath the continental North American
Plate to the east. The interface between these two (2) plates is located at a depth of approximately
15 to 20 kilometers (km). The seismicity of the CSZ is subject to several uncertainties, including the
maximum earthquake magnitude and the recurrence intervals associated with various magnitude
earthquakes. Anecdotal evidence of previous CSZ earthquakes have been observed within coastal
marshes along the Washington and Oregon coastlines. Sequences of interlayered peat and sands
have been interpreted to be the result of large Subduction Zone earthquakes occurring at intervals
on the order of 300 to 500 years, with the most recent event taking place approximately 300 years
ago. A recent study by Geomatrix (1995) suggests that the maximum earthquake associated with the
CSZ is moment magnitude (Mw) 8 to 9. This is based on an empirical expression relating moment
magnitude to the area of fault rupture derived from earthquakes that have occurred within
subduction zones in other parts of the world. An Mw 9 earthquake would involve a rupture of the
entire CSZ. As discussed by Geomatrix (1995) this has not occurred in other subduction zones that
have exhibited much higher levels of historical seismicity than the CSZ, and is considered unlikely.
For the purpose of this study an earthquake of Mw 8.5 was assumed to occur within the CSZ.

The intraplate zone encompasses the portion of the subducting Juan de Fuca Plate located at a
depth of approximately 30 to 50 km below western Washington and western Oregon. Very low
levels of seismicity have been observed within the intraplate zone in western Oregon and western
Washington. However, much higher levels of seismicity within this zone have been recorded in
Washington and California. Several reasons for this seismic quiescence were suggested in the
Geomatrix (1995) study and include changes in the direction of subduction between Oregon,
Washington, and British Columbia as well as the effects of volcanic activity along the Cascade Range.
Historical activity associated with the intraplate zone includes the 1949 Olympia magnitude 7.1 and
the 1965 Puget Sound magnitude 6.5 earthquakes. Based on the data presented within the
Geomatrix (1995) report, an earthquake of magnitude 7.25 has been chosen to represent the
seismic potential of the intraplate zone.

The third source of seismicity that can result in ground shaking within the Oregon and southwest
Washington area is near-surface crustal earthquakes occurring within the North American Plate. The
historical seismicity of crustal earthquakes in this area is higher than the seismicity associated with
the CSZ and the intraplate zone. The 1993 Scotts Milis (magnitude 5.6) and Klamath Falls (magnitude
6.0), Oregon earthquakes were crustal earthquakes.
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Liguefaction

Seismic induced soil liquefaction is a phenomenon in which loose, granular soils and some silty soils,
located below the water table, develop high pore water pressures and lose strength due to ground
vibrations induced by earthquakes. Soil liquefaction can result in lateral flow of material into river
channels, ground settlements and increased lateral and uplift pressures on underground structures.
Buildings supported on soils that have liquefied often settle and tilt and may displace laterally. Soils
located above the ground water table cannot liquefy, but granular soils located above the water
table may settle during the earthquake shaking.

Our review of the subsurface soil test pit logs from our exploratory field explorations (TH-#1 through
TH-#4) indicates that the site is generally underlain by medium stiff, clayey, sandy silt and/or
medium dense, silty sand to sandy silt and/or sandy gravel soil deposits to a depth of at least 6.0
feet beneath existing site grades. Additionally, groundwater was generally not encountered at the
site during our field exploration work at depths of at least 6.0 feet below existing surface grades.

As such, due to the cohesive characteristics of the underlying clayey silt subgrade soils as well as the
medium dense nature of the subgrade silty sand to sandy silt and/or sandy gravel deposits beneath
the site, it is our opinion that the native subgrade soil deposits have a very low potential for
liquefaction during the design earthquake motions previously described.

Landslides

No ancient and/or active landslides were observed at and/or are known to be present on the subject
site. Additionally, the subject site is characterized as gently to moderately sloping terrain. As such,
the risk of slope instability at the site resulting in landslides and/or lateral earth movements does
nct appear to present a potential geclogic hazard for this project.

Surface Rupture

Although the site is generally located within a region of the country known for seismic activity, no
known faults exist on and/or immediately adjacent to the subject site. As such, the risk of surface
rupture due to faulting is considered negligible.

Tsunam™ 7 " Tie

A tsunami, or seismic sea wave, is produced when a major fault under the ocean floor moves
verticaily and shifts the water column above it. A seiche is a periodic oscillation of a body of water
resulting in changing water levels, sometimes caused by an earthquake. Tsunami and seiche are
considered a potential hazard at this site because the proposed apartment development is near to
the coast and/or immediately adjacent to a significant body of water (Tillamook Bay).
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Flooding and Ergsion

Stream flooding is a potential hazard that should be considered in lowland areas of Tillamook
County and Garibaldi. The FEMA (Federal Emergency Management Agency) flood maps should be
reviewed as part of the design for the proposed new apartment structures and/or their associated
site improvements. Elevations of structures on the site should be designed based upon consultants
reports, FEMA (Federal Emergency Management Agency), and Tillamook County requirements for
the 100-year flood levels of any nearby creeks and/or streams such as the Miami River and
Tillamook Bay.

CONCLUSIONS AND RECOMM™™N™ 4 TT)NS
General

Based on the results of our field explorations, laboratory testing and engineering analyses, it is our
opinion that the site is presently stable and generally suitable for the proposed new Arizona Way
Apartments development and its associated site improvements described herein provided that the
recommendations contained within this report are properly incorporated into the design and
construction of the project.

The primary features of concern at the site and/or for the project are 1) the presence of existing
undocumented fill materials at the site, 2) the presence of the existing very soft silty clay subgrade
soils beneath the site, 3) the presence of the existing northerly site improvements at the site, 4) the
presence of the existing seasonal drainage basin and Hobson Creek which border the easterly and
southerly portions of the site, and 5) the moisture sensitivity of the underlying native clayey silt
subgrade soils.

With regard to the presence of existing undocumented fill materials at the site, we are of the
opinion that the existing fill materials are presently unsuitable for direct support of the planned new
apartment structures and/or any of the associated site improvements. As such, all existing fill
materials present beneath the planned new site improvements should be removed in their entirety
down to an approved native subgrade soil and/or replaced with properly compacted structural fill.

In regard to the presence of existing very soft silty clay subgrade soils beneath the site, much of the
central and/or southerly portions of the site appear to have been impacted by surface water runoff
from the northeast resulting in the deposition of a 2 to 3 feet thick layer of very soft silty clay.
Additionally, the very soft silty clay subgrade soils were also found to contain organics such that they
are considered unsuitable for direct support of any of the proposed site improvements. As such, we
recommend that all of the very soft silty clay subgrade soils be removed in their entirety down to an
approved firm silty and/or sandy subgrade soil.
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With regard to the existing site northerly improvements at the site, it appears that removal of the
existing site improvements will be required in order to construct the proposed new site
improvements. As such, we are of the opinion that close monitoring by the Geotechnical Engineer
may be required to ensure that the removal of old foundation remnants and/or utility services have
been properly performed.

in regard to the existing seasonal drainage basin and Hobson Creek which border the easterly and
southerly portions of the site, implementation of adequate storm water facilities will be required to
properly collect and/or control surface water runoff both during and following construction.

With regard to the moisture sensitivity of the underlying native clayey silt subgrade soils, we are
generally of the opinion that all site grading and earthwork operations be scheduled (if possible) for
the drier summer months which is typically late June through September.

The following sections of this report provide specific recommendations regarding subgrade
preparation and grading as well as foundation, retaining wall and floor slab design and construction

for the new Arizona Way Apartments project.

Site Preparation

As an initial step in site preparation, we recommend that the proposed new Arizona Way
Apartments site area(s) and its associated structural and/or site improvement area(s) be stripped
and cleared of any existing improvements, any existing undocumented fill materials, surface debris,
existing vegetation, topsoil materials, and/or any other deleterious materials present at the time of
construction. In general, we envision that the site stripping to remove existing vegetation and
topsoil materials will generally be about 12 inches. Additionally and as previously noted, areas
requiring deeper removals, such as the existing undocumented fill materials and/or very soft silty
clay subgrade soils, will be encountered and should be evaluated at the time of construction by the
Geotechnical Engineer. The stripped and cleared materials should be properly disposed of as they
are generally considered unsuitable for use/reuse as fill materials.

Following the completion of the site stripping and clearing work and prior to the placement of any
required structural fill materials and/or structural improvements, the exposed subgrade soils within
the planned structural improvement area(s) should be inspected and approved by the Geotechnical
Engineer and possibly proof-rolled with a half and/or fully loaded dump truck. Areas found to be soft
or otherwise unsuitable should be over-excavated and removed or scarified and recompacted as
structural fill. During wet and/or inclement weather conditions, proof rolling and/or scarification
and recompaction as noted above may not be appropriate.

The on-site native sandy, clayey silt subgrade soil materials are generally considered suitable for
use/reuse as structural fill materials provided that they are free of organic materials, debris, and
rock fragments in excess of about 6 inches in dimension. However, if site grading is performed
during wet or inclement weather conditions, the use of some of the on-site native sandy, clayey siit
subgrade soil materials will be difficult at best.
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In this regard, during wet or inclement weather conditions, we recommend that an import structural
fill material be utilized which should consist of a free-draining (clean) granular fill (sand & gravel)
containing no more than about 5 percent fines. Representative samples of the materials which are
to be used as structural fill materials should be submitted to the Geotechnical Engineer and/or
laboratory for approval and determination of the maximum dry density and optimum moisture
content for compaction.

In general, all site earthwork and grading activities should be scheduled for the drier summer
months (June through September) if possible. However, if wet weather site preparation and grading
is required, it is generally recommended that the stripping of topsoil materials be accomplished with
a tracked excavator utilizing a large smooth-toothed bucket working from areas yet to be excavated.
Additionally, the loading of strippings into trucks and/or protection of moisture sensitive subgrade
soils will also be required during wet weather grading and construction. In this regard, we
recommend that areas in which construction equipment will be traveling be protected by covering
the exposed subgrade soils with a geotextile fabric such as Mirafi 140N followed by at least 12
inches or more of crushed aggregate base rock. Further, the geotextile fabric should have a
minimum Mullen burst strength of at least 250 pounds per square inch for puncture resistance and
an apparent opening size (AOS) between the U.S. Standard No. 70 and No. 100 sieves.

All structural fill materials placed for support of the new apartment structures should be moistened
or dried as necessary to near (within 3 percent) optimum moisture conditions and compacted by
mechanical means to a minimum of 92 percent of the maximum dry density as determined by the
ASTM D-1557 (AASHTO T-180) test procedures. Structural fill materials should be placed in lifts
(layers) such that when compacted do not exceed about 8 inches. Additionally, al! fill materials
placed within five (5) lineal feet of the perimeter (limits) of the proposed apartment structure(s)
should be considered structural fill. All aspects of the site grading should be monitored and
approved by a representative of Redmond Geotechnical Services, LLC.

-I'.\ B IVE »Ol't

Based on the results of our investigation, it is our opinion that the subject site is suitable for support
of the proposed new two-story apartment structures provided that the following foundation design
recommendations are followed. The following sections of this report present specific foundation
design and construction recommendations for the planned new Arizona Way Apartments structures.

Shallow Foundations

In general, conventional shallow continuous (strip) footings and individual (spread) column footings
may be supported by approved native (untreated) medium stiff, clayey silt and/or medium dense,
silty sand subgrade soil materials and/or by properly placed and compacted structural fill soils based
on an allowable contact bearing pressure of up to 2,000 pounds per square foot (psf). This
recommended allowable contact bearing pressure is intended for dead loads and sustained live
loads and may be increased by one-third for the total of all loads including short-term wind or
seismic loads.
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in general, continuous strip footings should have a minimum width of at least 16 inches and be
embedded at least 18 inches below the lowest adjacent finish grade (includes frost protection).
Individual column footings (where required) should be embedded at least 18 inches below grade
and have a minimum width of at least 24 inches.

Total and differential settlements of foundations constructed as recommended above and
supported by approved native subgrade soils or by properly compacted structural fill materials are
expected to be well within the tolerable limits for this type of lightly loaded two-story wood-frame
structure and should generally be less than about 1-inch and 1/2-inch, respectively.

Allowable lateral frictional resistance between the base of the footing element and the supporting
subgrade bearing soil can be expressed as the applied vertical load multiplied by a coefficient of
friction of 0.35 and 0.45 for native silty subgrade soils and/or import grave! fill materials,
respectively. In addition, lateral loads may be resisted by passive earth pressures on footings poured
“neat” against in-situ (native) subgrade soils or properly backfilled with structural fill materials based
on an equivalent fluid density of 250 pounds per cubic foot (pcf). This recommended value includes
a factor of safety of approximately 1.5 which is appropriate due to the amount of movement
required to develop full passive resistance.

Floor Slab Support

In order to provide uniform subgrade reaction beneath concrete slab-on-grade floors, we
recommend that the floor sfab area be underlain by a minimum of 6 inches of free-draining (less
than 5 percent passing the No. 200 sieve), well-graded, crushed rock. The crushed rock should help
provide a capillary break to prevent migration of moisture through the slab. Additional moisture
protection, where needed, can be provided by using a 10-mil polyolefin geo-membrane sheet such
as StegoWrap.

The base course materials should be compacted to at least 95 percent of the maximum dry density
as determined by the ASTM D-1557 (AASHTO T-180) test procedures. Where floor slab subgrade
materials are undisturbed, firm and stable and where the underslab aggregate base rock section has
been prepared and compacted as recommended above, we recommend that a modulus of subgrade
reaction of 200 pci be used for design.

Retaining/Below Grade Walls

Retaining and/or below grade walls should be designed to resist lateral earth pressures imposed by
native soils or granular backfill materials as well as any adjacent surcharge loads. For walls which are
unrestrained at the top and free to rotate about their base, we recommend that active earth
pressures be computed on the basis of the following equivalent fluid densities:
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Note: Where heavy vehicle and/or truck traffic is anticipated and/or required such as those
required for fire and/or garbage trucks, we recommend that the automobile drive area
pavement section be increased by adding 1.0 inches of asphaltic concrete and 3.0 inches of
aggregate base rock. Additionally, for wet weather construction, we recommend a
minimum gravel base rock thickness of at least 12 inches in ali areas. Further, the above
recommended flexible pavement section(s) assumes a design life of 20 years.

Pavement Subgrade, Base Course and Asphalt Materials

The above recommended flexible pavement section(s) were based on the design assumptions listed
herein and on the assumption that construction of the pavement section(s) will be completed during
an extended period of reasonably dry weather. In addition, it assumes that any undocumented fill
soil materials exposed at the design subgrade elevation(s) will be removed as recommended. All
thicknesses given are intended to be the minimum acceptable. Increased base rock sections and the
use of a geotextile fabric may also be required during wet and/or inclement weather conditions
and/or in order to adequately support construction traffic and protect the subgrade during
construction. Additionally, the above recommended pavement section(s) assume that the subgrade
will be prepared as recommended herein, that the exposed subgrade soils will be properly protected
from rain and construction traffic, and that the subgrade is firm and unyielding at the time of paving.
Further, it assumes that the subgrade is graded to prevent any ponding of water which may tend to
accumulate in the base course.

Pavement base course materials should consist of well-graded 1-1/2 inch and/or 3/4 inch minus
crushed aggregate having less than 5 percent fine materials passing the No. 200 sieve. The base
course and asphaltic concrete paving materials should conform to the requirements set forth in the
latest edition of the Oregon Department of Transportation, Standard Specifications for Highway
Construction. The base course materials should be compacted to at least 95 percent of the
maximum dry density as determined by the ASTM D-1557 (AASHTO T-180) test procedures. The
asphaltic concrete paving materials should be compacted to at least 92 percent of the theoretical
maximum density as determined by the ASTM D-2041 (Rice Gravity) test method.

Excavation/Slopes

Temporary excavations of up to about four (4) feet in depth may be constructed with near vertical
inclinations. Temporary excavations greater than about four (4) feet but less than eight (8) feet
should be excavated with inclinations of at least 1 to 1 (horizontal to vertical) or properly
braced/shored. Where excavations are planned to exceed about eight (8) feet, this office should be
consulted. All shoring systems and/or temporary excavation bracing for the project should be the
responsibility of the excavation and/or grading contractor.

Permanent cut and/or fill slopes (if required) should be constructed no steeper than about 2H to 1V.
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Surface Dra] g '~ 7 ater

We recommend that positive measures be taken to properly finish grade the site so that drainage
waters from the apartment buildings and landscaping areas as well as adjacent properties or
buildings are directed away from the new apartment structures foundations and/or floor slabs. All
roof drainage should be directed into conduits that carry runoff water away from the new
apartment structure(s) to a suitable outfall. Roof downspouts should not be connected to
foundation drains. A minimum ground slope of about 2 percent is generally recommended in
unpaved areas around the apartment structure.

Groundwater was encountered at the site in one (1) of the exploratory test pits (TH-#2) at the time
of excavation at a depth of about two (2) feet beneath existing surface grades. Additionally, the
easterly and southerly portions of the site are bounded by an existing seasonal drainage basin and
Hobson Creek, respectively. Further, although groundwater elevations in the area may fluctuate
seasonally and may temporarily pond/perch near the ground surface during periods of prolonged
rainfall, based on our current understand of the site grading required to bring the subject site to
finish design grades, we are of the opinion that an underslab drainage system is generally not
required for the proposed new apartment structure(s). However, we are generally of the opinion
that a perimeter footing/foundation drainage system should be utilized around the perimeter of the
proposed apartment structure(s). Additionally, a foundation drain is recommended for any other
below grade footings and/or retaining walls. A typical recommended perimeter footing and/or
retaining wall footing drain detail is shown on Figure No. 3.

Seismic Design Considerations

Structures at the site should be designed to resist earthquake loading in accordance with the
methodology described in the latest edition of the 2014 State of Oregon Structural Specialty Code
(OSSC) and/or Amendments to the International Building Code (IBC). The maximum considered
earthquake ground motion for short period and 1.0 period spectral response may be determined
from the Washington Structural Specialty Code and/or Figures 1613 (1) and 1613 (2) of the 2009
National Earthquake Hazard Reduction Program (NEHRP) “Recommended Provisions for Seismic
Regulations for New Buildings and Other Structures” published by the Building Seismic Safety
Council. We recommend Site Class “D” be used for design per Table 1613.5.2.

Using this information, the structural engineer can select the appropriate site coefficient values (Fa
and Fv) from Tables 1613.5.3 (1) and 1613.5.3 (2) of the IBC to determine the maximum considered
earthquake spectral response acceleration for the project. However, we have assumed the following
response spectrum for the project:
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5 Asphalt or landscaping soil as required

< / (slope surface to drain) - see Note 3
< —_—

(" 7
L W 6" seal of compacted native soil
& / (landscape7 areas only)
¢ General Backfill
Underslab drain |\ = -
§' from wall line 4-742% min_
d )] -— Chimney Drainage Zone
12° minimum cover over pipe,
6" minimum cover over footing

¢—————— Filter Fabric

Drain Gravel

Preferred Perforated
Drain Pipe Location

SCHEMATIC - NOT TO SCALE

NOTES:

1,
2.

Filter Fabric to be non-woven geotextile (Amoco 4545, Mirafi 140N, or equivaient)

Lay perforated drain pipe on minimum 0.5% gradient, widening excavation as required.
Maintain pipe above 2:1 slope, as shown.

Ali-granular backfill is recommended for support of slabs, pavements, etc. (see text for
structural fill).

Drain gravel to be clean, washed %" to 14" gravel.

Generai backfill to be on-site gravels, or %™-0 or 1%:"-0 crushed rock compacted to 92%
Modified Proctor (AASHTO T-180).

Chimney drainage zone to be 12" wide (minimum) zone of clean washed, medium to coarse
sand or drain gravel if protected with filter fabric. Altematively, prefabricated drainage structures
(Miradrain 6000 or similar) may be used.

PERIMETER FOOTING/RETAINING WALL DRAIN DETAIL
Project No. 1001.049.G | ARIZOEA WAYiPARTMENTS ! Figure No. 3
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Table 1. 2012 IBC Seismic Design Parameters

Site Ss St Fa Fv Sms SMi Sps Spbi
Class
D 1.324 0.671 1.000 1.500 1.324 1.006 0.882 0.671

Notes: 1.Ssand S1 were established based on the USGS 2012 mapped maximum considered
earthquake spectral acceleration maps for 2% probability of exceedence in 50 years.

2. Fa and Fv were established based on2012 IBC tables 1613.5.3 (1) and 1613.5.3 (2) using
the selected Ss and S1 values.

Storm Water Infiltration

We understand that consideration is being given to possible collection and disposal of storm water
on the subject apartment development site. While specific details regarding storm water collection
and/or disposal are still unknown at this time, we envision that disposal of storm water will likely be
performed below the existing site and/or ground surface elevations rather than in open near surface
infiltration ditches and/or swales. In this regard, although field infiltration testing was not
performed at the site during this phase of the investigation, we are of the opinion that only limited
subsurface storm water infiltration is likely beneath the site due to the presence of the existing
easterly seasonal drainage basin and the existing southerly Hobson Creek. As such, we are of the
opinion that an allowable infiltration rate of less than 1.0 inches per hour (in/hr) is likely for design
an on-site storm water infiltration system. However, we recommend that field testing be performed
following the construction of a storm water infiltration system to verify that the above assumed
infiltrate is appropriate for the project.

Erosion Control

During our field exploration program, we observed soil types that would generally be considered
highly susceptible to erosion. In our opinion, the primary concern regarding soil erosion potential
will likely occur during and/or immediately following construction in areas that have recently been
stripped and cleared of surface vegetation. Erosion at the site during construction can be minimized
by implementing a project erosion control plan which should include the judicious use of straw bales
and silt fences. If used, these erosion control devices should be in place and remain in place
throughout all of the site grading and earthwork operations. Erosion and sedimentation of exposed
sandy subgrade soils can also be minimized by quickly re-vegetating exposed areas of soil and by
staging (if possible) construction such that large areas of the site are not denuded and exposed at
the same time. Areas of exposed soil requiring immediate and/or temporary protection against
exposure should be covered with either mulch or erosion control netting/blankets. Areas of exposed
soil requiring permanent stabilization should be seeded with an approved grass seed mixture or
hydroseeded with an approved seed-mulch-fertilizer mixture.
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CONSTRUCTION MC™"™ORING AND TESTING

We recommend that Redmond Geotechnical Services, LLC be retained to provide construction
monitoring and testing services during all earthwork operations for the proposed new Arizona Way
Apartments development. The purpose of our monitoring services would be to confirm that the site
conditions reported herein are as anticipated, provide field recommendations as required based on
the actual conditions encountered, document the activities of the grading contractor and assess
his/her compliance with the project specifications and recommendations. It is important that our
representative meet with the contractor prior to grading to help establish a plan that will minimize
costly over-excavation and site preparation work. Of primary importance will be observations made
during site preparation, structural fill placement, footing excavations and construction.

CLOSURE AND LIMITATIONS

This report is intended for the exclusive use of the addressee and/or their representative(s) to use
to design and construct the proposed new Arizona Way Apartments structures and/or their
associated site improvements described herein as well as to prepare any related construction
documents. The conclusions and recommendations contained in this report are based on site
conditions as they presently exist and assume that the explorations are representative of the
subsurface conditions between the explorations and/or across the study area. The data, analyses,
and recommendations herein may not be appropriate for other structures and/or purposes. We
recommend that parties contemplating other structures and/or purposes contact our office. In the
absence of our written approval, we make no representation and assume no responsibility to other
parties regarding this report. Additionally, the above recommendations are contingent on Redmond
geotechnical Services, LLC being retained to provide all site inspections and construction monitoring
services associated with all aspects of the site grading, earthwork operations, and foundation
preparation work for this project. Redmond Geotechnicat Consultants, LLC will not assume any
responsibility and/or liability for any engineering judgment, inspection, and/or testing performed by
others.

It is the owners/developers responsibility for insuring that the project designers and/or contractors
involved with this project implement our recommendations into the final design plans, specifications
and/or construction activities for the project. Further, in order to avoid delays during construction,
we recommend that the final design plans and specifications for the project be reviewed by our
office to evaluate as to whether our recommendations have been properly interpreted and
incorporated into the project.

If during any future site grading and construction, subsurface conditions different from those
encountered in the explorations are observed or appear to be present beneath excavations, we
should be advised immediately so that we may review these conditions and evaluate whether
modifications of the design criteria are required. We also should be advised if significant
modifications of the proposed site development are anticipated so that we may review our
conclusions and recommendations.
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LY=L OF CARE
The services performed by the Geotechnical Engineer for this project have been conducted with that
level of care and skill ordinarily exercised by members of the profession currently practicing in the

area under similar budget and time restraints. No warranty or other conditions, either expressed or
implied, is made.
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APPENDIX A

TEST PIT LOGS & LABORATORY TEST RESULTS
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APPENDIX

FIELD F*"™" =7 * "IONS AND LAF ~~ \TORY TESTING

FIELD EXPLORATION

Subsurface conditions at the site were explored by excavating four (4) exploratory test pits on July 6,
2016. The approximate iocation of the test pit explorations are shown in relation to the proposed
new Arizona Way Apartments structures and their associated site improvements on the Site
Exploration Map, Figure No. 2.

The test pits were excavated using track-mounted excavating equipment in general conformance
with ASTM Methods in Vol. 4.08, D-1586-94 and D-1587-83. The test pits were excavated to depths
ranging from about 5.0 to 6.0 feet beneath existing site grades. Detailed logs of the test pits are
presented on the Log of Test Pits, Figure No’s. A-5 and A-6. The soils were classified in accordance
with the Unified Soil Classification System (USCS), which is outlined on Figure No. A-4.

The exploration program was coordinated by a field engineer who monitored the excavating and
exploration activity, obtained representative samples of the subsurface soils encountered, classified
the soils by visual and textural examination, and maintained continuous logs of the subsurface
conditions. Disturbed and/or undisturbed samples of the subsurface soils were obtained at
appropriate depths and/or intervals and placed in plastic bags and/or with a thin walled ring sample.

Groundwater was encountered within one (1) of the exploratory test pits (TH-#2) at the time of
excavating at a depth of two (2) feet beneath existing surface grades.

LABORATORY TESTING

Pertinent physical and engineering characteristics of the soils encountered during our subsurface
investigation were evaluated by a laboratory testing program to be used as a basis for selection of
soil design parameters and for correlation purposes. Selected tests were conducted on
representative soil samples. The program consisted of tests to evaluate the existing gradational
characteristics and Atterberg Limits properties as well as direct shear strength, consolidation and
"R"-value tests of the native clayey, sandy silt, silty sand and silty clay subgrade soils.

Dry Density and Moisture Content Determinations

Density and moisture content determinations were performed on both disturbed and relatively
undisturbed samples from the test pit exploration in general conformance with ASTM Vol. 4.08 Part
D-216. The results of these tests were used to calculate existing overburden pressures and to
correlate strength and compressibility characteristics of the soils. Test results are shown on the test
pit log at the appropriate sample depths.
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Maximum Dry Density

One (1) maximum dry density test was performed on a representative sample of the existing clayey,
sandy silt subgrade soils in general conformance with ASTM Vol. 4/08 Part D-1557-78. The test was
conducted to facilitate classification of the soils and for correlation purpose. The test results appear
on Figure No. A-7.

Atterberg Limits

Liquid Limit (LL) and Plastic Limit (PL) tests were performed on a representative sample of the upper
native clayey silt subgrade soils in accordance with ASTM Vol. 4.08 Part D-4318-85. The test results
were used to help facilitate classification of the soils and to determine engineering strength
properties. The test results are shown graphically on Figure No. A-8.

Gradat™ Ana'

Gradation analyses were performed on a representative sample of the underlying sandy, clayey silt
subsurface soils in accordance with ASTM Vol. 4.08 Part D-422. The test results were used to help
classify the soil in accordance with the Unified Soil Classification System (USCS). The test results are
shown graphically on Figure No. A-9.

Direct Shear Strength Test

One (1) Direct Shear Strength test was performed on an undisturbed and/or remolded sample at a
continuous rate of shearing deflection (0.02 inches per minute) in accordance with ASTM Vol. 4.08
Part D-3080-79. The test results were used to determine engineering strength properties and are
shown graphically on Figure No. A-10.

Consolidation Test

One (1) Consolidation test was performed on an undisturbed and/or remolded sample of the native
silty clay subgrade soil to help assess the compressibility characteristics of the near surface silty clay
subgrade soils in general conformance with ASTM Vol. 4.08 Part D-2435-90.

Conventional loading increments of 100, 200, 400, ... 12,800 psf were applied after the 100 percent
time of primary consolidation was identified and defined for each loading increment. The sample
was unloaded and allowed to rebound after the completion of the loading sequence. Deflection
versus time readings were recorded for all load increments from 100 to 12,800 psf. The deflection
corresponding to 100 percent primary consolidation was plotted on the consolidation strain versus
consolidation pressure curve, which is presented on Figure No. A-11.
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"R"-value Tests

One (1) "R"-value test was performed on an a near surface sandy silt subgrade soils in general
conformance with ASTM Vol. 4.08 Part D-2844. The test results were used to help evaluate the
subgrade soils supporting performance capabilities when subjected to traffic loading. The test
results appear on Figure No. A-12

The following figures are attached and complete the Appendix:

Figure No. A-4 Key To Exploratory Boring Logs
Figure No’s. A-5 and A-6 Log of Test Pits

Figure No. A-7 Maximum Dry Density Test Results
Figure No. A-8 Atterberg Limits Test Results
Figure No. A-9 Gradation Test Results

Figure No. A-10 Direct Shear Strength Test Results
Figure No. A-11 Consolidation Test Results

Figure No. A-12 "R"-Value Test Results

93



94



95



96



97



98



99



100



101



RESTIT TR OF R (RESISTANCE) VALUE TESTS

SAMPLE LOCATION: TH-#3

SAMPLE DEPTH: 3.0 feet bgs

Exudation Pressure (psi)

Expansion Dial (0.0001”) 0 0 1
Expansion Pressure (psf) 0 0 3
Moisture Content (%) 17.1 13.5 10.5
Dry Density (pcf) 95.7 100.3 104.4
Resistance Value, “R” 22 35 44
“R”-Value at 300 psi Exudation Pressure = 34

SAMPLE LOCATION:

SAMPLE DEPTH:

Exudation Pressure (psi)

Expansion Dial (0.0001”)

Expansion Pressure (psf)

Moisture Content (%)

Dry Density (pcf)

Resistance Value “R”

“R”-Value at 300 psi Exudation Pressure =

A-12
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