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TILLAMOOK COUNTY PLANNING COMMISSION

HEARING DATE
June 11, 2026- Beginning at 7:00p.m.

LOCATION
Port of Tillamook Bay Conference Center
4000 Blimp Boulevard, Tillamook, OR 97141

VIRTUAL & TELECONFERENCE MEETING INFORMATION

For teleconference access the evening of the hearing, please call 971-254-3149. Conference ID: 887 242
77#.  Virtual Meeting Access: hitps://www tillamookcounty.gov/icommdev. Click on Virtual Teams

Link. *Microsoft Teams Meeting Format.
CALL TO ORDER
ROLL CALL
OLD BUSINESS: NONE

NEW BUSINESS:

#851-26-000055-PLNG: Request for consolidated review and approval of a tentative
subdivision plat for “Riverview Meadows Phase 2”, a subdivision development comprised of
74 residential lots and three tracts (Tracts D-F) for construction of a water reservoir, designated
private open space and a private road system, respectively, together with Geologic Hazard
Report review request #851-26-000056-PNG and Conditional Use request #851-26-000139-
PLNG, a request to allow for a road encroachment into the 15-foot riparian buffer along Bob’s
Creek. Located within the City of Nehalem Urban Growth Boundary, the subject property is
zoned Nehalem Mixed Density Residential (NH_RM) and is accessed via Riverview Meadows
Lane, a private road. The subject property is designated as Tax Lot 3600 of Section 23B,
Township 3 North, Range 10 West of the Willamette Meridian, Tillamook County, Oregon.
Applicant and property owner is Carey Sheldon. The proposed Riverview Meadows Phase 2
was previously approved as Riverview Meadows Phases 2 & 3. These land use decisions
expired prior to final plat approval.

AUTHORIZATION FOR CHAIR TO SIGN APPROPRIATE ORDERS, IF NECESSARY

ELECTIONS

ADMINISTRATIVE DECISIONS: Administrative Decisions are available for public review on the
Tillamook County Department of Community Development website:

https:/fwww.tillamookcounty.cov/commdev/landuseapps

HOUSING COMMISSION UPDATE

DEPARTMENT OF COMMUNITY DEVELOPMENT REPORT

ADJOURNMENT

The Port of Tillamook Bay Conference Center is accessible to citizens with disabilities. If special
accommodations are needed for persons with hearing, visual, or manual impairments that wish to

participate in the meeting, please contact 1-800-488-8280x3423 at least 24 hours prior to the meeting in

order that appropriate communications assistance can be arranged.






Tillamook County DEPARTMENT OF COMMUNITY DEVELOPMENT
BUILDING, PLANNING & ON-SITE SANITATION SECTIONS

1510 ~ B Third Street
Tillamook, Oregon 97141
www.tillamookcounty.gov

Land of Cheese, Trees and Ocean Breeze

PRELIMINARY SUBDIVISION PLAT REVIEW
REQUEST FOR “RIVERVIEW MEADOWS PHASE 2” ‘
#851-26-000055-PLNG
TOGETHER WITH
CONDITIONAL USE REQUEST # 851-26-000139-PLNG &
GEOLOGIC HAZARD REPORT REVIEW #851-26-000056-PLNG

Planning Commission Hearing Date: June 11, 2026
Staff Report Date: June 4, 2026

Staff Report Prepared by: Sarah Absher, CFM, Director

I GENERAL INFORMATION:

Request: Request for consolidated review and approval of a tentative subdivision plat for
“Riverview Meadows Phase 2”, a subdivision development comprised of 74 residential
lots and three tracts (Tracts D-F) for construction of a water reservoir, designated private
open space and a private road system, respectively, together with Geologic Hazard
Report review request #851-26-000056-PNG and Conditional Use request #851-26-
000139-PLNG, a request to allow for a road encroachment into the 15-foot riparian
buffer along Bob’s Creek (Exhibit B). The proposed Riverview Meadows Phase 2 was
previously approved as Riverview Meadows Phases 2 & 3. These land use decisions
expired prior to final plat approval.

Location: Located within the City of Nehalem Urban Growth Boundary, the subject property is
zoned Nehalem Mixed Density Residential (NH_RM) and is accessed via Riverview
Meadows Lane, a private road. The subject property is designated as Tax Lot 3600 of
Section 23B, Township 3 North, Range 10 West of the Willamette Meridian, Tillamook
County, Oregon (Exhibit A).

Zone: Mixed Density Residential (NH_RM)

Applicant &
Property Owner:Riverview Meadows Development, 23765 SE Highway 212, Damascus, OR 97089

II. Description of Site and Vicinity

The subject property is located within the northern region of the City of Nehalem Urban Growth Boundary (UGB)
via Northfork Road, a County road and is accessed by Riverview Meadows Lane, a private road (Exhibit A). The
subject property is approximately 21.88 acres in size (Exhibit A). The subject property was previously approved
for Riverview Meadows Phases 2 and 3, the southern portion as Phase 2 and the northern portion as Phase 3. With
a lapse in land use approvals, the phases have now been consolidated and are reflected on the new preliminary plat
as “Riverview Meadows Phase 2 (Exhibit B)

The subject property is irregular in shape, located on a plateau east of the City of Nehalem, and contains Steep,
downsloped areas along the outer edges of the plateau as depicted on the preliminary plats included in “Exhibit B”.
The subject property is accessed from two private roads part of the Riverview Meadows development road system:
Sunnyview Drive and Vern’s Place (Exhibits A & B).
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Subject property is zoned Nehalem Mixed Density Residential (RM) with surrounding properties zoned Nehalem
Low Density Residential (LM), Nehalem Marine Residential (MR) and Farm (F-1). Farm zoned properties are
located to the east and to the property to the north (Exhibit A).

Riverview Meadows Phase 1 residential properties wrap around and border the southern region of the subject
property proposed for phase two development. An outer band of residential properties border phase one lots. Tax
lot and ownership information is depicted on the plats included in the Applicant’s submittal (Exhibit B). Properties
surrounding the northern half of the subject property (that portion of the property intended to be a third phase of
development) include a private landowner and Stimson Lumber Company. Lot layout, surrounding property
ownership and a topographic depiction of the area are included on the plats made part of “Exhibit B” of this report.

Service providers include the City of Nehalem, Nehalem Bay Wastewater Agency, Tillamook PUD, Nehalem Bay
Fire and Rescue District, Tillamook County Public Works Department and the Tillamook County Sheriff’s Office.
Responses to notice of this proposal from service providers and public agencies are included in “Exhibit B” and
“Exhibit C” of this report.

A. Natural Features

1. Topography: Information contained within the Geologic Hazard Report (GHR) prepared by R. Warren Krager,
R.G., C.E.G., and Jason Morgan, PE, Morgan Civil Engineering for development of the subject property
indicates topography consists of a relatively level natural terrace approximately 130 feet above mean sea level,
with steeper slopes located along the eastern region of the subject property (Exhibit B). Elevations within the
proposed building areas vary from approximately 137 feet above sea level to approximately 113 feet. The subject
property slopes gently to the southwest with slopes varying from nearly flat to over 5%. The eastern edge of the
development slopes down steeply to the east, at roughly 50% (Exhibit B).Based upon DOGAMI Lidar, the
eastern slope breaks abruptly downward at generally over 50% and as steep as 80% to 100% locally (Exhibit B).

2. Seils: Soils and geology of the site is discussed in the Geologic Hazard Report (GHR) prepared by R. Warren
Krager, R.G., C.E.G,, and Jason Morgan, PE, Morgan Civil Engineering (Exhibit B). Soils identified by the
Natural Resources Conservation Service (NCRS) include Chitwood-Hebo complex, 0 to 5% slopes. Sloped soils
at the eastern margin of the subject property are mapped as Templeton-Ecola medial silt loams, 30% to 60%
slopes (Exhibit B).

3. Vegetation: The subject property is covered in grasses and is regularly maintained (Exhibit B). Evergreen trees
are located along the edges of the plateau. The eastern slope is heavily vegetated with blackberries, ferns, trees,
and other species typical of a coastal forest (Exhibit B).

4. Water Features: The National Wetland Inventory Mapper (NWI) does not identify any wetlands within the
area proposed for development as Riverview Meadows Phase 2, however Bob’s Creek is an identified feature
that runs adjacent to the eastern region of the subject property and is within the area proposed as an additional
access to serve this second phase of development (Exhibit A). Drainage ways identified in the immediate area
are also depicted on the NWI map (Exhibit A). The map is for general reference only and verification is generally
completed through a wetland delineation review process with the Oregon Department of State Lands.

The subject property is identified on Flood Insurance Rate Maps #41057C0207F dated September 28, 2018.
With the exception of the road improvements at the intersection of Riverview Drive, a private road, and North
Fork Road, a County road, the development is located outside of Areas of Special Flood Hazard (Exhibit A).

III. APPLICABLE ORDINANCE PROVISIONS & ANALYSIS:

APPLICABLE ORDINANCE AND COMPREHENSIVE PLAN PROVISIONS:

The request is governed through the following Sections of the City of Nehalem Development Ordinance. The suitability of
the proposed use, in light of the criteria, is discussed in Section IV of this report:
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APPLICABLE STANDARDS

SEmoONEY QW

Nehalem Development Ordinance Section 157.205: Mixed Density Residential (RM) Zone
Nehalem Development Ordinance Section 157.402: Street Standards

Nehalem Development Ordinance Section 157.404; Land Divisions

Nehalem Development Ordinance Section 157.407: Stormwater Drainage and Grading
Nehalem Development Ordinance Section 157.408: Utility Lines and Facilities

Nehalem Development Ordinance Section 157.440: Geological Hazards

Nehalem Development Ordinance Section 157.442.01: Riparian Vegetation and Small Streams
Nehalem Development Ordinance Section 157.442.02: Buffers Adjacent to EFU Zoned Property
Nehalem Development Ordinance Section 157.507: Conditional Use Permits

Nehalem Development Ordinance Section 157.510: Subdivisions and Planned Developments

APPLICABLE CRITERTA
A. Nehalem Development Ordinance Section 157.507.05: Conditional Use Decision Criteria
B. Nehalem Development Ordinance Section 157.510.05: Subdivision and Planned Developments Decision Criteria

*Nehalem Development Ordinance Section 157.210: Flood Hazard Overlay Zone, applies to road improvements at the
intersection of Riverview Drive and North Fork Road. The city is completing review of the Fi loodplain Development Permit
as a separate process. A recommended condition of approval has been made requiring a copy of the approved floodplain
development permit at the time of final plat approval. ‘

Iv.

ANALYSIS

A. Nehalem Development Ordinance Section 157.205: Mixed Density Residential (RM) Zone
* The subject property is located within the Nehalem Mixed Density Residential (RM) Zone, and development of

properties in this zone are subject to allowable uses and development standards outlined in Section 157.205.
Specifically, Section 157.205.05: Dimensional Standards establishes minimum lot size and dimensions as follows:

(A) Minimum Lot Size
1. Single Family Home
a. Attached — 4,000 square feet.
b. Detached — 5,000 square feet.
(B)Minimum Lot Dimensions: .
1. Lot Width - 40 feet; corner lot - 60 feet along each street frontage.
2. Lot Depth — 85 feet.
Review of the preliminary plat confirms the proposed lots meet the minimum dimensional and size requirements of
the RM zone.

Findings: The preliminary plat for “Riverview Meadows Phase 27 consists of 74 residential lots. The preliminary plats
Sheets 4-6 confirm the proposed lots meet or exceed the minimum lot size and dimensional requirements outlined above
(Exhibit B). Adherence to applicable standards outlined in Section 157.205.06 is required at the time of individual lot
development, including compliance with setback requirements, parking standards and building height of structures.

Section 157.205.06 requires all development in the RM zone to comply with applicable provisions of this chapter. This
includes compliance with off-street parking requirements in Section 157.403, yard and lot setbacks contained in Section
157.443, standards for fencing in Section 157.444, buffers adjacent to EFU zone outlined in Section 157.442, exterior
lighting standards and other applicable regulations for properties located in mapped areas of geologic hazard and the
flood hazard overlay zone. Applicant’s submittal includes statements of acknowledgement that these standards must
be adhered to at the time of individual lot development, and that the lots are of adequate design to ensure relevant
standards can be met at the time of zoning review (Exhibit B).

B. Nehalem Development Ordinance Section 157.401 General Provisions

157.401.01 Purpose
The purpose of this Article is to:
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(A) Carry out the Comprehensive Plan with respect to development standards and policies. Ensure that natural
features of the landscape, such as landforms, natural drainage-ways, trees, and wooded areas, are
preserved as much as possible and protected during construction.

(B) Promote and maintain healthy environments and minimize development impacts upon surrounding
properties and neighborhoods.

157.401.02 Application of Standards
(A) Application. The standards set forth in this Article shall apply to single family dwellings, duplexes, multi-
Jamily dwellings, land divisions, commercial and industrial projects.
(B) Alternatives to Standards. The application of these standards to a particular development shall be modified
as follows:
1. Development standards which are unigue to a particular use, or special use, shall be set forth within the
zone or in this Section.
2. Those development standards which are unique to a particular zone shall be set forth in the Section
governing that zone.
(C) Organization. This Article is organized as follows:
1. Standards that apply to all zones, such as street standards or sign regulations, are in Sections 157,402
to 157.419.
2.8tandards that apply to specific development or activities, such as a residential accessory building or bed
and breakfast establishment, are in Sections 157.420 to 157.439.
3. General standards that apply fo a variety of developments or uses, such as fences or construction in
geologically sensitive areas, are found in Section 157.430 to 157.459.

157.401.03 Application of Public Facility Standards

Standards for the provision and utilization of public facilities or services available within the City of Nehalem shall
apply to all land developments in accordance with the requirements of the City Public Works Department and City
Engineer. No development permit shall be approved unless the required improvements are provided prior to occupancy
or operation, or unless future provision is assured through a bond, deposit, agreement, or similar instrument approved
by the City.

Findings: City of Nehalem Comprehensive Plan Goal 1 and Goal 2 elements focus on prioritization of citizen
involvement and development of a land use plan for the city. Review of this proposal is consistent with the goals,
objectives and policies contained within these two elements- specifically public notification of hearing proceedings
and opportunity for citizen input as well as applicable standards and criteria set forth in the City of Nehalem zoning
and subdivision ordinances that apply to review of this proposal.

"The farm and forest goal elements do not apply to properties within city limits and the city’s urban growth boundary.
It is important to note however that the city supports preservation and maintenance of agricultural and forest lands, and
this support is implemented through Nehalem Development Ordinance Section 157.442.02: Buffers Adjacent to EFU
Zoned Property.

The Goal 5 element of the city’s comprehensive plan contains goals, objectives and policies focused on the preservation
of natural features, natural resources, scenic and historic areas and open spaces. The city’s goal is to foster high-quality
development consistent with the natural environment. To achieve this goal, objectives and policies include preserving
riparian areas, clustering development, protection of scenic views and encouraging open space in developments.
Implementation of this goal is through Nehalem Development Ordinance Section 157.442.01: Riparian Vegetation and
Small Streams.

The Goal 6 element highlights the importance of air, water and land resources, and contains goals, policies and
objectives that ensure protection and improvement of these resources within the city and city’s urban growth boundary.
Policies require implementation of sedimentation and erosion control measures that are reflected in the city’s
subdivision ordinance. Policies include monitoring use of herbicides and includes a requirement for persons or
organizations to notify the city prior to use. Use of herbicides in the City’s watershed is prohibited and, in some
instances, requires city approval.
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The Goal 7 element acknowledges that the most significant natural hazards in Nehalem are landslide susceptibility and
flooding. This goal element prioritizes reduction and mitigation of risk of natural hazard to life and property. The
policies contained within the goal element are carried out through the development requirements contained in Nehalem
Development Ordinance Section 157.440: Geological Hazards and Nehalem Development Ordinance Section 157.210:
Flood Hazard Overlay Zone.

A Geologic Hazard Report (GHR) has been submitted in compliance with the goals, objectives and policies contained
within the Goal 7: Areas Subject to Natural Hazards element of the city’s comprehensive plan. The road improvements
located at the intersection of Riverview Drive and North Fork Road are subject to the provisions of the Flood Hazard
Overlay Zone outlined in Section 157.210 and are subject to Floodplain Development Permit approval by the City of
Nehalem.

Applicable goals, objectives and policies contained within the Goal 8: Recreational Needs element of the city’s
comprehensive plan include a policy for creation of open space for new developments and encourages public pedestrian
access. Proposed phase two includes an open space area on the preliminary plat (Exhibit B).

City of Nehalem Goal 9: Economic Development element largely focuses on improvement of the economic base of
the community and contains policies for promotion, encouragement and continued support for growth of the city’s
business district. Given the nature of the goals, objectives and policies contained within this goal element, these goals,
objectives and policies do not specifically apply to review of the proposed development.

Goal 10 Housing goal is to provide housing that meets the needs of a variety of age and income groups. Policies
recognize and support identified future housing needs for a broad range of housing types and adopts the City’s Housing
Needs Analysis as part of the Comprehensive Plan. The proposed development of 74 residential lots aligns with the
policies of this goal element.

Goal 11 calls for efficient planning of public services such as sewers, water, law enforcement, and fire protection. The
goal’s central concept is that public services should be planned in accordance with a community’s needs and capacities
rather than be forced to respond to development as it occurs. Policies require land uses and densities within the city’s
urban growth boundary to be consistent with the capacity of existing public facilities or the long-range expansion plans
for key public facilities such as sanitary sewers and water. Policies also require orderly and efficient manner of
expansion of public facilities and services. Policies support development and maintenance of adequate storm drainage
facilities.

Applicants continue to work with the city and county on facility design and construction plans for water and storm
drainage facilities so that the goals, objectives and policies of the Goal 11 element can be met. City and county
comments regarding public facilities are included in “Exhibit C” of this report.

The City’s Goal 12: Transportation element of the Comprehensive Plan aim to provide “a safe, convenient, and
economic transportation system”, and asks for communities to address needs of the transportation disadvantaged”. The
city’s objective is to support a safe, convenient, accessible and economic transportation system for all modes of
transportation. Policies include standards for street development, promoting multi-modal transportation facilities and
limit opportunities for new road connectivity to Highway 101,

As reflected in the Goal 13: Energy Conservation element of the City’s comprehensive plan, the city supports and will
encourage efforts of energy conservation. Staff finds the proposed development is not in conflict with these goals,
objective and policies.

Goal 14: Urbanization element requires the city to coordinate land-use, development and annexation strategies with
Tillamook County. This goal element focuses on lands within the city’s urban growth area and reflects roles and
responsibilities also made part of the intergovernmental agreement between the two jurisdictions. Policy 4 includes a
requirement for findings when reviewing conversion of undeveloped land for urban development, and requires findings
be made by the city to confirm existence of orderly and economic extension of public facilities and services.

Coastal goal elements 16-19 of the city’s comprehensive plan do not apply to this development proposal.
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Adherence to Section 157.401.02: Application of Standards and Section 157.401.03: Application of Public Facility
Standards, as applicable, are demonstrated in the Applicant’s submittal with findings contained in this report (Exhibit
B). Compliance with applicable standards is also reflected in the recommended conditions of approval.

C. Nehalem Development Ordinance Section 157.402 Street Standards

157.402: Street Standards

(B) Minimum Rights-of-Way Widths
1. Street rights-of-way and improvements shall be the widths and standards listed in the Minimum Right-of-Way
Widths Table below.

3. Right-of-way classifications, as used herein, shall be construed to mean the following:

(d) Private street. Street that is not intended, nor shall become a public street with no possibility of through
traffic and with adequate turnarounds; and

(I) Street Names. The City shall approve all street names for conformance with the established pattern and to avoid
duplication and confusion.
{J) Private Streets.
1. The design and improvement of any private street shall be subject to all requirements prescribed by this chapter
for public streets.
2. Private streets shall be named in per provisions in item (I) above.
3. Provision for the maintenance of a private street shall be provided in the form of a maintenance agreement,
homeowners association, or similar instrument acceptable to the City. The applicable document shall be recorded
against the deed record of each lot or parcel, and if appropriate, placed on the final plat.
4. A turn-around shall be required for any private street which is the sole access, and which is either more than
150-feet or which serves more than one dwelling. Turn-arounds shall comply with the design provisions of the
applicable fire district.
157.402.07: Lots and Parcels Served by Private Streets or Easements
The following shall apply to all lots and parcels that are accessed by either a private street or private access easement:
(A) Lot and Parcel Size. The easement containing the private street or access easement shall be excluded from the lot or
parcel size calculation.
(B) Setbacks. The line fronting along a private street or access easement shall be considered a property line. Setbacks to
the garage and home shall be measured from this easement line.
(C) Lot Depth and Width. Where required by the underlying zone, the lot width shall
be measured along the easement boundary and the lot depth shall be measured from the easement boundary to the rear lot
line.

Findings:

- Applicant has proposed a private street system with a design of 50-foot-wide travel lanes (Exhibit B).

- Streets are part of a continuation of the existing private road system of the Riverview Meadows development
(Exhibit B).

- Street intersections are designed at a 90-degree angle, except where site topography and lot configurations require
modified design (Exhibit B).

- All streets are constructed at a grade less than 12% and comply with centerline radii requirements as applicable
(Exhibit B).

- The Nehalem Bay Fire and Rescue District has received copies of the proposed private street system for their review
(Exhibit B).

- Street names are provided on the preliminary plats (Exhibit B). The County Surveyor’s Office, Tillamook County
Public Works and 911 are in receipt of copies of the preliminary plats for review of the private street system and
proposed road names.
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- The subject property is outside of city limits. Standards of this section specific to development of properties within
city limits are not applicable (Exhibits A & B).

- A traffic impact study is included with the Applicant’s submittal as “Exhibit H” with an updated memorandum
(Exhibit B).

- Tillamook County Public Works comments are included in “Exhibit C” of report and has provided a list of
construction requirements that are reflected in the recommended conditions of approval.

D. Nehalem Development Ordinance Section 157.404: Land Divisions

157.404.03 Standards for Lots or Parcels
The following standards shall apply to all Partitions and Subdivisions.

(A) Minimum Lot Area. The minimum lot area shall conform to the requirements of the applicable zone in which
the parcel is located. Access easements, or the access strip to a flag lot, shall not be included in the calculation
of lot area for purposes of determining compliance with any minimum lot size provision of this Chapter.

(B) Minimum frontage. Every lot shall abut a street, other than an alley, for at least 20 feet.

(C) Access and Spacing. Access and spacing standards for streets in Nehalem shall conform to the following access
management spacing standards as indicated below.

Functiongl Closs | Moximum Block | Minimum Minimum Minimyum
Length Block Length | Driveway Intersection Set
sSpacing Back
Collector 1,000 feet 200 feet 100 feet 150 feet

(D) Access and Spacing for Highway 101 and Arterials. Access and spacing standards for Highway 101 within the
City, and arterials shall conform to the Oregon Highway Plan (OHP) access management spacing standards
as indicated below.

Roadway Speed Limit Spacing Standard Spacing Standard
{rurat) {urban)
U.s. 101 55 or higher 1,320 feet 1,320 feet
50 1,100 fest 1.100 feet
40 & 45 990 feet 800 feet
30 &35 770 feet 500 feet
25 & lower 550 feet 350 feet

(E) Private Street Access. Residential lots or parcels may be accessed by a private street developed in accordance
with the provisions of Section 157.403 when it is deterinined that a public street access is: 1. Infeasible due to
parcel shape, terrain, or location of existing structures; and 2. (F) Unnecessary to provide for the future
development of adjoining property.

(F) Flag Lots. Flag lots (or parcels) shall be subject to the following development standards:

I. The access strip shall be a minimum of 20-feet in width. The improved surface shall be a minimum of 14-
Jfeet in width,

2.The access strip shall not be included in the lot area calculation.

3. If the length of the access strip exceeds 150 feet, the parcel or lot shall include a turn-around area in
compliance with local fire district requirements.

(G) Through Lots. Through lots shall be avoided except where essential to provide separation of residential
development from traffic arteries, adjacent non-residential activities, or to overcome specific disadvantages of
topography. Screening or buffering may be required during the application review.

(H) Lot Side Lines. The side lines of lots, as far as practicable, shall run at right angles to the public street, private
Street, or private access easement upon which the lot or parcel faces.

(1) Utility Easements. Utility easements shall be provided on lot areas where necessary to accommodate public
utilities. Easement width shall conform 1o the requirements of the City Public Works Department and City
Engineer.
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157.404.04 Standards for Subdivisions - Blocks and Traffic
(A) General. The length, width, and shape of blocks shall be designed to provide adequate building sites for the use
contemplated; consideration of needs for convenient access, circulation, control, and safety of street traffic -
including pedestrian and bicyclist - and recognition of limitations and opportunities of topography.
(B} Sizes. Blocks shall not exceed 1,000 feet in between street lines with a preferred length of 500-feet. Exceptions
are permitted for blocks adjacent to arterial streets, or if the previous development pattern or topographical
conditions justify a greater length. The recommended minimum distance between collector street intersections with
arterial streets is 1,800 feet.
(C) Traffic Circulation. The subdivision shall be laid out to provide safe, convenient, and direct vehicle, bicycle,
and pedestrian access to nearby residential areas; neighborhood activity centers (e.g., schools and parks);
shopping areas; and employment centers;, and provide safe, convenient, and direct traffic circulation. At a
minimum, “nearby” means the distance from the subdivision boundary — 1/4 mile for pedestrians and one mile for
bicyclists.
(D) Connectivity. To achieve the objective in 157.404.04(C) Traffic Circulation above, the City shall require the
Jollowing:
1. Stub-End Streets: Where the potential exists for additional residential development on adjacent property.
2. Accessways. Public accessways to provide a safe, efficient, and direct connection to cul-de-sac streets,
to pass through oddly shaped or blocks longer than 600-feet, to provide for networks of public paths
creating access to nearby residential areas, neighborhood activity centers (e.g., schools and parks);
shopping areas; and employment centers. ‘
(E) Collector and Arterial Connections. Accessway, bikeway, or sidewalk connections with adjoining arterial and
collector streets shall be provided if any portion of the site’s arterial or collector street frontage is over 600-feet
from either a subdivision access street or other accessway. The placement of an accessway may be modified or
eliminated if natural features (e.g., adverse topography, streams, wetlands) preclude such a connection.
(F) Streets. Street design shall comply with provisions in 157.402 as well as the requirements of the City Public
Works Department and City Engineer.

t

157.404.06: Improvement Requirements — Subdivision

(A) Improvements. The following improvements shall be required for all Subdivisions:
1. Frontage Improvements. Half-street improvements designed to requirements of the City Public Works
Department and City Engineer shall be required for all public streets on which a proposed Subdivision fronts.
Additional frontage improvements shall include sidewalks, curbing, storm sewer, water lines, other public utilities
as necessary, and such other improvements as the City shall determine to be reasonably necessary to serve the
development or the immediate neighborhood. Sanitary sewer shall also be installed per requirements of the
Nehalem Bay Water Agency.
2. Project Streets. Streets within the Subdivision shall be constructed to the requirements of the City Public Works
Department and City Engineer.
3. Monuments. Monuments shall be established as required by the Engineering Design Standards.
4. Surface Drainage and Storm Sewer System. Drainage facilities shall be provided within the Subdivision and to
connect the Subdivision drainage to drainageways or to storm sewers outside the Subdivision. Design of drainage
within the Subdivision shall be constructed in accordance with the requirements of the City Public Works
Department and City Engineer.
3. Sanitary Sewers. Sanitary sewer shall be installed to serve the Subdivision
and to connect the Subdivision to existing mains both on and off the property being subdivided conforming to
Nehalem Bay Wastewater Agency requirements. The Agency may require that the developer construct sewage lines
of a size in excess of that necessary to adequately service the development in question, where such facilities are or
will be necessary to serve the entire area within which the development is located when the area is ultimately
developed. The Agency may also require that the construction take place as an assessment project with such
arrangement with the developer as is desirable to assure his share of the construction.
6. Water System. Water lines with valves and fire hydrants serving the Subdivision and connecting the Subdivision
to the City mains shall be installed in conformance with the requirements of the City Public Works Department and
City Engineer. The design shall take into account provisions for extension beyond the Subdivision to adequately
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grid the City system and to serve the area within which the development is located when the area is fully developed.
However, the City will not expect the developer to pay for the extra cost of mains exceeding eight inches in size.
7. Sidewalks. Sidewalks shall be installed along both sides of each public street and in any pedestrian ways within
the Subdivision. This improvement may be deferred until prior to occupancy of a dwelling.
8. Streetlights. The installation of streetlights is required at locations, and of a type, approved by the City.
9. Street Signs. The installation of street name signs and traffic control signs is required at locations determined to
be appropriate by the City and shall be of a type approved by the City.
10. Other Requirements:
a. Curb cuts and driveway installations are not required of the developer at the time of development, but if
installed, shall be approved by the City and installed per the requirements of the City Public Works
Department and City Engineer.
b. Street tree planting is not required of the developer, but, if planted, shall be according to City standards
and of a species compatible with the width of the planting strip and underground facilities.
11. Bicycle improvements. Improvements for bicycle lanes and other bicycle facilities (signs, parking, etc.) shall be
installed along collector or arterial streets.
12. Transit access improvements. Improvements for bicycle and pedestrian access and connectivity shall be
provided wherever a bus/transit stop is located on or adjacent to the subject property or subdivision.

(B) Completion of Improvements. All improvements required under this Chapter shall be completed to City standards or
assured through a performance bond or other instrument acceptable to the City Attorney, prior to the approval of the Final
Plat of the Subdivision. In no case shall the bond exceed 5% of the remaining project improvements as determined by the
City Engineer. Completion of improvements for sanitary sewer shall comply with provisions of the Nehalem Bay Water

Agency.

157.404.07: Improvement Procedures

In addition to the requirements of the City Public Works Department and City Engineer, improvements installed by a
developer for any land division, either as a requirement of these regulations or the developer’s option, shall conform to the
requirements of this Chapter, the improvement standards and specifications adopted by the City, and shall be installed in
accordance with the following procedures:

(A) Approval Required. Improvement work shall not begin until plans are approved by the City and/or the Nehalem
Bay Water Agency. All plans shall be prepared in accordance with requirements of the City and Agency.

(B) Notification. Improvement work shall not begin until the City has been notified in advance; and, if work has
been discontinued for any reason, it shall not be resumed until the City has been notified.

(C) Inspections. Improvements shall be constructed under the inspection and to the satisfaction of the City Engineer
or histher designee. The City may require changes in typical street sections and improvements if unusual conditions
arise during construction to warrant such changes. Nehalem Bay Water Agency shall conduct inspections of
sanitary sewer improvements, in coordination with the City.

(D) Installation of Utilities. All underground utilities, sanitary sewers, and storm drains installed by the developer
shall be constructed prior to the surfacing of the streets. Stubs for service connections for underground utilities and
sanitary sewers shall be placed to a length eliminating the necessity for disturbing the street improvements when
service connections are made.

(E) As-Built Drawings. A map or plan showing all public improvements as built shall be filed with the City of
Nehalem upon completion of the improvements.

Findings:

Applicant’s submittal complies with the applicable standards outlined above, as reflected on the preliminary
subdivision plat for “Riverview Meadows Phase 2” and contained within the supplemental narrative and evidence
that includes a traffic impact study and geotechnical report (Exhibit B).

All proposed lots adhere to the minimum lot size requirement of the RM Zone.

All proposed lots meet minimum frontage requirements as demonstrated on the preliminary plat (Exhibit B).
Adherence to access and spacing standards are reflected on the preliminary plat (Exhibit B).

A secondary access road, Riverview Drive, is proposed to serve as primary access to the Riverview Meadows
development. Riverview Meadows Lane, a private road that has served as primary access to Riverview Meadows
Phase 1, will become the secondary access to the development (Exhibit B).

One flag lot (Lot 89) is proposed and complies with the standards outlined above for a flag lot (Exhibit B).

No through lots are proposed (Exhibit B).
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- Utility easements are identified on the preliminary plat (Exhibit B).

- Riverview Meadows Phase 2 includes several blocks and lot configurations. Compliance with applicable standards
outlined above are reflected in the Applicant’s narrative and preliminary plat (Exhibit B).

- Applicant acknowledges that improvements must be designed and installed to city/county satisfaction (Exhibit B).

- Sewer availability letter from the Nehalem Bay Wastewater Agency is included in the Applicant’s submittal
(Exhibit B).

- Water is served by the City of Nehalem. The City of Nehalem has confirmed water service is available, provided
infrastructure improvements are made to the existing system to serve the proposed development (Exhibit B).

- Applicants continue to work with the City of Nehalem on water infrastructure and improvement requirements,
including recent construction of an 84,000-gallon water reservoir (Exhibit B). A condition of approval has been
recommended requiring the Applicant complete required infrastructure improvements to the City’s satisfaction prior
to final plat approval.

- Streetlights are waiting to be installed (Exhibit B).

- Applicant’s submittal includes construction of a stormwater facility improvements and accompanying drainage
calculations (Exhibit B). Tillamook County Public Works has reviewed the proposed detention facility construction
plans and has provided additional comments also reflected in the recommended conditions of approval (Exhibit C).

- A recommended condition of approval has been made to ensure compliance with surveying and monument
requirements.

- Public facility requirements for water, sewer and drainage facilities and compliance with these standards is further
discussed in this report with documentation and evidence included in the Applicant’s submittal (Exhibit B).

- Arecommended condition of approval is included in this report to ensure compliance with street signage installation
requirements as well as a condition that all improvements be completed or bonded prior to final plat approval.

E. Nehalem Development Ordinance Section 157.407: Stormwater Drainage and Grading

157.407.04 General Standards
(A) Design Standards. All development shall be planned, designed, constructed, and maintained to:
1. Protect and preserve existing natural drainage channels to the maximum practicable extent;
2. Protect development from flood hazards;
3. Provide a system by which water within the development will be controlled without causing damage or harm to
the natural environment, or to property or persons within the drainage basin;
4. Assure that waters drained from the development are free of pollutants, through such construction and drainage
techniques as sedimentation ponds, reseeding, phasing of grading, and water quality facilities;
3. Assure that waters are drained from the development in such a manner that will not cause erosion to any greater
extent than would occur in the absence of development;
6. Avoid placement of surface detention or retention facilities in road rights-of-way.
(B) Public Easements. In the event a development or any part thereof is traversed by any water course, channel, stream or
creek, gulch, or other natural drainage channel, adequate easements for storm drainage purposes shall be provided to the
City. This shall not imply maintenance by the City.
(C) Obstruction of Channel. Channel obstructions are not allowed except as approved for the creation of detention or
retention facilities approved under provisions of this Chapter and in compliance with City standards.
(C) Conveyance of Flows. All new development within the City shall make provisions for the continuation or appropriate
projection of existing storm sewer lines or drainage ways serving surrounding areas. Drainage extensions may be required
through the interior of a property to be developed where the City determines that the extension is needed to facilitate
upstream flows.
(D) Ciry Inspection. Prior to acceptance of a storm sewer system by the City, the storm sewers shall be flushed and inspected.
All costs shall be borne by the developer. ‘

157.407.05 Grading
(A) Grading permits are required for the following activities and shall be subject to the requirements of the City Public
Works Department and City Engineer.

1. Grading in excess of 50 cubic yards;

2. Grading potentially impacting, riparian areas, drainageways, flood hazard areas;
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3. Grading that could possibly impact adjacent properties;

4. Grading proposed over public storm drains, sanitary sewers, or water lines;

5. Grading requiring tree removal;

6. Other areas with potential impacts as determined by the City;

7. Land partitions and subdivisions. '
(B) If the approved grading activity is associated with a building permit, a final grading inspection shall be required prior
to issuance of certificate of occupancy.
(C) NDPES Permit Required. A National Pollutant Discharge Elimination System (NPDES) permit must be obtained from
the Department of Environmental Quality (DEQ) for construction activities (including clearing, grading, and excavation)
that disturbs one or more acres of land.

Findings:

- Applicant’s submittal includes construction of a stormwater facility improvements (Exhibit B). Tillamook County
Public Works is in receipt of the proposed construction plans and has provided additional comments also reflected
in the recommended conditions of approval (Exhibit C).

- Utility easements are proposed on the architectural plan sheets, identifying the location of the utility and stormwater
facility improvements (Exhibit B).

- Applicant states that all drainage will be routed to Bob’s Creek as applicable (Exhibit B).

- A NDPES permit has been obtained for construction and ground disturbance activities (Exhibit B).

- Applicant states that all grading required for development of Riverview Meadows Phase 2 has already been
completed (Exhibit B),

F. Nehalem Development Ordinance Section 157.408: Utility Lines and Facilities

157.408.02 Standards

(A) Design and Location. The location, design, installation, and maintenance of all utility lines and facilities shall be
conducted with minimum site disturbances.

(B} Private Utilities. All development which has a need for electricity, gas, and communications services shall install them
per the requirements of the district or company serving the development. Except where otherwise prohibited by the utility
district or company, all such facilities shall be underground.

(C) Water Service. All development which has a need for public water shall install the facilities per the requirements of the
City. Installation of the facilities shall be coordinated with the extension of sanitary sewer and storm drainage facilities.
(D)} Sanitary Sewer. All development which has a need for public sanitary sewers shall install the facilities per the
requirements of the Nehalem Bay Wastewater Agency. Installation of such facilities shall be coordinated with the extension
of necessary water services and storm drainage facilities.

(E) Streetlights. When required, the installation of streetlights shall be per the requirements of the City Engineering
Standards and the requirements of the utility company serving the development.

(F) Easements, General. Easements shall be provided along property lines as required by the City, special districts, and
utility companies. Easements for special purpose uses shall be of a width appropriate by the responsible agency. Such
easements shall be designated on the final plat of all subdivisions and partitions.

157.408.03 Public Facility Improvements :
(A) Except for sanitary sewers, all public facility improvements shall be designed and constructed in compliance with the
requirements of the City Public Works Department and City Engineer. The City Engineer (or designee) shall determine
compliance with these standards. These standards are considered requirements and may not be altered per provisions in
this Development Ordinance.
(B) Sanitary sewer facility improvements shall be designed and constructed in compliance with Nehalem Bay Wastewarer
Agency requirements. The Agency shall determine compliance with these standards. These standards are considered
requirements and may not be altered per provisions in this Development Ordinance.
(C} Any new single family, accessory dwelling units and/or duplex (whether attached or detached) dwellings shall satisfy
one of the following minimum standards:
1) 1000 gpm with a flow duration of one hour where the total residential square footage is less than 3,600 square
Jeet and 1,500 gpm where the total residential square footage exceeds 3,600,
2) 350 gpm with a flow duration of 30 minutes and every dwelling unit includes an automatic sprinkler system, or
3) Obtain a variance to these requirements pursuant to NDC 157.506 through a Type HI procedure.
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Findings:

- Service provider letters are included in “Exhibit I of the applicant’s submittal. Letters from the Nehalem Bay
Wastewater Agency, Tillamook PUD, Nehalem Bay Fire and Rescue District and the City of Nehalem for water
service availability have been provided (Exhibit B).

- A copy of the Nehalem Bay Wastewater Authority approval letter for installation of sewer facilities is included as
“Exhibit M of the Applicant’s submittal (Exhibit B).

- Facilities certifications have been completed by Morgan Engineering for the water and sewer line completions. A
copy of the Oregon Health Authority (OHA) Water System Approval Letter is also included in the Applicant’s
submittal as “Exhibit K (Exhibit B).

- The interior private road system consists of a series of continuous streets with two points of access to North Fork
Road, a County road (Exhibit B). A copy of the preliminary plats and construction details have been provided to
the City of Nehalem, Nehalem Bay Fire District and Tillamook County Public Works Department for their review.
Comments received prior to the hearing are included as “Exhibit C” of this report.

- The applicant has provided copies of the “Roads Certification Letter” by Morgan Engineering and a copy of the
Riverview Meadows Road Approach Permit from the Tillamook County Public Works Department. Documents
are included in the Applicant’s submittal as “Exhibit N and “Exhibit O”, respectively (Exhibit B).

- Applicant states that all utility lines and facilities have been installed and inspected for development of Riverview
Meadows Phase 2 has already been completed (Exhibit B).

- Tillamook County Public Works has not reviewed or approved construction plans nor have any required inspections
by the County been conducted for Riverview Meadows Phase 2,

G. Nehalem Development Ordinance Section 157.440: Geological Hazards

Geologic Hazard Reports are subject to the development standards outlined in Section 157.440 of the City of Nehalem
Development Ordinance. A Geologic Hazard Report (GHR) is required prior to approval of a Planned Developments and
Subdivisions, per Section 157.440.03(A). Standards for development that must be addressed through geologic hazard report
review include the following:

- Vegetation removal and revegetation practices; erosion control standards; and management of stormwater runoff
during and after construction. ,

- Identification of regional geologic hazards at the site and investigative findings based upon review geologic reports
and maps; a discussion of historical seismicity; identification of surface water features, discussion of groundwater
conditions and regional drainage patterns; and discussion of geomorphology and surficial processes.

- Site characterization information that provides adequate and accurate information to support the interpretations,
analyses, designs, conclusions and recommendations addressing the scope and objectives of the engineering
geologic report.

- Consideration of the potential effects and impacts of geologic conditions on the proposed development. The report
shall include (when applicable) recommendations for grading practices (including standards for cuts and fills),
vegetation removal and re-vegetation practices; foundation design; and management of stormwater runoff during
and after construction.

- Summary findings and conclusions: Report shall adequately address the type of use proposed and the adverse
effects it might have on adjacent areas; hazards to life, public and private property, and the natural environment
which may be caused by the proposed use; methods for protecting the surrounding area from any adverse effects
of the development; temporary and permanent stabilization programs and the planned maintenance of new and
existing vegetation; the proposed development is adequately protected from any reasonably foreseeable hazards
including but not limited to GEOLOGIC HAZARDS, wind erosion, undercuiting, ocean flooding and storm waves;
and the proposed development is designed to minimize adverse environmental effects.

Findings:
- The subject property is located within an area of geologic hazard within known landslide hazards including mapped
shallow and deep landslide susceptibility (Exhibit A).
- A Geologic Hazard Report (GHR) is required prior to approval of a subdivision, per Section 157.440.03(A).
- As mentioned previously in this report, a GHR has been prepared and included in the application submittal (Exhibit
B). Soils and geology of the site is discussed in the Geologic Hazard Report (GHR) dated February 25, 2020,
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prepared by R, Warren Krager, R.G., C.E.G,, (Exhibit B). In addition to the Krager February 25, 2020, report, the
Geologic Hazard Report also includes the following:

o May 12, 2022, addendum prepared by Morgan Civil Engineering, Inc.

© December 15, 2022, Engineering Portion of Geologic Hazard Report for Road and Utility Development
prepared by Morgan Civil Engineering Inc.

o November 21, 2022, Engineering Geologic Hazard Report prepared by R. Warren Krager, R.G., CE.G,,

o Updated report memorandums dated December 19, 2025, and January 6, 2026, confirming all on-site
activities for construction of “Riverview Meadows Phase 2” were completed in compliance with the
Geologic Hazard Report for Riverview Meadows Phases 2 and 3, approved by the Tillamook County
Planning Commission as #851-21-000414-PLNG (Exhibit B).

-  The Geologic Hazard Report, comprised of the reports and memorandums listed above, contains the required
information for a report as per Section 157.440.02 (Exhibit B). The report includes the following:

o A geologic hazard analysis that includes relevant information outlined in Subsection (D)(1)(a)-(g).

o Recommendations for development that protect development on the subject properties and surrounding
properties, including density, locations of structures and roads, land grading practices, vegetation removal
and revegetation practices, foundation design recommendations for future individual lot development, road
design for the private road system, and recommendations for stormwater management and construction of
associated stormwater facilities (Exhibit B).

o Summary findings and conclusions (Exhibit B).

- Applicant states that activities for construction of “Riverview Meadows Phase 2” have been completed (Exhibit B).

- The GHR includes analysis for geologic hazards in relation to the site and proposed development, a slope stability
analysis, groundwater considerations, recommendations for land grading practices, foundation design, utility
installation requirements and summary findings and conclusions (Exhibit B).

- A recommended condition of approval is also included to require plan review conformance letters certifying the
structural plans for residential lot development comply with the recommendations contained in the Geologic Hazard
Report. Certification of compliance at the time of individual lot development ensures that continued development
of the site is appropriately addressed in accordance with Section 157.440 at the time of individual lot construction.

H. Nehalem Development Ordinance Section 157.442: Special Buffers and Setbacks

157.442.01 Riparian Vegetation and Small Streams
(A) Riparian vegetation along small streams shall be protected by a 15-foot riparian zone for all creeks. This zone
shall be run parallel to the mean high-water line of the subject creek.
(B)Any development within the 15-foot riparian zone, including the removal or replacement of vegetation, shall
require a Conditional Use application pursuant to Section 157.507. In addition to the Conditional Use criteria in
Section 157.507, a conditional use permir within the riparian vegetative area shall indicate how:
(1) the proposal will not affect the following factors;
(2) the proposal can be mitigated in some manner to minimize or eliminate potential harmful impacts regarding
the following factors; or,
(3) the factors do not apply to the request. The factors include:
1. Development or improvements shall be directed away from adjacent streams and drainage corridors to
the greatest possible extent.
2. The development, change, or intensification of use shall provide the maximum possible landscaped area,
open space, or vegetation between the activity and adjacent streams or drainage corridors.
3. The fringe along streams and drainage corridors shall be maintained to the maximum extent practical
in order to assure scenic quality, protection of wildlife habitat, and protection from erosion.
4. Areas of annual flooding, flood plains, and wetlands shall be preserved in their natural state to the
maximum possible extent to protect water retention, overflow and other natural functions. The development
shall comply with the flood plain or floodway development requirements of the Development Ordinance.

Findings: Bob’s Creek traverses through the western region of the Riverview Meadows development and the proposed
private road, Riverview Drive (Exhibit B). A 15-foot riparian setback is required from Bob’s Creek. Applicant has
completed road improvements within the required 15-foot riparian setback (Exhibit B). A mitigation plan in
coordination with the Oregon Department of Fish and Wildlife (ODFW) is proposed (Exhibit B) and a recommended
condition of approval has been made to require an ODFW approved mitigation plan.
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In review of the State of Oregon Wetland Mapper, staff finds that mapped wetlands are identified at the intersection of
Riverview Drive, a private road, and North Fork Road, a County road. Applicant did not provide a wetland delineation;
however, the development activities within this area appear to have already been completed, and mitigation of
development activities within this area are addressed with the ODFW accepted riparian mitigation plan. In review of
the Applicant’s submittal, disturbance activities in the area are likely below the 50 cubic yard threshold (Exhibit B).
Additionally, the Oregon Department of State Lands had not yet provided comments on this proposal at the time of
review. A recommended condition of approval has been made to require compliance with State of Oregon fill/removal
laws, if applicable.

In review of the Applicant’s submittal, staff also finds as follows:

-  The area for development for road improvements within the 15-foot riparian corridor disturbs approximate 45
square feet of riparian area (3-feet by 5-feet) (Exhibit B).

- Improvements to Riverview Drive are necessary to comply with the requirements outlined in Tillamook County
Public Works Road Approach Permit #7005 (Exhibit B).

- A mitigation plan has been developed in coordination with the Oregon Department of Fish and Wildlife (ODFW)
and includes two primary planting areas consisting of planting new trees and shrubs, including 14 Westem red cedar
trees.

- Based upon Applicant’s submittal, the proposed planting plan will result in enhanced habitat values within areas of
the riparian corridor in areas where vegetation does not currently exist (Exhibit B).

- Road design sheds water runoff to the opposite side of Riverview Drive to promote water treatment prior to
discharge into Bob’s Creek (Exhibit B).

- Applicant states no areas of annual flooding, floodplains and wetlands will be affected by the riparian encroachment
of road improvements (Exhibit B).

157.442.01 Buffers Adjacent to EFU Zoned Property
(A) Where development is proposed on lands adjacent to Exclusive Farm Use Zones, the city shall require that a
buffer of not less than 50 feet be required between the development and the EFU boundary in order to protect the
Jarm and development from incompatible uses or activities.
(B) Such a buffer shall be in addition to any required setback for structures or uses.
(C) As part of a land use application and review, the decision authority may require the maintenance of tree stands,
fencing or other separation.

Findings: The eastern portion of the subject property abuts the Farm (F-1) Zone (Exhibit A). In review of the
preliminary plat, proposed lots within this eastern region of “Riverview Meadows Phase 2" are platted 50-feet from the
Farm (F-1) Zone boundary, where a 50-foot-wide road easement part of the overall private road system provides a
buffer and separation between the residential lots and adjacent farm and forest activities (Exhibit B).

I. Nehalem Development Ordinance Section 157.507: Conditional Use Permits

157.507.01 Applicability

A conditional use is a use which is generally acceptable as a land use activity in a particular zone, but due to certain
aspects of the activity, buffering, screening, time limitations or other conditions are necessary to ensure compatibility
with adjacent property. Conditional uses are presumed to be allowed unless conditions to ensure their compatibility
cannot be established.

157.507.02 Process

(A) For property within the City Limits or for a new city water service request for property outside the City Limits, a
Conditional Use application shall be reviewed in accordance with the Type Ill review procedures specified in Section
157.523 and subject to the decision criteria in Section 157.507.05.

(B) For property outside the City Limits, and within the Urban Growth Boundary, a Variance application shall be
reviewed by Tillamook County in accordance with provisions in the Intergovernmental Agreement, and subject to the
decision criteria in Section 157.507.05.
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157.507.04 Submittal Requirements

The applicant shall prepare and submit an application, site plan, and other supplemental information as may be
required by City staff to indicate the intent of the development. The application shall include a statement explaining the
proposal and providing analysis of the proposal relative to the approval criteria. The site plan shall show pertinent
information to scale to facilitate the review of the proposed development.

Findings: Section 157.507,04 requires the site plan to depict all streets, property lines, streams and other pertinent data
to locate the proposal on a vicinity map. The north arrow and scale of drawing are required as well as property account
identification. The dimensions of the property, property size, location of existing easements, public facilities and
improvements are also required to be depicted on the site plan. Existing uses are to be shown on the property as well
as the location of the proposed area on the property to locate the requested conditional use.

The applicant’s submittal contains the applicable required information as summarized above and outlined in Section
157.507.04 (Exhibit B). Applicant has requested conditional use approval for development activities related to road
improvements within the Bob’s Creek 15-foot riparian corridor required by the Tillamook County Public Works
Department as part of the improvements to Riverview Dive near the intersection of Riverview Drive and North Fork
Road, a County road (Exhibit B).

157.507.05 Decision Criteria

A Conditional Use shall be approved if the applicant provides supporting evidence that all the requirements of this

Ordinance relative to the proposed use are satisfied, and demonstrates that the proposed use also satisfies the following

criteria:

(A) The use is listed as a conditional use in the underlying district and complies with the development requirements of
the underlying zone.

(B) The characteristics of the site are suitable for the proposed use considering size, shape, location, topography, and
location of improvements and natural features.

(C) The proposed development is timely, considering the adequacy of transportation systems, public facilities and
services, existing or planned for the area affected by the use.

(D) The proposed use will not alter the character of the surrounding area in a manner which substantially limits,
impairs, or precludes the use of surrounding properties for the primary uses listed in the underlying zone.

(E)} Decision criteria for special buffers are found in Section 157.442.

Findings: In review of the Applicant’s submittal, staff finds the following:

- A conditional use application has been submitted as required under this section (Exhibit B).

- Development activities within the 15-foot Bob’s Creek riparian corridor disturb an area roughly 3-feet by 5-feet for
road improvements to Riverview Drive, the newly designated primary access to the Riverview Meadows
development (Exhibit B).

- Road improvements are required as part of approved Road Approach Permit #7005 from the Tillamook County
Public Works Department (Exhibit B).

- Riverview Drive provides necessary access to “Riverview Meadows Phase 2” and is part of the traffic impact study
for the Riverview Meadows development (Exhibit B).

- Applicant states that the proposed mitigation is intended to enhance the stream corridor in this location and will not
alter the character of the surrounding area or limit use of surrounding properties (Exhibit B).

- ODFW has reviewed the proposed planting mitigation plan included in the Applicant’s submittal and finds the plan
to be sufficient (Exhibit B).

- A recommended condition of approval has been made in reference to the mitigation planting plan reviewed by
ODFW (Exhibit B).

J. Nehalem Development Ordinance Section 157.510: Subdivisions and Planned Developments

157.510.04 Submittal Requirements
The following submittal requirements shall apply to all Preliminary Plat applications for Subdivisions, Planned

Developments and Cortage Cluster Developments:
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(A) All applications shall be submitted on forms provided by the City to the City Manager along with the appropriate fee.
It shall be the applicant's responsibility to submit a complete application which addresses the review criteria of this Section.
The application shall include a statement explaining the proposal and providing analysis of the proposal relative to the
approval criteria.

(B} Applicants for subdivisions shall submit the following:

1. General Information. The following general information shall be shown on the tentative plan:
(a) Vicinity map showing all streets, property lines, streams, and other pertinent data to locate the proposal.
(b) North arrow and scale of drawing.
(¢} Tax map and tax lot number or tax account of the subject property.
(d) Dimensions and size in square feet or acres of the subject property.
{e) Name of the subdivision or PD,
2. Existing Conditions
(a) Location of all existing easements within the property.
(b) Location of City utilities (water and storm drainage) and sanitary sewer (Nehalem Bay Wastewater
Agency) within or adjacent to the property proposed for use to serve the development.
(c) The location and direction of water courses or drainage swales on the subject property.
(d) Existing use of the property, including location of existing structures. It should be noted whether the
existing structures are to remain or be removed from the property.
(e} Direction of drainage and approximate grade of abutting streets.
(f) Proposed streets, approximate grade, and radius of curves.
(g) Any other legal access to the subdivision other than a public street.
(h) Contour lines related to an established bench mark on City datum, having the following minimum
intervals:
(i) Areas with less than 5% slope: One-foot contours
(ii) Areas with slope between 5% and 10%: Two-foot contours.
(iii) Areas with slope greater than 10%: Five-foot contours.
3. Proposed Plan
(a) Locations, approximate dimensions and area in square feet of all proposed lots. All lots shall be
numbered consecutively.
(A) For property within the City Limits, a Conditional Use application shall be reviewed in accordance
with the Type III review procedures specified in Section 157.523 and subject to the decision criteria in
Section 157.507.05.
(B) For property outside the City Limits, and within the Urban Growth Boundary, a Variance application
shall be reviewed by Tillamook County in accordance with provisions in the Intergovernmental Agreement,
and subject to the decision criteria in Section 157.507.05.

Findings:

It should be noted that Applicant’s submittal refers to Chapter 157.511 and is a scrivener’s error (Exhibit B). Staff
finds this discrepancy does not result in a material change to or relevance of the information contained within the
Applicant’s submittal.

“Riverview Meadows Phase 2” consists of 74 residential lots, three tracts that include a recently installed water
reservoir, open space and the private road system (Exhibit B).

Applicant’s site plan identifies natural areas on the subject property, including the location of Bob’s Creek (Exhibit
B).

Applicant’s submittal includes construction and location layout details for a stormwater facility and utility
improvements, including the location of proposed easements (Exhibit B). Tillamook County Public Works has
reviewed the proposed construction plans and has provided additional comments also reflected in the recommended
conditions of approval (Exhibit C).

K. Nehalem Development Ordinance Section 157.510.05: Subdivision and Planned Developments Decision Criteria

(A) Each parcel shall satisfy the dimensional standards of the applicable zone, unless a variance from these standards is
approved or the request is part of a Planned Development or Cottage Cluster Development.

(B) The parcels shall meet the Development Standards for Land Division of Section 157.404; or, specific requirements of a
Planned Development or Cottage Cluster Development.
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(C) Existing buildings shall comply with the setback requirements of the applicable zone, unless a variance from the
requirements is approved. ‘

(D) Adequate public facilities, including access, shall be available to serve the existing and newly created parcels. The
applicant shall design and install a water system to serve all lots or parcels within a development in accordance with
Nehalem City Code Section 51.09 and shall connect those lots or parcels to the city's water system. Applicants are
responsible for extending the city's water system to the development site and through the applicant's property to allow for
the future connection of neighboring undeveloped properties that are suitably zoned for future development. If adjacent
properties are undeveloped or landlocked, consideration will be given to extending appropriate access to those properties
in accordance with adopted City policy.

(E) Planned Development. In addition to the criteria listed above, approval of a Planned Unit Development shall require
compliance with the applicable development and layout provisions contained in Section 157.405 of this Ordinance.

(F) Cottage Cluster. In addition to the criteria listed above, approval of a Cottage Cluster Development shall require
compliance with the applicable development and layout provisions contained in Section 157.406 of this Chapter.

Findings:

- Lot sizes and dimensions are included in the preliminary plat layout, confirming each lot meets or exceeds the
minimum lot and dimension requirements of the Nehalem Mixed Density Residential (RM) Zone (Exhibit B).

- Setbacks for new development will be determined as part of zoning review for individual lot development. Aside
from the newly constructed water reservoir, the subject property is vacant of improvements (Exhibit B).

- The preliminary plat confirms the required 50-foot buffer from the Farm (F-) Zone is and will continue to be
maintained (Exhibit B). _

- Applicant’s narrative and submitted documentation confirms adequacy of facilities to serve “Riverview Meadows
Phase 2” (Exhibit B).

- Requirements for public facility and infrastructure improvements are addressed throughout this report and
recommended conditions of approval have been included to ensure compliance with city standards.

- “Riverview Meadows Phase 2” is not a cottage cluster or planned development.

V. PUBLIC TESTIMONY:

Comments received are included as “Exhibit C” of this report. Cormments relevant to the applicable criteria will be addressed
at the June 11, 2026, public hearing.

VI. RECOMMENDED CONDITIONS OF APPROVAL FOR “RIVERVIEW MEADOWS PHASE 2”
PRELIMINARY SUBDIVISION PLAT, CONDITIONAL USE AND GEOLOGIC HAZARD REPORT

'The Nehalem Development Ordinance Section 157.510.06 requires the applicant to file a Final Plat within two years of
approval of the Preliminary Plat, unless an extension is granted as provided by Section 157.501.05. "A request for an
extension must be submitted 30 days prior to the expiration date of the approval period.

1. By accepting this approval, the applicant/owner agree to indemnify, defend, save and hold harmless Tillamook County,
and its officers, agents, and employees from any claim, suit, action or activity undertaken under this approval, including
construction under a Building Permit approved subject to this approval.

2. The applicant/owner shall obtain all necessary local, state and federal permits prior to construction and/or development,
including an approved Floodplain Development Permit from the City of Nehalem for road improvements to Riverview
Drive, a private road, and demonstration of compliance with State of Oregon fill/removal laws for development
activities within mapped wetland areas, if applicable.

3. Prior to final plat approval, a copy of the updated Conditions, Covenants and Restrictions shall be provided to the
Department of Community Development, City of Nehalem and the Tillamook County Public Works Department.

4. The applicant/owner shall meet the requirements of the City of Nehalem for water supply system design & construction.
A letter of final approval from the City of Nehalem confirming satisfaction with construction of utility improvements
is required for Final Plat approval. Letters of water service availability will be required at the time of development of
each individual lot.
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5. The applicant/owner shall meet the requirements of the Nehalem Bay Wastewater Authority for sanitary sewer system
design & construction. A letter of final approval from the Nehalem Bay Wastewater Agency confirming satisfaction
with construction of utility improvements is required for Final Plat approval. Letters of sewer service availability will
be required at the time of development of each individual lot.

6. The applicant/owner shall obtain necessary permits and authorizations from the Tillamook County Public Works
Department and shall comply with applicable City of Nehalem Development Ordinance standards for road construction
and design, utility installation and stormwater facility design requirements deemed necessary to serve the development.
A letter of final approval from the Tillamook County Public Works Department confirming improvements have been
inspected and satisfactorily constructed is required for Final Plat approval. This includes the following requirements:

a) The record drawings shows that a portion of the newly constructed storm line between lots 68 & 69 (near the
intersection with Pluto Drive & Kinlee Drive) indicates that the line is very close to the proposed easement. The
applicant needs to modify the drainage easement between the two lots or provide a letter that the drainage pipe
can be maintained without working outside of the easement.

b) Submit a detailed stormwater management plan to TCPW for review and approval. This document should be
added to the CC&Rs as an appendix.

¢) Submit a detailed road management plan to TCPW for review and approval. This document should be added
to the CC&Rs as an appendix.

d) The Declaration of Covenant, Conditions, and Restrictions need to address road and stormwater facilities
maintenance.

e) Submit road testing results to TCPW for acceptance prior to plat approval.

7. The applicant/owner shall implement the mitigation plan reviewed and accepted by the Oregon Department of Fish and
Wildlife (ODFW) for development activities within the Bob’s Creek riparian corridor. A letter from ODFW confirming
the plantings have been completed is required for final plat approval.

8. The applicant/owner shall submit a statement from the project engineer, certifying facility and infrastructure
improvements were constructed in a manner consistent with the requirements and recommendations outlined in
Geologic Hazard Report #851-26-000056-PLNG. Certification is required for final piat approval.

9. The applicant/owner shall submit a statement or geologic hazard report addendum from the project engineer, certifying
the proposed development plans for each individual lot meet the mandatory development requirements of the geologic
hazard report at the time of consolidated zoning and building permit application submittal. Building permits shall not
be issued until evidence is submitted to the Department confirming the proposed development plans, including
accessory structures, meet the requirements of Geologic Hazard Report #851-26-000056-PLNG.

a) Site specific Geologic Hazard Reports are required at the time of individual lot development of Lots 43-32 and
Lot 59.

10. The applicant/owner shall have all foundation, footing and other grading preparation activities for structural
improvements inspected and approved by a registered geotechnical professional or their designee. A letter from the
geotechnical professional or their designee shall be submitted to the Tillamook County Department of Community
Development prior to a footing inspection by the County building inspector.

11. Development activities for construction of “Riverview Meadows Phase 2” and future individual lot development shall
remove only that vegetation necessary to accommodate the proposed development. Natural vegetation shall remain in
all areas not required for construction. Revegetation of all disturbed areas shall occur immediately following completion
of any approved site development. All bare slopes shall be promptly revegetated to avoid erosion and sloughing. An
appropriate fertilizer shall be used to speed the establishment of the cover material. A jute matting, straw cover, or
other stabilization product shall be placed over the soil to protect against erosion, before the seeds are allowed to
germinate, Native shrubs and trees shall be planted to contribute to the long-term stability of the site.
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12.

13.

14.

15.

16.

17.

Qw e

All excavated material shall be hauled off site to an approved upland location or place behind a retaining wall. No
excavated material shall be used as sidehiil fill.

The property owner shall periodically monitor site conditions and take actions to ensure individual lot development
standards outlined in Geologic Hazard Report review #851-26-000056-PLNG are implemented and that these
Conditions of Approval are met. The property owner shall supply the general contractor or builder with a copy of the
Geologic Hazard Report at the time of individual lot development.

All taxes owed shall be paid in full prior to recording the final plat.

The applicant/owner shall comply with the requirements of the Tillamook County Surveyor’s Office for final plat review
and recording, '

All easements shall be identified on the final plat. Easements shall have an indicated recorded reference and/or reference
the owner’s certification of dedication on the final plat.

Approval for “Riverview Meadows Phase 2”, including Conditional Use Permit # 851-26-000139-PLNG and Geologic
Hazard Report review #851-26-000056-PLNG are valid for two (2) years from the date of Planning Commission
approval (June 11, 2026) and shall be void on (June 11, 2028), unless all conditions are met, or an extension of time is
requested prior to expiration of these land use approvals.

EXHIBITS

Vicinity, Zoning, Assessors, Wetland, Flood and Hazard Maps
Applicant’s Submittal
Public Comments
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M Proposed lots, streets, tracts,

open space and park [and (if any);

location, names, right-of-way

dimensions, approximate radius of

street curves; and approximate

finished street center line grades.

All streets and tracts that are
being held for private use and all
reservations and restrictions

relating to private tracts identified
B Location, width and purpose of all

proposed easements

B Proposed deed restrictions, if any,

in outline form

8 Approximate dimensions, area
calculation {in square feet), and
identification numbers for all
proposed lots and tracts

Proposed Development

M Proposed uses of the property,

including all areas proposed to be
dedicated as public right-of-way
or reserved as open space

B On slopes exceeding an average

grade of 10%, as shownon a
submitted topographic survey, the
preliminary location of
development on lots
demaonstrating that future
development can meet minimum
required sethacks and applicable
engineering design standards
Preliminary utility plans for sewer,
water and storm drainage when
these utilities are to be provided

M The approximate location and

identity of other utilities, including
the locations of street lighting
fixtures, as applicable

M Evidence of compliance with

applicable overlay zones, including
but not limited to the Flood
Hazard Overlay (FH) zone

M Evidence of contact with the

applicable road authority for
proposed new street connections

M Certificates or letters from utility

companies or districts stating that
they are capable of providing
service to the proposed
development

Additional Information Required for Subdivisions

B Preliminary street layout of undivided portion of lot
O Special studies of areas which appear to be hazardous

due to local geologic conditions

B \Where the plat includes natural features subject to the
conditions or reguirements contained in the County's
Land Use Ordinance, materials shall be provided to
demonstrate that those conditions and/or

requirements can be met

B Approximate center line profiles of streets, including
extensions for a reasonable distance beyond the limits
of the proposed Subdivision, showing the proposed

B Profiles of proposed drainage ways
O In areas subject to flooding, materials shali be

submitted to demonstrate that the requirements of

the Flood Hazard Overlay {FHO} zone of the County's
Land Use Ordinance will be met

M !f lot areas are to be graded, a plan showing the
nature of cuts and fills, and information on the

character of the soil

finished grades and the nature and extent of

construction

M Proposed method of financing the construction of
common improvements such as street, drainage
ways, sewer lines and water supply lines

[ Land Division Permit Application

Rev. 9/11/15




[ FINAL PLAT {LDO 090(1))

O Date, scale, north arrow, legend, highways, and Certificates: .
railroads contiguous to the plat perimeter O Title interest & consent (] Water
O Description of the plat perimeter O Dedication for publicuse (0 Public Works

O The names and signatures of all interest holders in 3 Engineering/Survey
the land being platted, and the surveyor

O Monuments of existing surveys identified, related [ Additional Information:
to the plat by distances and bearings, and
referenced to a document of record

O Exact location and width of all streets, pedestrian
ways, easements, and any other rights-of-way

O Easements shall be denoted by fine dotted lines,
and clearly identified as to their purpose

O Provisions for access to and maintenance of off-
right-of-way drainage

O Block and lot boundary lines, their bearings and
lengths

O Block numbers

O Lot numbers

O The area, to the nearest hundredth of an acre, of
each lot which is larger than one acre

3 Identification of land parcels to be dedicated for
any purpose, pubiic or private, so as to be
distinguishable from lots intended for sale

/ -

Authorization

This permit application does not assure permit approval. The applicant apd/or property owner shall be
responsible for obtaining any other necessary federal, state, and local permits. Within two (2) years of final
review and approval, all final plats for land divisions shall be filed and recorded with the County Clerk,
except as required otherwise for the filing of a plat to lawfully establish an unlawfully created unit of land.
The applicant verifies that the information submitted is complete, accurate, and consistent with other
information submitted with this application.
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AppHcant Signaturel,
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with Northfork Road and is located west of Riverview Meadows Lane. Riverview Drive will
serve as the primary access for the development. As previously established, Riverview
Drive provides a.superior alignment and design compared to the originally approved
access route (Riverview Meadows Drive) and is proposed to be privately maintained. All
required easements necessary for construction and use of this access have been secured.

As part of the subdivision development, the applicant is constructing a new 84,000-gallon
water reservoir on Tract D at the north end of the property. This facility is designed to
provide adequate domestic water pressure and fire flow for the subdivision and will also
interconnect with the City of Nehalem’s existing water distribution system, providing
additional system benefits to this area.

The applicant intends to record Covenants, Conditions, and Restrictions (CC&Rs) and
establish a Homeowners’ Association concurrent with recording of the final plat.

Il. Project Status and Summary of Work Completed

As noted ahove, Phase 2 of the original application was approved on October 25, 2022
and Phase 3 was approved on June 20, 2023. Following these approvals the applicant
began to work with his consultant team to prepare construction plans for the various
systems. Following completion of these plans, the applicant began constructing required
improvements. Due to length of time required to construct onsite improvements and the
time it took to receive approval of the water reservoir plans, tentative plat approval
expired. At this point all underground work has been completed and the roads are
paved. The owner is waiting for the utility district to install transformers and install
wiring. Work is progressing on the water reservoir with completion expected in the next
couple of months.

Below is a chronology of the steps involved and progress made to date on these
improvements:

« June 6, 2022 - Engineer starts work on water reservoir design. ,

- September 25, 2023 - DEQ issues 1200-C Permit for grading and erosion control.

» October 13, 2023 - Construction Plans submitted to City Nehalem for review.

= December 10, 2023 - City of Nehalem approves Construction Plans.

= May 18, 2024 - Erosion control measures installed.

« June, 2024 - Underground pipe work started (1. sanitary sewer, 2. water, 3. storm, 4.
dry utilities, 5. street light conduits.

» October 4, 2024 - Initial sewer line testing.

» June, 2025 - Roads rocked and proof rolled (Engineer conducts periodic inspections).

« June 30, 2025 - Water lines tested as final.

» August 8, 2025 - Road paving completed.

» October 13, 2025 - Sewer manhole testing completed.

» September 4, 2025 - City issues zoning approval for water reservoir.

» September, 2025 - Light fixtures bases installed.

+ September, 2025 - Site is hydro-seeded to minimize erosion.

» September, 2025 - Site preparation begins for water reservoir.
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+» September, 2025 - Special geotechnical report prepared for the water reservoir and
submitted to County.

» October 8, 2025 - DSL concurrence of wetland delineation .

» October 16, 2025 - Building permit application submitted to County requesting approval
to construct water reservoir pump house/service building. Currently waiting for

approval.

« October 23, 2025 - Geologic Hazard Review permit for the water reservoir issued by the

County.

«» October 31, 2025 - Assignment of address with Tillamook Count for pump station permit
» November 12, 2025 - City of Nehalem finalizes review of water reservoir plans and
Project Engineer stamps plans as approved.

« November 4, 2025 - Pump station permit applied for.

« November 15, 2025 - Construction of water reservoir begins (a total of five, 5-foot rings
are poured).

» December 18, 2025 - Water reservoir roof is poured.
« January 12, 2026 - Revised access permit submitted to County

» February 4, 2026 - State of Oregon Building Division approves pump station permit
- February 5, 2026 - Tillamook County Public Works approves Riverview Meadows Drive
approach permit.

« March 3, 2026 - Tillamook County approves pump station permit.

lll. Application Approval Requests

The applicant requests the following approvals with this application:

¢ Preliminary Plat Subdivision Review

IV. Items Submitted With This Application
Exhibit A - Land Use Application
Exhibit B - Project Narrative
Exhibit C - Preliminary Plat
Exhibit D - Civil Plans

Sheet 1 - Cover Sheet

Sheet 2 - Notes

Sheet 3 - Roadway Alignments
Sheet 4 - Field Topography
Sheet 5 - Storm Drain System
Sheet 6 - Grading South Area
Sheet 7 - Grading North Area
Sheet 8 - Utility Layout - South
Sheet 9 - Utility Layout - North

Offsite Improvements

Sheets R1 - R3 - Riverview Drive Grading
Sheet R4 - Riverview Drive Profile
Sheets R5 - R12 - River Drive

Subdivision Improvements

Sheets C1 - C8 - Coltree Drive
Sheets K1 - K6 - Kinlee Drive
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s Sheets M1 - M2 -Meeka Drive
Sheets P1 - P2 - Pluto Drive
e Sheet D1 - Sewer Details
Sheet D2 - Water Details
Exhibit E - Geologic Hazard Report Update (revised 3/12/26)
Exhibit F - Engineering Site Preparation Update (revised 3/14/26)
Exhibit G - Drainage Calculations
Exhibit H - Traffic Analysis Update Memorandum (12/29/25)
Exhibit | - Proposed CC&R
Exhibit J - Service Provider Letters

« Nehalem Bay Wastewater Agency

« Tillamook Peoples Utility District

» Nehalem Bay Fire and Rescue District

- City of Nehalem, Water Service Availability
Exhibit K - Facilities Certifications

« Certificate of water line completion (Morgan Engineering)

» Certificate of sewer line completion (Morgan Engineering)

« OHA Water System Approval Letter
Exhibit L - Erosion Control Plan (9 sheets)
Exhibit M - Nehalem Bay Wastewater Authority Approval Letter (3/11/26)
Exhibit N - Roads Certification Letter, Morgan Civil Engineering (3/14/26)
Exhibit O - Riverview Meadows Drive Approach Permit
Exhibit P - Bob’s Creek Riparian Mitigation Plan

V. Review of Applicable Approval Criteria

Subdivision applications are required to comply with the code criteria found in the City of
Nehalem Subdivision Ordinance and Zoning Ordinance. Each of the relevant code
sections are reviewed below. Each relevant code section is written in regular text
followed by a response written in italics.

City of Nehalem

Article Il - Zones and Zoning Regulations

157.201.01 - Mapping of Zones ,

(A) Zoning maps. The boundaries of zoning districts within the city limits are shown upon
the maps entitled “City of Nehalem Zoning Map.” The boundaries of zoning districts
within the urban growth boundary, but outside the city limits, are shown on the
“Titlamook County Zoning Map.”

(B) City zoning map. The official “Zoning Map” shall be maintained on file in the office of
the City Manager as long as this chapter remains in effect. Amendments thereto shall be
endorsed on the map with the number of the ordinance by which the change was made.
Failure to revise the map shall not affect the validity of any zone change. (Ord. 2023-05,
passed 10/09/2023)

Response: As shown on the Nehalem Zoning Map (4/18/25), the subject property is
zoned RM, Mixed Density Residential.

157.205 - Mixed Density Residential - RM Zone
157.205.02 - Permitted Uses
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The following uses and their accessory uses are permitted outright:

(A) Single-family housing.

(E) Park and publicly owned recreation areas.

Response: Single family dwellings are proposed to be constructed on these lots. In
addition, a privately owned and maintained park is proposed in Phase 2. These uses are
permitted in the RM zone.

157.205.05 - Dimensional standards

Unless otherwise required by this chapter, the following minimum dimensional standards
shall be required for all development in the RM Zone:

(A) Minimum lot size.

(1) Single-family home, duplex, or triplex - 5,000 square feet.

(7) Nonresidential uses - Sufficient area to comply with setback, parking, landscaping and
other development standards. Inability to comply with this provision shall not form the
basis for a variance request.

Response: As shown on submitted plans, all {ots comply with the dimensional standards
of this section. These standards are met.

(D) Minimum lot dimensions.

(1) Lot width - 40 feet; except as follows:

(a) Corner lot - 60 feet along each street frontage.

(2) Lot depth - 85 feet; except townhouse lots shall have a minimum lot depth of 75 feet.
Response: As shown on submitted plans, all lots comply with the dimensional standards
of this section. These standards are met.

(E) Minimum setback (residential).

(1) Front yard - 15 feet; 10 feet for cottage cluster dwellings.

(2) Street side yard - 15 feet; 10 feet for cottage cluster dwellings.

(3) Side yard - five feet minimum; 12 feet both sides combined. For lot or parcel lines
where townhouse units are attached, the minimum side yard shall be zero feet.

(4) Rear yard - 15 feet; 10 feet for cottage cluster dwellings and corner lots.
Response: All lots are compatible of complying with the setbacks in this section. The
specific requirements of this section will be evaluated with submission of building
permit to construct homes on these lots.

(F) Minimum setback (nonresidential).

(1) Front yard - 15 feet.

(2) Street side yard - 15 feet.

(3) Side yard - 10 feet minimum plus one additional foot for each foot that the building
height exceeds 20 feet.

(4) Rear yard - 15 feet; corner lot may be 10 feet.

Response: The proposed water reservoir and accessory buildings comply with the
requirements of this section. These standards are met.

(G) Maximum building height. The maximum building height shall be 30 feet, except that
building heights of up to 35 feet may be authorized for conditional uses as part of the
conditional use review and approval process.
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(H) Maximum lot coverage.

(1) Single-family home - 60%.

Response: All structures will be designed and constructed in compliance with these
standards.

157.205.06 - Development standards

All development in the RM Zone shall comply with the applicable provisions of this
chapter. The following references additional development requirements:

(A) Off-street parking. Parking, driveway and loading improvements shall comply with
provisions in § 157.403 of this chapter.

(B) Signs. Signs in the RM Zone shall conform to the standards contained in § 157.409 of
this chapter.

(C) Yards and lots. Yards and lots shall conform to provisions contained in § 157.443 of
this chapter.

(D) Fencing. Fences shall conform to provisions contained in § 157.444 of this chapter.

(E) Shoreline and aquatic area. Development shall be in accordance with the provisions in
§ 157.441 of this chapter.

(F) Buffers adjacent to land zoned EFU by Titlamook County. Property adjacent to land
zoned EFU by Tillamook County shall be subject to provisions in § 157.442 of this chapter.
(G) Exterior lighting. Any exterior lighting, including lights attached to a building, shall
not shine directly on adjacent residential property.

(H) Other. A property owner is advised other regulations may apply for property in the
floodplain (8 157.210 of this chapter) and geological hazard areas (§ 157.440 of this
chapter). In addition, new uses and significant expansions may be subject to a site
development review (8 157.509 of this chapter).

Response: As noted above, the subject property is located adjacent to land zoned Farm
(F-1) comparable to EFU zoning to the north and a portion of the east property lines. As
review applicable standards are contained below. All structures will be designed and
constructed in compliance with these standards.

Article IV - Development Requirements

157.401 - General Provisions

157.401.01 - Purpose

The purpose of this subchapter is to:

(A) Carry out the Comprehensive Plan with respect to development standards and
policies. Ensure that natural features of the landscape, such as landforms, natural
drainage-ways, trees, and wooded areas, are preserved as much as possible and
protected during construction.

(B) Promote and maintain healthy environments and minimize development impacts upon
surrounding properties and neighborhoods.

Response: The proposal complies with all requirement of this sectron

157.401.02 - Application of standards

(A) Application. The standards set forth in this subchapter shall apply to single-family
dwellings, duplexes, triplexes, quadplexes, townhouses, cottage clusters, multifamily
dwellings, land divisions, commercial and industrial projects.
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(2) The street system shall assure an adequate traffic circulation system with intersection
angles, grades, tangents, and curves approprlate for the traffic to be carried
considering the terrain.

(3) Where location is not shown in a development plan, the arrangement of streets shall
either:

(a) Provide for the continuation or appropriate projection of existing principal streets
in surrounding areas; or

{b) Conform to a plan for the neighborhood adopted by the city to meet a particular
situation where topographical or other conditions make continuance or
conformance to existing streets impractical.
Response: The proposed street system is designed as a continuation of streets
approved and construction with Phase 1 of Riverview Meadows Subdivision. In
addition, the applicant has proposed construction of a new road to serve the
development (Riverview Drive). This standard is met.

{B) Minimum right-of-way widths
(1) Street rights-of-way and improvements shall be the widths and standards listed in the
Minimum Right-of-Way Widths Table below.
(2) The width of a required right-of-way shall be determined by the city based upon, but
not limited to, the following factors:
(a) Street classification, if any, listed within the Comprehensive Plan, Transportation
System Plan and/or this chapter;
(b) Anticipated traffic generation;
(c) On-street parking needs;
(d) Sidewalk and bikeway requirements based on anticipated level of use;
(e) Requirements for placement of utilities;
(f) Street lighting;
(g) Minimize drainage, slope and sensitive lands impacts, as identified within
§ 157.406 of this chapter;
h) Safety and comfort for motorists, bicyclists and pedestrians;
i) Access needs for emergency vehicles;
j) Street furnishings (e.g., benches, lighting, bus shelters) when provided;
k) Transition between different street widths (i.e., existing streets and new streets),
as applicable; and
(1) Other relevant criteria.
Response: All roads are proposed and classified as local streets. This standard is
met.

— — p— p—

(3) Right-of-way classifications, as used herein, shall be construed to mean the following:
(a) Arterial street. Carries most of the traffic through or into the city; provides access
" to the most intensive areas of the city;

(b) Collector street. Distributes traffic from arterial streets into residential streets
and are intermediate in size, between arterial and residential streets;

(¢) Residential street. Serves as direct access to abutting properties and are not
intended to provide through traffic movements as do arterial and collector streets;

(d) Private street. Street that is not intended, nor shall become a public street with
no possibility of through traffic and with adequate turnarounds; and
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(3) Other streets, except alleys, shall have at least 50 feet of tangent adjacent to the
intersection unless topography or other unusual circumstances require a lesser
distance.

(4) Intersections which contain an acute angle of less than 80 degrees, or which include
an arterial street, shall have a minimum corner radius sufficient to allow for a
roadway radius of 20 feet and maintain a uniform width between the roadway and the
right-of-way line,

(5) Unless otherwise modified per § 157.402.03 of this chapter, the intersection of more
than two streets at any one point will not be approved.

Response: The majority of street intersections are designed at a 90 degree angle,
except where site topography and lot configurations require slight modifications.
This standard is met.

(F) Existing streets. Whenever existing streets adjacent to or within a tract are of
inadequate width, additional right-of-way shall be provided at the time of the land
division.

Response: As noted above, the proposed street system represents a continuation of
existing streets approved and constructed as part of Phase 1 improvements. This
standard is met.

(G) Half streets.

(1) Half streets shall be prohibited, except where essential to the reasonable
development of the subdivision or partitions if they are in conformity with the other
requirements of these regulations when the Planning Commission finds it will be
practical to require the dedication of the other half when the adjoining property is
divided.

(2) Whenever a half street is adjacent to a tract to be divided, the other half of the
street shall be platted within the tract.

(3) Reserve strips may be required to preserve the objectives of half streets.
Response: No half-streets are proposed. This standard is not applicable.

(H) Grades and curves.

(1) Grades shall not exceed 6% on arterials, 10% on collector streets or 12% on other
streets.

(2} Centerline radii of curves shall be no less than 300 feet on major arterials, 200 feet
on secondary arterials or 100 feet on other streets and shall be to an even 10 feet.

(3) Where existing conditions, particularly the topography, make it otherwise impractical
to provide buildable sites, the Planning Commission may accept steeper grades and
sharper curves.

(4) In flat areas, allowance shall be made for finished street grades having a minimum
slope of at least 0.5%.
Response: All streets are proposed as local streets. All proposed streets contain a
grade of less than 12 percent as required and comply with the centerline radii
requirements in compliance with this standard. This standard is met.

(I} Street names. The city shall approve all street names for conformance with the
established pattern and to avoid duplication and confusion.
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Construction specifications for all public streets shall comply with the criteria of the
most recently adopted standards of the City of Nehalem.

Response: As noted above, no public streets are proposed. All private streets within
the development have been designed and built according to City standards. This
standard is met.

157.402.05 - Sidewalks

Public sidewalk improvements are required for all property development in the City of

Nehalem.

(A) Sidewalks may be deferred:

(1) At the discretion of the city where future road or utility improvements are planned
and expected to be completed within 10 years.

(2) On property where a new single-family, duplex, triplex, quadplex, townhouse, or
cottage cluster dwelling is being constructed, there are no sidewalks existing on
properties on either side, and no elevations or profiles have been established for
future street or sidewalk improvements along the adjacent or the subject property’s
frontage.

(B) Sidewalks shall be constructed within the street right-of-way. Sidewalk easements
shall only be accepted where the City Engineer determines that full right-of-way
acquisition is impractical.

(C) Sidewalks shall connect to and align with existing sidewalks. Sidewalks may transition
to another alignment as part of the approval process.

(D) Sidewalks width and location, including placement of any landscape strip, shall
comply with the requirements of the City Public Works Department and City Engineer.

(E) Planter strips and the remaining right-of-way shall be landscaped and maintained as
part of the front yard of abutting properties. Maintenance of sidewalks and planters
shall be the continuing obligation of the abutting property owner.

(F) Mid-block sidewalks. The city may require mid-block sidewalks for long blocks or to
provide access to schools, parks shopping centers, public transportation stops, or
other community services. (Ord. 2023-05, passed 10/09/2023; Ord. 2025-04, passed
06/09/2025)

Response: The subject property is not located within the Nehalem city limits and all
private roads have been designed without sidewalks to match roads previously
approved and constructed with Phase 1 of the development. This standard is met.

157.402.07 - Lots and parcels served by private streets or easements

The following shall apply to all lots and parcels that are accessed by either a private

street or private access easement:

(A) Lot and parcel size. The easement containing the private street or access easement
shall be excluded from the lot or parcel size calculation.

(B) Setbacks. The line fronting along a private street or access easement shall be
considered a property line. Setbacks to the garage and home shall be measured from
this easement line.

(C) Lot depth and width. Where required by the underlying zone, the lot width shall be
measured along the easement boundary and the lot depth shall be measured from the
easement boundary to the rear lot line. (Ord. 2023-05, passed 10/09/2023)
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(C) The TIA shall be reviewed according to the following criteria:

(1) The analysis complies with the content requirements set forth by the city and/or
other road authorities as appropriate;

(2) The study demonstrates that adequate transportation facilities exist to serve the
proposed land use action or identifies mitigation measures that resolve identified
traffic safety problems in a manner that is satisfactory to the road authority;

(3) For affected city facilities, the study demonstrates that the project meets mobility
and other applicable performance standards established in this chapter and the TSP,
and includes identification of multi-modal solutions used to meet these standards, as
needed; and

(4) Proposed design and construction of transportation improvements are in accordance
with the design standards and the access spacing standards specified in this chapter
and the TSP
Response: The previously submitted Traffic Impact Study was reviewed according to
the criteria in this section. The Update Memorandum notes the assumptions and
finding in this study remain valid today. As detailed in these documents, all criteria
have been addressed to warrant approval of the subject application. This standard is
met.

(D) Conditions of approval.

(1) The city may deny, approve, or approve a proposal with conditions necessary to
meet operational and safety standards; provide the necessary right-of-way for
planned improvements; and require construction of improvements to ensure
consistency with the future planned transportation system.

(2) Construction of off-site improvements, including those related to bicycle and
pedestrian facilities, may be required to mitigate impacts resulting from
devetopment that relate to capacity deficiencies and public safety; and/or to
upgrade or construct public facilities to city standards.

(3) Where the existing transportation system is shown to be impacted by the proposed
use, improvements such as paving; curbing; installation of or contribution to
traffic signals; and/or construction of sidewalks, bikeways, access ways, paths, or
streets that serve the proposed use may be required.

{(4) Improvements required as a condition of development approval, when not
voluntarily provided by the applicant, shall be roughly proportional to the impact
of the development on transportation facilities. Findings in the development
approval shall indicate how the required improvements directly relate to and are
roughly proportional to the impact of development.

Response: The applicant understands Conditions as detailed in this section by be
applied with approval of the project.

157.404 - Land Divisions
157.404.01 - Purpose
The purpose of this section is to provide for the orderly, safe, and efficient division of

land within the city.

157.404.02 - Scope
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The provisions of this section shall apply to all land divisions within the City of Nehalem.
No person shall subdivide, expedited land divide, or partition an area or tract of land
without compliance with the provisions of this section. The following shall determine the
appropriate process and design standards:

(A) Partition. A land division creating two or three parcels within a calendar year shall be
processed as a partition and subject to the design and improvement standards for a
partition.

(B) Subdivision. A land division creating four or more lots within a calendar year shall be
processed as a subdivision and subject to the design and improvement standards for a
subdivision.

Response: The proposed 74 lot subdivision requires subdivision approval.

157.404.03 - Standards for lots or parcels

The following standards shall apply to all partitions and subdivisions:

(A) Minimum lot area. The minimum lot area shall conform to the requirements of the
applicable zone in which the parcel is located. Access easements, or the access strip
to a flag lot, shall not be included in the calculation of lot area for purposes of
determining compliance with any minimum lot size provision of this section.
Response: As shown on submitted plans, all lots contain at least 5,000 square feet as
required in the RM zone. This standard is met.

(B) Minimum frontage. Every lot shall abut a street, other than an alley, for at least 20
feet, Minimum frontage does not apply to middle housing land divisions; provisions for
middle housing land divisions are found in § 157.504 of this chapter.

Response: All lots contain frontage on a street with a least 20 feet of frontage. This
standard is met.

(C) Access and spacing. Access and spacing standards for streets in Nehalem shall
conform to the following access management spacing standards as indicated below:

Maximum Block Minimum Block Minimum Minimum

Functional Class Length Length Driveway Spacing Intersection

Collector 200 feet 100 feet

Response: All lots contain fro“ntage on private local streets. The exrstmg access to
the site and the proposed new access intersection North Fork Road comply with the
standards in this section. This standard is met.

(E) Private street access. Residential lots or parcels may be accessed by a private street
developed in accordance with the provisions of § 157.403 of this chapter when it is
determined that a public street access is:

(1) Infeasible due to parcel shape, terrain, or location of existing structures; and

(2) Unnecessary to provide for the future development of adjoining property.
Response: Phase 1 of the Riverview Meadows Subdivision is accessed by a single
private street (Riverview Meadows Lane)} extended from North Fork Road to serve the
development. The lots in the proposed subdivision will be accessed by an extension
of this street network. In addition, the applicant proposes constructing a new
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secondary access (Riverview Drive) to connect with North Fork Road west of the
original access as shown on submitted plans. This standard is met.

(F) Flag lots. Flag lots (or parcels) shall be subject to the following development

standards: -

(1) The access strip shall be a minimum of 20 feet in width. The improved surface
shall be a minimum of 14 feet in width.

(2) The access strip shall not be included in the lot area calculation.

(3) If the length of the access strip exceeds 150 feet, the parcel or lot shall include a
turn-around area in compliance with local fire district requirements.
Response: Only one flag lot (Lot 89) is proposed. This lot complies with the
standards in this section. This standard is met. '

(G) Through lots. Through lots shall be avoided except where essential to provide
separation of residential development from traffic arteries, adjacent nonresidential
activities, or to overcome specific disadvantages of topography. Screening or buffering
may be required during the application review.

Response: No through lots are proposed. This standard is met.

(H) Side lot lines. The side lot lines, as far as practicable, shall run at right angles to the
public street, private street, or private access easement upon which the lot or parcel
faces.

Response: All side lot lines run at right angles or close to right angles as practicable.
This standard is met.

(1) Utility easements. Utility easements shall be provided on lot areas where necessary to
accommodate public utilities. Easement width shall conform to the requirements of
the City Public Works Department and City Engineer.

Response: All utility easements as necessary to serve the development are shown on
submitted plans. This standard is met.

157.404.04 = Standards for subdivisions - Blocks and traffic

(A) General. The length, width, and shape of blocks shall be designed to provide
adequate building sites for the use contemplated; consideration of needs for
convenient access, circulation, control, and safety of street traffic - including
pedestrian and bicyclist - and recognition of limitations and opportunities of
topography.
Response: All blocks have been designed to provide adequate building sites as
required. This standard is met.

(B) Sizes. Blocks shall not exceed 1,000 feet in between street lines with a preferred
length of 500 feet. Exceptions are permitted for blocks adjacent to arterial streets, or
if the previous development pattern or topographical conditions justify a greater
length. The recommended minimum distance between collector street intersections
with arterial streets is 1,800 feet.

Response: All interior blocks are designed in compliance with these standards. The
block along the eastern property line does not contain a street extension to the east,
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due to steep slopes in this area, and the block along the western property line does
not contain a street extension because the western line of these lots is the urban
growth boundary and no streets are required to be extended outside the UGB. This .-
standard is met.

(C) Traffic circulation. The subdivision shall be laid out to provide safe, convenient, and
direct vehicle, bicycle, and pedestrian access to nearby residential areas;
neighborhood activity centers (e.g., schools and parks); shopping areas; and
employment centers; and provide safe, convenient, and direct traffic circulation. At a
minimum, “nearby” means the distance from the subdivision boundary - one-quarter
mile for pedestrians and one mile for bicyclists.

Response: The proposed subdivision is designed to provide safe and convenient
access to the city center as much as is feasible given the location of the subject
property. This standard is met.

(D) Connectivity. To achieve the objective in division (C) above, the city shall require the
following:

(1) Stub-end streets. Where the potential exists for additional residential
development on adjacent property.

(2) Accessways. Public accessways to provide a safe, efficient, and direct connection
to cul-de-sac streets, to pass through oddly shaped or blocks longer than 600 feet,
to provide for networks of public paths creating access to nearby residential areas,
neighborhood activity centers (e.g., schools and parks); shopping areas; and
employment centers.

Response: No stub-end streets or pedestrian accessways have been identified.
This standard is met.

(E) Collector and arterial connections. Accessway, bikeway, or sidewalk connections with
adjoining arterial and collector streets shall be provided if any portion of the site’s
arterial or collector street frontage is over 600 feet from either a subdivision access
street or other accessway. The placement of an accessway may be modified or
eliminated if natural features (e.g., adverse topography, streams, wetlands) preclude
such a connection.

Response: Riverview Meadows Lane is an existing local street connecting with North
Fork Road. In addition, the applicant has constructed a new road (Riverview Drive)
to connect the subdivision to North Fork Road further west. This road is designed to
serve as the primary access to the subdivision and the location and design of the road
complies with all applicable standards. This standard is met.

(F) Streets. Street design shall comply with provisions in § 157.402 of this chapter as well
as the requirements of the City Public Works Department and City Engineer.
Response: All streets are designed in compliance with applicable Public Works and
Engineering standards. This standard is met.

157.404.06 - Improvement requirements - Subdivision
(A) Improvements. The following improvements shall be required for all subdivisions:
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(1) Frontage improvements. Half-street improvements designed to requirements of
the City Public Works Department and City Engineer shall be required for all public
streets on which a proposed subdivision fronts. Additional frontage improvements
shall include sidewalks, curbing, storm sewer, water lines, other public utilities as
necessary, and such other improvements as the city shall determine to be
reasonably necessary to serve the development or the immediate neighborhood.
Sanitary sewer shall also be installed per requirements of the Nehalem Bay Water
Agency.

Response: All sanitary sewer lines have been constructed per the requirements of
the Nehalem Bay Wastewater Agency as required. This standard is met.

(2) Project streets. Streets within the subdivision shall be constructed to the
requirements of the City Public Works Department and City Engineer.
Response: All streets within the development will be private and constructed to
match streets within the Phase 1 development. This standard is met.

(3) Monuments. Monuments shall be established as required by the engineering design

standards.
Response: All monuments will be established as required. This standard is met.

(4) Surface drainage and storm sewer system. Drainage facilities shall be provided

within the subdivision and to connect the subdivision drainage to drainageways or

~ to storm sewers outside the subdivision. Design of drainage within the subdivision
shall be constructed in accordance with the requirements of the City Public Works
Department and City Engineer.
Response: As shown on submitted plans the proposal includes a combination of
roadside ditches and drainage facilities to move water into Bob’s Creek. This
standard is met. The details of this design is described in the stormwater report
submitted with the application package. This standard is met.

(5) Sanitary sewers. Sanitary sewer shall be installed to serve the subdivision and to
connect the subdivision to existing mains both on and off the property being
subdivided conforming to Nehalem Bay Wastewater Agency requirements. The
Agency may require that the developer construct sewage lines of a size in excess
of that necessary to adequately service the development in question, where such
facilities are or will be necessary to serve the entire area within which the
development is located when the area is ultimately developed. The Agency may
also require that the construction take place as an assessment project with such
arrangement with the developer as is desirable to assure his share of the
construction.

Response: All sanitary sewer facilities have designed and installed in accordance
with the requirements of the wastewater agency. This standard is met.

(6) Water system. Water lines with valves and fire hydrants serving the subdivision and
connecting the subdivision to the city mains shall be installed in conformance with
the requirements of the City Public Works Department and City Engineer. The
design shall take into account provisions for extension beyond the subdivision to
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adequately grid the city system and to serve the area within which the
development is located when the area is fully developed. However, the city will
not expect the developer to pay for the extra cost.of mains exceeding eight inches
in size.

Response: As noted above and shown on submitted plans, the applicant is
currently in the process of constructing a new 84,000 gallon water reservoir on
Tract D at the north end of the property. This facility is designed to ensure
adequate fire protection and domestic water pressure will be provided for the
development and will also connect with the city’s existing water distribution
system to provide additional benefits to the water system in this area of the city.
Water pressure for all of the lots within Phase 1 of Riverview Meadows will also
be increased. The Project Engineer for this project prepared a report approving
the design and details of the water reservoir. The conclusion of this report notes
that the analysis has demonstrated that the proposed reservoir and pump station
can provide adequate domestic and fire flow for the existing homes in the
Riverview Meadows Subdivision and the new home built with the current phase.
He notes that the reservoir will also provide a much-needed storage and fire flow
source for all the existing homes on the eastern side of the existing city system.
This standard is met.

(7) Sidewalks. Sidewalks shall be installed along both sides of each public street and
in any pedestrian ways within the subdivision. This improvement may be deferred
until prior to occupancy of a dwelling.

Response: The proposed streets will be private as constructed in the Phase 1
development and no sidewalks are proposed.

(8) Streetlights. The installation of streetlights is required at locations, and of a type,
approved by the city.
Response: Streetlights as approved by the city will be installed with subdivision
improvements. This standard is met.

(9) Street signs. The installation of street name signs and traffic control signs is
required at locations determined to be appropriate by the city and shall be of a
type approved by the city.

Response: All street signs will be installed as required. This standard is met.

(10) Other requirements.

(a) Curb cuts and driveway installations are not required of the developer at the
time of development, but if installed, shall be approved by the city and
installed per the requirements of the City Public Works Department and City
Engineer.

(b) Street tree planting is not required of the developer, but, if planted, shall be
according to city standards and of a species compatible with the width of the
planting strip and underground facilities.

Response: These standards are addressed as applicable. This standard is met.
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(11) Bicycle improvements. Improvements for bicycle lanes and other bicycle facilities
(signs, parking, etc.) shall be installed along collector or arterial streets.

(12) Transit access improvements. Improvements for bicycle and pedestrian access
and connectivity shall be provided wherever a bus/transit stop is located on or
adjacent to the subject property or subdivision.

Response: No bicycle or transit improvements have been identified. These
sections are not applicable.

(B) Completion of improvements. All improvements required under this section shall
be completed to city standards or assured through a performance bond or other
instrument acceptable to the City Attorney, prior to the approval of the final plat
of the subdivision. In no case shall the bond exceed 100% of the remaining project
improvements as determined by the City Engineer. Completion of improvements
for sanitary sewer shall comply with provisions of the Nehalem Bay Water Agency.
Response: All improvements as required will be completed or bonded as required
prior to final plat approval.

157.407 - Storm Drainage and Grading

157.407.01 - Purpose

To provide for the drainage of surface water from all residential, commercial, and
industrial development; to minimize erosion; to reduce degradation of water quality due
to sediments and pollutants in storm water runoff.

157.407.02 - Scope

The provisions of this section shall apply to all partitions, subdivisions, multifamily
developments, commercial developments, and industrial development, and to the
reconstruction or expansion of such developments.

157.407.03 - Plan for storm drainage and erosion control

It is the obligation of the property owner to provide proper drainage and protect all
runoff and drainage ways from disruption or contamination. On-site and off-site drainage
improvements may be required. Property owners shall provide proper drainage and shall
not direct drainage across another property except within a continuous drainage way.

. Paving and catch basin outflows may require detention cells and/or discharge permits.
Maintaining proper drainage is a continuing obligation of the property owner.

No construction of any facilities in a development shall be permitted until a storm
drainage and erosion control plan, designed in accordance with the most recently
adopted city standards, for the project is prepared by an engineer registered in the State
of Oregon and is approved by the city. This plan shall contain at a minimum:

(A) The methods to be used to minimize the amount of runoff, siltation, and pollution
created from the development both during and after construction.

(B) Plans for the construction of storm sewers, open drainage channels, and other
facilities which depict line sizes, profiles, construction specifications, calculations
and other such information as is necessary for the city to review the adequacy of the
storm drainage plans. (Ord. 2023-05, passed 10/09/2023)
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Response: A stormwater management plans and report are included with the
proposed subdivision. This standard is met

157.407.04 - General standards

(A) Design standards. All development shall be planned, designed, constructed, and
maintained to:

(1) Protect and preserve existing natural drainage channels to the maximum
practicable extent;

(2) Protect development from flood hazards;

(3) Provide a system by which water within the development will be controlled
without causing damage or harm to the natural environment, or to property or
persons within the drainage basin;

(4) Assure that waters drained from the development are free of pollutants, through
such construction and drainage techniques as sedimentation ponds, reseeding,
phasing of grading, and water quality facilities;

(5) Assure that waters are drained from the development in such a manner that will
not cause erosion to any greater extent than would occur in the absence of
development;

(6) Avoid placement of surface detention or retention facilities in road rights-of-way.
(B) Public easements. In the event a development or any part thereof is traversed by any
water course, channel, stream or creek, gulch, or other natural drainage channel,
adequate easements for storm drainage purposes shall be provided to the city. This

shall not imply maintenance by the city.

(C) Obstruction of channel. Channel obstructions are not allowed except as approved for
the creation of detention or retention facilities approved under provisions of this
chapter and in compliance with city standards.

(D) Conveyance of flows. All new development within the city shall make provisions for
the continuation or appropriate projection of existing storm sewer lines or drainage
ways serving surrounding areas. Drainage extensions may be required through the
interior of a property to be developed where the city determines that the extension is
needed to facilitate upstream flows.

(E) City inspection. Prior to acceptance of a storm sewer system by the city, the storm
sewers shall be flushed and inspected. All costs shall be borne by the developer.
Response: As detailed in the submitted Stormwater Management Plan and as shown
on submitted plans, the proposal-complies with applicable standard of this section.
All drainage will be routed to Bob’s Creek as applicable. This standard is met

157.407.05 Grading
(A) Grading permits are required for the following activities and shall be subject to the
requirements of the City Public Works Department and City Engineer:
(1) Grading in excess of 50 cubic yards;
(2) Grading potentially impacting, riparian areas, drainageways, flood hazard areas;
(3) Grading that could possibly impact adjacent properties;
(4) Grading proposed over public storm drains, sanitary sewers, or water lines;
(5) Grading requiring tree removal;
(6) Other areas with potential impacts as determined by the city;
(7) Land partitions and subdivisions.
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(B) If the approved grading activity is associated with a building permit, a final grading
inspection shall be required prior to issuance of certificate of occupancy.

(C) NDPES permit required. A National Pollutant Discharge Elimination System (NPDES)
permit must be obtained from the Department of Environmental Quality (DEQ) for
construction activities (including clearing, grading, and excavation) that disturbs one
or more acres of land. (Ord. 2023-05, passed 10/09/2023)

Response: Given the status of the project, all grading required for development of
the subdivision has already been completed. This standard is met

157.408 - Utility Lines and Facilities

157.408.01 - Purpose.

To provide adequate services and facilities appropriate to the scale and type of

development.

157.408.02 - Standards

(A) Design and location. The location, design, installation, and maintenance of all utility
lines and facilities shall be conducted with minimum site disturbances.

(B) Private utilities. All development which has a need for electricity, gas, and
communications services shall install them per the requirements of the district or
company serving the development. Except where otherwise prohibited by the utility
district or company, all such facilities shall be underground.

(C) Water service. All development which has a need for public water shall install the
facilities per the requirements of the city. Installation of the facilities shall be
coordinated with the extension of sanitary sewer and storm drainage facilities.

(D) Sanitary sewer. All development which has a need for public sanitary sewers shall
install the facilities per the requirements of the Nehalem Bay Wastewater Agency.
Installation of such facilities shall be coordinated with the extension of necessary
water services and storm drainage facilities.

(E) Streetlights. When required, the installation of streetlights shall be per the
requirements of the city engineering standards and the requirements of the utility
company serving the development.

(F) Easements - General. Easements shall be provided along property lines as required by
the city, special districts, and utility companies. Easements for special purpose uses
shall be of a width deemed appropriate by the responsible agency. Such easements
shall be designated on the final plat of all subdivisions and partitions.

Response: All utility lines and facilities have been installed and inspected according
to approved plans. The developer has purchased street lights and they are waiting
to be installed. All required easements are shown on the tentative plat. This
standard is met

157.408.03 - Public facility improvements

(A) Except for sanitary sewers, all public facility improvements shall be designed and
constructed in compliance with the requirements of the City Public Works Department
and City Engineer. The City Engineer (or designee) shall determine compliance with
these standards. These standards are considered requirements and may not be altered
per provisions in this chapter.

(B) Sanitary sewer facility improvements shall be designed and constructed in compliance
with Nehalem Bay Wastewater Agency requirements. The Agency shall determine
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compliance with these standards. These standards are considered requirements and

may not be altered per provisions in this chapter.

(C) Any new single-family, accessory dwelling units and/or duplex (whether attached or
detached) dwellings shall satisfy one of the following minimum standards:

(1) One thousand gpm with a flow duration of one hour where the total residential
square footage is less than 3,600 square feet and 1,500 gpm where the total
residential square footage exceeds 3,600;

(2) Three hundred fifty gpm with a flow duration of 30 minutes and every dwelling
unit includes an automatic sprinkler system; or

(3) Obtain a variance to these requirements pursuant to § 157.508 of this code
through a Type Il procedure.

Response: As detailed in the project chronology above, the applicant submitted
plans to the City and received approval for these plans for waterlines and the
reservoir and booster pump system. Plans detailing sanitary sewer improvements
were also submitted to and approved by the Nehalem Bay Wastewater Agency. The
proposed water reservoir is designed to ensure all homes will comply with the
standards of this section. This standard is met.

157.440 - Geological Hazards

157.440.01 - Application

The following are geologic hazard areas to which the standards of this section apply:

(A) Active landslides identified in State Department of Geology and Minerat Industries
(DOGAMI) Bulletins 74 and 79;

(B) Inactive landslides, landslide topography and mass movement topography, identified
by the Department of Geology and Mineral Industries Statewide Landslide Information
Database for Oregon (SLIDO).

(C) Areas prone to mudflows identified in DOGAMI Bulletin 79;

(D) Brallier peat soils identified in Soil Survey, Tillamook Area, Oregon (USDA, Natural
Resources Conservation Service, 1964) and the unpublished Natural Resources
Conservation Service soils survey for coastal Tillamook County; or

(E) Other locally known areas of geologic hazard based on evidence of past occurrences.
(Ord. 2023-05, passed 10/0%/2023)

Response: A Geologic Hazard Report was previously submitted for the project by R.
Warren Krager, R.G., C.E.G dated February 25, 2020 and an addendum to this report
was prepared by Morgan Civil Engineering, Inc. dated May 12, 2022. The current
application contains a memorandums dated December 19, 2025 and January 6, 2026,
confirming all on-site activities were completed in compliance with the previous
reports and recommendations. This standard is met.

157.440.02 - Development standards

All development within geologic hazard areas shatl comply with the following standards:

(A) Vegetation removal shall be the minimum necessary to accommodate the use.

(B) Temporary measures shall be taken to control runoff and erosion of soils during
construction. Such measures include temporary stabilization (mulching or sodding),
sediment basins or other performance equivalent structures required by the city.

(C) Exposed areas shall be planted in permanent cover as soon as possible after
construction.
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and other natural functions. The development shall comply with the floodplain or
floodway development requirements of this chapter.

Response: Bob’s Creek is the only watercourse on the site that requires a 15-foot
riparian buffer. As shown on the submitted plans, a portion of the proposed
Riverview Drive access road is located within this buffer. Accordingly, a mitigation
plan is being prepared in coordination with an Oregon Department of Fish and
Wildlife (ODFW) fish biologist.

157.442.02 - Buffers adjacent to land zoned EFU by Tillamook County property

(A) Where development is proposed on lands adjacent to Exclusive Farm Use Zones, the
city shall require that a buffer of not less than 50 feet be required between the
development and the EFU boundary in order to protect the farm and development
from incompatible uses or activities.

(B) Such a buffer shall be in addition to any required setback for structures or uses.

(C) As part of a land use application and review, the decision authority may require the
maintenance of tree stands, fencing or other separation.
Response: As noted above, the Nehalem Urban Growth Boundary borders the north
line and a portion of the west and east lines of the subject property. Property in the
County adjacent to the northern and portion of the eastern property lines is zoned
Farm (F-1), comparable to EFU zoning. Section A requires development proposed on
lands adjacent to EFU zone to contain a buffer of not less than 50 feet to EFU zoned
property. The proposed tentative plat includes a 50-foot wide roadway easement
along the eastern and the majority of the northern boundaries to protect the
proposed homes and farm properties from incompatible uses or activities. This
standard is met.

157.443 - Yard and Lot Standards

157.443.01 - New buildings shall be on a lot

Every building erected shall be located on a lot as herein defined.

Response: All proposed buildings will be located on a lot following final plat approval.
This standard is met.

157.443.02 - Yards apply only to one building

No required yard or other open space or required driveway provided for any building or
structure for the purpose of complying with the provisions of this chapter shall be
considered as providing a yard or open space for any other building. No yard or other
required space on an adjoining lot shall be considered as providing a yard or open space
on the lot where the building is to be erected.

Response: As detailed in Section 157.205 above, all lots are capable of accommodating
single family residences in compliance with the applicable development standards. This
standard is met.

157.443.03 - Front yard projections

The following features, when not more than one story high, may project into the
required front yard setback area, provided the projection shall come no closer than 10
feet from the property line: planter boxes, chimneys and flues, steps, cornices, eaves,
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157.511.04 - Submittal requirements

The following submittal requirements shall apply to all preliminary plat applications for

subdivisions and planned developments:

(A) All applications shall be submitted on forms provided by the city to the City Manager
along with the appropriate fee. It shall be the applicant’s responsibility to submit a
complete application which addresses the review criteria of this section. The
application shall include a statement explaining the proposal and providing analysis of
the proposal relative to the approval criteria.

(B) Applicants for subdivisions shall submit the following:

(1) General information. The following general information shall be shown on the
tentative plan:

(a) Vicinity map showing all streets, property lines, streams, and other pertinent data
to locate the proposal.

(b) North arrow and scale of drawing.

(c) Tax map and tax lot number or tax account of the subject property.

(d) Dimensions and size in square feet or acres of the subject property.

(e) Name of the subdivision or PD.

(2) Existing conditions. '

(a) Location of all existing easements within the property.

(b) Location of city utilities (water and storm drainage) and sanitary sewer (Nehalem
Bay Wastewater Agency) within or adjacent to the property proposed for use to
serve the development.

(c) The location and direction of water courses or drainage swales on the subject
property.

(d) Existing use of the property, including location of existing structures. It should be
noted whether the existing structures are to remain or be removed from the
property.

(e) Direction of drainage and approximate grade of abutting streets.

(f) Proposed streets, approximate grade, and radius of curves.

(8) Any other legal access to the subdivision other than a public street.

(h) Contour lines related to an established bench mark on city datum, having the
following minimum intervals:

(i) Areas with less than 5% slope: One-foot contours.

(ii) Areas with slope between 5% and 10%: Two-foot contours.

(iii) Areas with slope greater than 10%: Five-foot contours.

(3) Proposed plan.

(a) Locations, approximate dimensions and area in square feet of all proposed lots. All
lots shall be numbered consecutively.

(b) Location, width, and purpose of any proposed easements.

(c) All areas offered for public dedication.

(d) If any portion of the property is not proposed to be included in the subdivision or
any public dedication, that portion shall be identified as a remnant parcel. A draft
subdivision or development plan shall be included showing how the proposed
subdivision will provide needed access and utilities to serve future development of
the remnant parcel.

(e) Proposed phasing.
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(C) The following supplemental information shall be required for all planned
development preliminary plan applications:

(1) Proposed uses on the property, including sites, if any, for townhouses, recreational
facilities, parks, and ptaygrounds or other public or semi-public uses, with the
purpose, condition and limitations of such reservations clearly indicated.

(2) Designation of the location of the building pads, or areas, or setback lines or setback
standards for all buildings to be constructed.

(3) Architectural renderings of the proposed residential and commercial buildings and
structures.

(4) The approximate location and dimensions of all commercial, mixed-use, or
multifamily structures proposed to be located on the site.

(5) Calculations justifying the proposed density of development as required by § 157.405
of this chapter.

(6) Landscaping plan indicating location of existing vegetation and proposed
improvements.

(7) Statement of improvements to be made or installed including streets, sidewalks,
bikeways, trails, lighting, tree planting, landscaping, and time such improvements are
to be made or completed.

(8) Written statement outlining proposals for ownership and maintenance of all open
space areas and any commonly owned facilities.

Response: All of the information required by this section is shown on the submitted
tentative plat. The proposal contains 74 residential lots and three tracts in a single
phase. Tract D is proposed to contain the proposed public water reservoir, Tract E a
private open space/recreation area, and Tract F includes the 50-foot wide (right-of-
way) private road system designed to serve all lots and tracts in the subdivision. The
subject property contains a gross site area of 21.88 acres and after deducting the
proposed tracts (reservoir, open space, and roads), the site contains 15.46 net acres.
The net density of the subdivision is 5.15 units/acre (74 lots/ 15.46 acres = 4.79
units/net acre). This standard is met.

157.511.05 - Decision criteria

(A) Each parcel shall satisfy the dimensional standards of the applicable zone, unless a
variance from these standards is approved or the request is part of a planned
development.
Response: As reviewed above and as shown on submitted plans, all proposed lots
comply with the dimensional standards of the RM zone, Section 157.205, as required.
This criterion is satisfied.

(B) The parcels shall meet the development standards for land division of § 157.404 of
this chapter or the specific requirements of a planned development.
Response: As reviewed above and shown on submitted plans, all proposed lots and
improvements comply with the development standards in Section 157.404. This
criterion is satisfied.

(C) Existing buildings shall comply with the setback requirements of the applicable zone,
unless a variance from the requirements is approved.
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Response: The subject property does not contain any existing buildings. All proposed
structures are capable of complying with applicable setbacks. This criterion is
satisfied.

(D) Adequate public facilities, including access, shall be avaitable to serve the existing
and newly created parcels. The applicant shall design and install a water system to
serve all lots or parcels within a development in accordance with § 51.09 of this code
and shall connect those lots or parcels to the city’s water system. Applicants are
responsible for extending the city’s water system to the development site and through
the applicant’s property to allow for the future connection of neighboring
undeveloped properties that are suitably zoned for future development. If adjacent
properties are undeveloped or landlocked, consideration will be given to extending
appropriate access to those properties in accordance with adopted city policy.
Response: As contained in the application package, the applicant worked with the
City of Nehalem on the design of a water reservoir and system to serve the proposed
development. This system, as noted above, will also increase the water pressure for
the homes constructed in Phase 1 of Riverview Meadows and is connected to the
city’s water system in this area of the city. This facility is also expected to increase
water pressure and capacity in this area of the city. With these improvements, the
water system is designed to provide adequate capacity to serve the proposed
development. As detailed above, all public facilities and access will be available to
serve lots within the development. This criterion is satisfied.

(E) Planned development. In addition to the criteria listed above, approval of a planned
unit development shall require compliance with the applicable development and
layout provisions contained in § 157.405 of this chapter.

Response: A planned development is not proposed and this section is not applicable.

V. Conclusion

Riverview Meadows Development, LLC requests land use approval to construct Phase 2 of
the Riverview Meadows Subdivision, consisting of 74 residential lots. In addition to the
residential lots, three tracts are proposed: Tract D, which will contain the proposed
water reservoir; Tract E, will be designated as private open space; and Tract F, includes
the proposed private road system.

The plans and all relevant materials submitted with this application are generally the
same as those previously reviewed and approved by the Tillamook County Planning
Commission. These approvals included Phase 2 of the subdivision (#851-21-000415-PLNG)
and the associated Geologic Hazard Report {#851-21-000414-PLNG), approved on October
25, 2022, as well as Phase 3 of the subdivision, approved on June 20, 2023
(#851-23-000009-PLNG).

As noted above, both prior approvals expired while the applicant was in the process of
constructing required improvements, necessitating the current application. As
demonstrated in this narrative, the proposal complies with all applicable standards and
criteria of the Nehalem Subdivision and Zoning Codes. Accordingly, the applicant
respectfully requests approval of the application as submitted.
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Riverview Meadows Combined Phases 2 and 3, Engineering Geologic Hazard Report Update and Supplement Letter

March 12, 2026
Page 3 of 4

of the proposed building areas adjacent to steep slopes at the time of preparatlon of my 2020
engineering geologic hazards report for Phase 2. -

| recommend that any portions of residential foundations on Lots 43, 44, 45, 46, and 47 that lie
east of the 110 foot above mean sea level elevation contour be reviewed by an Engineering
Geologist, Civil Engineer, or Geotechnical Engineer for slope stability concerns. | further
recommend that any portions of foundations on Lots 49, 50, 51 and 52 that lie east of the 120-
foot above mean sea level elevation contour be reviewed for slope stability concemns by the
Engineering Geologist, Civil Engineer, or Geotechnical Engineer,

Once the individual building lot site and foundation plans noted above are reviewed and approved
by the Engineering Geologist, Civil Engineer, or Geotechnical Engineer, | recommend that
individual home owners or builders contact the Engineering Geologist, Civil Engineer, or
Geotechnical Engineer at the time of foundation excavation to request observation and approval
of the completed foundation bearing surface preparation, or instaliation of piers or piles, if used,
before foundation construction commences.

In my opinion, other than the lot numbers noted above with steep slopes, the remaining lots on
the combined Phase 2 and Phase 3 Riverview Meadows residential subdivision do not contain
steep slopes, have relatively shallow undisturbed native soil and shallow weathered sedimentary
bedrock, and are suitable for conventional shallow residential foundation design and construction
in accordance with the adopted edition of the Oregon Structural Specialty Code. Under these
conditions, any structure foundation should completely penetrate fill, topsoil or disturbed native
soil to bear on firm inorganic soil or weathered sedimentary bedrock.

With the exception of the lots noted above recommended for individual slope stability review by
qualified geologic or engineering design professionals, it is my opinion that minor site grading for
drainage away from structures, foundation and home construction on the individual lots as
allowed, will not influence or increase geologic hazard to the subject lots, adjacent lots or street
or drainage infrastructure within public right of way.

I'd like to add that, while my engineering geologic hazard report for Phase 2, dated February 25,
2020, and for Phase 3, dated November 21, 2022, were both prepared in accordance with the
Development Requirements for Geologic Hazard Areas in the Tillamook County Land Use
Ordinance (TCLUQ), it has been brought to my attention that the Riverview Meadows subdivision
has now been annexed or included within the City of Nehalem urban growth boundary. As such,
it is my understanding that the City of Nehalem Land Use Ordinance Section 157.440- Geological
Hazards, adopted by Ord. 2023-05, passed on October 9, 2023 applies to my previously
submitted engineering geologic hazards reports prepared for Phase 2 and Phase 3 of the
Riverview Meadows subdivision. | have reviewed the City of Nehalem Land Use Ordinance
Section 157.440 - Geological Hazards, for the purpose of establishing that my scope of
engineering geologic evaluation and reporting has been conducted in conformance with the City
of Nehalem Land Use Ordinance Section 157.440. | find that the City of Nehalem's Geological
Hazards land use ordinance Section 157.440 is very similar to the previous version of the
Tillamook County Land Use Ordinance, Section 4.070, Development Requirements for Geologic
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March 12, 2026
Page 4 of 4

Hazard Areas, that was adopted December 18, 2002. It is my professional opinion that the
engineering geologic reports | have prepared for Phase 2 and Phase 3 of the Riverview Meadows
residential subdivision are in general conformance with the City of Nehalem Land Use Ordinance
Section 157.440.

This Engineering Geologic Hazards Update and Supplement Letter should be submitted with, and
used in conjunction with, my complete engineering geoclogic hazards report for Phase 2 of this
land division dated February 25, 2020, and for Phase 3 dated November 21, 2022.

If unexpected subsurface conditions are encountered during any residential foundation
construction, | or the project Civil or Geotechnical Engineer should be contacted to observe and
advise if additional design or construction recommendations are warranted. |If there is any
question concerning differentiation of fill or disturbed ground from firm undisturbed native soil or
weathered bedrock suitable for foundation support, | recommend that Mr. Morgan, P.E., or | be
contacted and requested to observe and approve final excavated foundation bearing surfaces
prior to foundation construction.

Limitations

The engineering geologic reconnaissance and geologic hazard review services performed for this
project have been conducted with that level of care and skill ordinarily exercised by members of
the profession currently practicing in this discipline and area under similar budget, time, and work
scope constraints. This update and supplement letter (and my referenced engineering geologic
hazard reports for Phase 2 of this land division dated February 25, 2020, and for Phase 3 dated
November 21, 2022) may be used only by the client and their authorized agents for an additional
three years from this letter date. If the project is further delayed, | would be happy to review site
and design conditions and revise or update the reports as appropriate. If you have any questions
regarding the information presented in this report, please do not hesitate to contact me at 360-
903-4861 or warrenkrager@gmail.com.

Sincerely,

R. Warren Krager, R.G., C.E.G.
Oregon Licensed Engineering Geologist E-957






RIVERVIEW MEADOWS, LLC March 14, 2026 MORGAN CIVIL ENGINEERING, INC.
Site Preparation at

Tax Lot 3600, Map 3N 10W 238

Nehalem, Tillamook County, Oregon

(Riverview Meadows Phase 2)

All trenches in the roadways were backfilled with imported crushed rock and compacted in lifts,
as required by the GHR. All excavated soil from the trenches in the roadway was removed from
the property. Native soil was only used as backfill for the trenches that were located outside of
the planned rights-of-way.

Areas that were disturbed by grading and construction activities were revegetated using
hydroseeding.

Stormwater run-off that was flowing onto the slope to the east has been collected in roadside
ditches and directed to the existing drainage pipes and channels in Phase 1 of the subdivision at
Riverview Meadows Lane (Tract ‘C’). This area drains to Bob’s Creek to the west.

It is my professional opinion that the site has been prepared per the recommendations of the
Geologic Hazard Report. The improvements were constructed in a manner consistent with he
requirements of the recommendations outlined in the Geologic Hazard Reports.

Future construction on the proposed individual lots should follow the recommendations in the
2021 and 2022 reports.

As noted in the March 2026 report by Mr. Krager, additional review should be conducted for
homes constructed on the slopes on Lots 43-52. However, construction on the slope is not
expected.

Should you have any questions regarding my inspection or recommendations, please contact
me at jason@morgancivil.com or 503-801-6016.

Sincerely,
MORGAN CIviL ENGINEERING, INC.

& Wy

Jason R. Morgan, PE
Professional Engineer

RENEWAL DATE: DECEMBER 31, 2026

[=H thrownplan@gmail.com
Project File #19-10-Riv

<V:\19-10-Riv\Reports\Riverview Geohazard Inspection.docx>
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RIVERVIEW MEADOW PHASE 2 January 14, 2026 MORGAN CIVIL ENGINEERING, INC.
Nehalem, Tillamook County, OR
Drainage Calculations

Narrative of Engineering Analysis

These calculations have been prépared to address the stormwater run-off from the proposed
development on the subject property. This property slopes gently to the southeast and has
been developed for home construction. Phase 1 of the development has been developed and
most of the twenty lots are developed with homes. The roadway impl;ovements for Phase 2
have been constructed, including paving and drainage culverts.

These calculations determine the rate of stormwater run-off from the site. The collected water
will combine with water from Phase 1. Water run-off from Phase 1 currently flows through
culverts and a settlement pond, and then into Bob’s Creek, at the base of the slope to the
southwest. Bob’s Creek flows into the Nehalem River to the southeast.

The proposed development will consist of 74 new single-family homes. The utilities and
roadways to serve the lots have been constructed. The property slopes down to the southeast
at roughly 2 percent. The calculations show that the planned drainage system can safely
convey the run-off from a 100-year storm event.

The property consists of a layer of organic topsoil over dense silty clay. Prior to construction,
there were currently vegetated ditches on the property that direct water to the south and east,
off the property. The attached drawings show the previous drainage routes.

Phase 1 Drainage

Phase 1 of Riverview Meadows as constructed in 2010. The collected stormwater from Phase 1
flows into a roadside ditch and southward to a culvert system which runs behind Lot 3. Water
from the homes on the east side of the roadway is discharged into the roadside. Most use a
drywell system with an overflow to the ditch in order to slow water run-off.

The water runs in the culverts to the base of the hill to the southwest. At that point, record
show that there is an energy dissipater and a sediment pond. The water then flows through
culverts under the gravel roadway and Tax Lot 502, and into Bob’s Creek.

Riverview Stormwater - 2026 Page 2



RIVERVIEW MEADOW PHASE 2 January 14, 2026 MORGAN CivIL ENGINEERING, INC.
Nehalem, Tillamook County, OR
Drainage Calculations

Phase 2 Drainage Area

The roads and culverts in Phase 2 were constructed in 2025. Prior to construction, most of the
water on the property flowed eastward in ditches and through private property down to the
North Fork Road. There is also water entering the property from the northeast through Tax Lot
600. There were two defined channels that went down the slope to the east. They were
located at what is proposed as Lot 51 and Lot 46.

Phase 2 incorporates about 22 acres of meadows and roadways. There were trees in the
northern portion of the property. The eastern edge of the site continues to drain to the east,
down the slope. This area is to the east of the new roadway referred to as Coltlee Drive, and is
an extension of Vern’s Place. This area is shown as Lots 43-52 and Lot 59.

The drainage area to the northeast that directs water through Tax Lot 600 into the property
consists of roughly 42 acres of forested land. This water is collected in a ditch located at the
western edge of the property which is north of Phase 1.

The stormwater from the property is now directed with ditches and culverts to Vern's Place
(Coltlee Drive) in order to combine with the run-off from Phase 1 and be piped to Bob’s Creek.
The ditches and culverts have been installed.

The roadside ditches are typically V-shaped ditches that are 4 feet wide and 2 feet deep.

Entrance {Riverview Drive) — Off-site

The high point of Riverview Drive is located near the center of the existing asphalt hammerhead
known as Sunnyview Drive (Riverview Drive). The water to the east of the high point flows
eastward into the property through the ditches down to Vern’s Place {Coltlee Drive) and to
Bob’s Creek with run-off from the property.

The area to the west of the high point flows down the entrance roadway to the west. The
roadway is pitched to drain to the east to a vegetated roadside ditch. An old cuivert directs
water across the roadway just north of Tax Lot 502, below Lot 7.

Riverview Stormwater - 2026 Page 3



RIVERVIEW MEADOW PHASE 2 January 14, 2026 MORGAN CIvIL ENGINEERING, INC.
Nehalem, Tillamook County, OR
Drainage Calculations

Water run-off from the lower portion of the roadway is collected in catch basins on the east
side of the road and the piped under the roadway near Tax Lot 800 to the wetlands adjacent to
Bob’s Creek.

Before the recent construction, the roadway was gravel and about 16 feet wide. The only
water on the newly paved road will be from the roadway. The ditch will also collect any water
run-off from the slope in Tract A of Riverview Meadows.

Calculations

The attached calculations show the run-off from the planned development and Phase 1, and
the capacities of the pipes down to Bob’s Creek. The Manning Equation was used to verify that
the existing pipes are adequate for the total proposed flow.

The attached calculations show the expected rate of flow and the capacity of the ditch. As
shown, a ditch with a 2 percent slope is generally adequate for the run-off. Larger ditches have
been constructed for conveying the water which enters the property at the northwest edge.
The existing gravel roadway in the easement west of Lot 3 has a slope of about 15 percent, so
the culvert is adequate to handle the increased run-off.

A feeder ditch system with water from sections of the developed area feeding into a main
drainage route which includes off-site drainage. The smaller areas include the northern portion
of the property and the western portion of the southern half of the property.

Due to varying area and cover, each section has a different time of concentration for run-off.
The sections are Phase 1, Phase 2 and off-site run-off. The storm event for each of these times
were each checked to determine the maximum flows.

¢ Run-off from Phase 1 and a Portion of Phase 2.
5-minute time of concentration.

e Runoff from Phase 1, all of Phase 2, and a portion of the off-site drainage area.
10-minute time of concentration.

e Runoff from Phase 1, all of Phase 2, and all of the off-site drainage area.
over 30-minute time of concentration.

Riverview Stormwater - 2026 Page 4



RIVERVIEW MEADCW PHASE 2 January 14, 2026 MORGAN CIVIL ENGINEERING, INC.
Nehalem, Tillamook County, OR
Drainage Calculations

The 10-minute storm was determined to produce the highest flows leaving Phase 2, and flowing
to that detention pond that drains to Bob’s Creek. The 5-minute storm produced the highest
flows on-the site.

Onsite- there are 18-inch culverts that collect water locally. Rough, each quarter of the
property drains to the main channel. The main drainage channel that conveys the water run-off
from the off-site forested area to the northwest includes 24-inch culverts. The pipes down the
hill behind Lot 3 are two 18-inch culverts.

Stormwater Treatment

The water that flows through the culvert at Lot 3 flows through an existing energy dissipater
and sedimentation pond before entering Bob’s Creek.

Water that flows down the entrance road will continue to follow the roadway. To direct the
flow, the roadway will be pitched to a vegetated ditch on the east side. The upper portion will
continue to discharge through a culvert near the north end of Tax Lot 502.

<V:\19-10-Riv\Reports\Riverview Stormwater - 2026.docx>
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Riverview Meadows Combined Phases 2 and 3, Engineering Geologic Hazard Report Update and Supplement Letter

‘December 19, 2025
Page 2 of 4

Mr. Morgan, PE and | visited the nearly completed combined Phase 2 and Phase 3 Riverview
Meadows residential subdivision site again on Friday, December 12, 2025. During this site visit |
noted that the grove of trees and their stumps and roots had been removed from the Phase 3
portion of the site. | observed that the project interior roadways and been graded and paved, road
side ditches had been excavated, check dams had been installed in ditches, and underpass
culverts had been installed below roadways and a drainage easement between building lots.
Final site drainage connections and ouilet discharge to Bob’s Creek had been completed and
were observed to be functioning satisfactorily following a week of heavy rain. No site erosion was
observed.

In my engineering geologic hazards report for Riverview Meadows subdivision Phase 2 dated,
February 25, 2020, | recommended that residential foundation excavations on individual building
lots 39 through 47 that lie east of the 110 foot above mean sea level elevation contour be reviewed
by an Engineering Geologist, Civil Engineer, or Geotechnical Engineer for slope stability
concerns. In addition, | recommend that any portions of foundations on Lots 43 through 47 that
extend east of the existing 120-foot above mean sea level elevation contour be similarly reviewed
for slope stability concerns. Based on revised lot numbering for the combined Phase 2 and Phase
3 of the Riverview Meadows residential subdivision, the current lots that contain steep slopes and
potential slope stability concerns for residential foundations are lots 43, 44, 45, 48, 47, 49, 50, 51
and 52, as shown in Figure 1, below.
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Figure 1- Topographic Site Plan, Riverview

The revised lot numbers vary slightly from my 2020 report for Phase 2. However, | consider the
proposed building site plan shown in Figure 1, above, to be in conformance with my understanding
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of the proposed building areas adjacent to steep slopes at the time of preparation of my 2020
engineering geologic hazards report for Phase 2. -

| recommend that any portions of residential foundations on Lots 43, 44, 45, 46, and 47 that lie
east of the 110 foot above mean sea level elevation contour be reviewed by an Engineering
Geologist, Civil Engineer, or Geotechnical Engineer for slope stabilty concerns. | further
recommend that any portions of foundations on Lots 49, 50, 51 and 52 that lie east of the 120-
foot above mean sea level elevation contour be reviewed for slope stability concerns by the
Engineering Geologist, Civil Engineer, or Geotechnicail Engineer.

Once the individual building lot site and foundation plans noted above are reviewed and approved
by the Engineering Geologist, Civil Engineer, or Geotechnical Engineer, | recommend that
individual home owners or builders contact the Engineering Geologist, Civil Engineer, or
Geotechnical Engineer at the time of foundation excavation to request observation and approval
of the completed foundation bearing surface preparation, or installation of piers or piles, if used,
before foundation construction commences.

In my opinion, other than the lot numbers noted above with steep siopes, the remaining lots on

-the combined Phase 2 and Phase 3 Riverview Meadows residential subdivision do not contain
steep slopes, have reiatively shallow undisturbed native soil and shallow weathered sedimentary
bedrock, and are suitable for conventional shallow residential foundation design and construction
in accordance with the adopted edition of the Oregon Structural Specialty Code. Under these
conditions, any structure foundation should completely penetrate fill, topsoil or disturbed native
soil to bear on firm inorganic soil or weathered sedimentary bedrock.

With the exception of the lots noted above recommended for individual slope stability review by
qualified geologic or engineering design professionals, it is my opinion that minor site grading for
drainage away from structures, foundation and home construction on the individual lots as
allowed, will not infiluence or increase geologic hazard to the subject lots, adjacent lots or street
or drainage infrastructure within public right of way.

This Engineering Geologic Hazards Update and Supplement Letter should be submitted with, and
used in conjunction with, my complete engineering geologic hazards report for Phase 2 of this
land division dated February 25, 2020, and for Phase 3 dated November 21, 2022.

If unexpected subsurface conditions are encountered during any residential foundation
construction, | or the project Civil or Geotechnical Engineer should be contacted to observe and
advise if additiona! design or construction recommendations are warranted. If there is any
question concerning differentiation of fill or disturbed ground from firm undisturbed native soil or
weathered bedrock suitable for foundation support, | recommend that Mr. Morgan, P.E., or | be
contacted and requested to observe and approve final excavated foundation bearing surfaces
prior to foundation construction.
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Limitations

The engineering geologic reconnaissance and geologic hazard review services performed for this
project have been conducted with that level of care and skill ordinarily exercised by members of
the profession currently practicing in this discipline and area under similar budget, time, and work
scope constraints. This update and supplement letter (and my referenced engineering geologic
hazard reports for Phase 2 of this land division dated February 25, 2020, and for Phase 3 dated
November 21, 2022) may be used only by the client and their authorized agents for an additional
three years from this letter date. If the project is further delayed, 1 would be happy to review site
and design conditions and revise or update the reports as appropriate. if you have any questions
regarding the information presented in this report, please do not hesitate to contact me at 360-
903-4861 or warrenkrager@gmait.com.

Sincerely,
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R. Warren Krager, R.G., C.E.G.
Oregon Licensed Engineering Geologist E-957
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Riverview Meadows - Analysis Update
December 29, 2025
Page 2 of 3

The updated analysis shows that even if traffic volumes had doubled in the three years that have passed,
" the study intersections would still be projected to operate well within capacity (12 percent of capacity or
less) and at level of service B or better. Since actual traffic volumes in the site vicinity have not doubled in
the last three years, we can confidently conclude that the study intersections will operate acceptably upon
completion of the proposed residential development in 2028. The original conclusion that the study
intersections will operate acceptably through 2025 remains valid through (and beyond) year 2028.

Warrant Analysis

Traffic signal warrants require a minimum volume of traffic on the side-street approaches which was not
met in the prior analysis. Since the side-street approach volumes are not projected to increase based on the
passage of time absent additional development that takes access via Riverview Meadows Lane and the
South Site Access roadway, traffic signal warrants are also not projected to be met under the current
proposal.

Similarly, turn lane warrants were not projected to be met for the study intersections due to the low traffic
volumes at the study intersections. These conclusions also remain valid now.

Based on the review of the warrant analysis, the conclusions of the October 2022 traffic impact study aiso
remain valid.

Crash History

Analysis of crash history is typically undertaken using the most recent five years of data available for the
study intersections. Since more than three years have passed since the prior crash analysis, it is appropriate
to examine the more recent crash history for the study intersection rather than relying on outdated crash
data. Accordingly, an update to the prior crash analysis was undertaken in preparation of this memorandum.

The prior analysis included crash history over the most recent five years for which data was available, from
January 2016 through December 2020. Complete crash data is now available for the period from January
2019 through December 2023. During this period, there were six reported crashes along the length of
Northfork Road, including three that were also part of the prior data set and three new crashes. Although
none of the reported crashes were related to operation of study area intersections, one of the crashes
occurred mid-way between the north site access at River View Meadows Lane and McDonald Dike Road.
This crash was a fixed object, run-off-road collision in which a driver traveling along Northfork Road
swerved to miss a deer or elk and struck a tree. The crash resulted in property damage only (i.e., no injuries).

Based on the updated crash data, no significant existing safety hazards were identified in the site vicinity.
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OREGON. . DEPARTHMENT OF TRANSPORTATION - TRANSPORTATION DEVELOPMENT DIVISION
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1242372025 TRANSPORTATION DATA SECTION - CRASH ANAYLYSIS AND REPCRTING UHIT
COUNTY ROAD CRASH LISTING
TILLAMOOK COUNTY HORTH FORK HEHIM RD, HP -999.99 to 999,59, ALL Crashes Severity, ALL Crashes Circmpatance, 01/01/2019 to 12/31/2023
1-5 of 5 Crash records shown.
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DECLARATION OF COVENANTS, CONDITIONS,
AND RESTRICTIONS
FOR
RVM PHASE 2 HOME OWNERS ASSOCIATION

THIS DECLARATION OF COVENANTS, CONDITIONS, AND RESTRICTIONS FOR RVM
PHASE 2 HOME OWNERS ASSOCIATION (“Declaration”) is made by Riverview Meadows
Development LLC, an Oregon corporation (“Declarant™).

RECITALS

book , pages

(the “Property™).

Declarant intends to develop Riveryigwghvies VM Phase 2”) as a Class II
pla:rmed community. To establish RVM P e}. ; 2 as a Dlani nify, Declarant desires to
impose these mutually beneficial covenantg ns¥resticti ents, assessments, and
liens on the Property, under a comp r@Iu e sive gene i rovement and development for

_ veyance of Tracts ‘D’ E’. and ‘F’, to the Association, the
Association will assu nance obligation of Tracts ‘D, E’, and ‘F’, respectively, for
the benefit of the Owietnand ag ?\*f,j he Owners of Lots 21-94 equally for the expenses.

NOW THEREF@RE, Weclarant declares that the Property will be held, transferred, sold,
conveyed, and occupied sthjeePto the Oregon Planned Community Act as may be amended from
time to time (ORS 94.550-94.783, except ORS 94.595 and ORS 94.604) and subject to the
following covenants, conditions, restrictions, easements, charges, and liens, which will run with
the land, which will be binding on all parties having or acquiring any right, title, or interest in the
Property or any part thereof, and which will inure to the benefit of the Association and of each
Owner.

Article 1
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DEFINITIONS

1.1 Articles means the Articles of Incorporation for the nonprofit corporation, RVM
Phase 2 Home Owners Association, as filed with the Oregon Secretary of State.

1.2 Association means and refers to RVM Phase 2 Home Owners Association, an
Oregon nonprofit corporation, and its successors and assigns.

1.3 Lots of RVM Phase 2 means Lots 21-94 of the Property and Tract as designated
on the Subdivision Plat of Riverview Meadows Phase 2.

1.4  Board means the Board of Directors of the Association.

1.5 Bylaws means and refers to the Bylaws of the Association, which will be recorded
i the real property records of Tillamook County, Oregon. g

1 6 Common Area means and refers to Tedets ‘DA

Tract “E” is an Open Space owned by the Assomatmn% “
la.ndscapmg in and surroundmg Tracts ‘D, __ -

Lots.

1.7
set forth in this Declaration. ;
Declarant mead 2 leadows Development LLC, an
Oregon limited Jiabili andli Y0NS, or any successor or assign to all

or the rem

1 @) means Declarant’s general plan of development of
the Pro] ' lpri ental agencies, as may be amended from time
to time.

1.13  Occupant means'and refers to the occupant of a Home, whether such person is an
Owner, a lessee, or any other person authorized by the Owner to occupy the Home.

1.14  Owner means and refers to the record owner, whether one or more persons or
entities, of the fee-simple title to any Lot, or a purchaser in possession of a Lot under a land sale
contract. The foregoing does not include persons or entities who hold an interest in any Lot
merely as security for the performance of an obligation.

1.15  Plat means and refers to the Subdivision Plat of Riverview Meadows Phase 2
recorded in the plat records of Tillamook County, Oregon, at book , pages , On

1.16 [Reserved for Expansion]
1.17  Property has the meaning attributed to the term in the rec1tals of this Declaration.
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1.18 Reserve Account(s) means and refers to an account set up by the Board to hold
funds for construction, improvements, or maintenance of the Common Area.

1.19  Rules and Regulations means and refers to the documents containing rules,
regulations, and policies adopted by the Board or the Architectural Review Committee, as may
be amended from time to time.

1.20  Tracts means Tract ‘D’, ‘B’ and ‘F’ and refers to Tracts as shown on the Plat.

Article 2
PROPERTY SUBJECT TO THIS DECLARATION

2.1 2 congists of the Property, which

Development The development of RVM Phas

an Owner. If more than oneypesson or entity owns an undivided interest in the same Lot, such
persons or entities will constitute one Owner.

33  Ownership of Common Area. Title to any Common Area will be conveyed to
the Association not later than the date of the Turnover Meeting (defined in Article 8).

3.4  FEasements. Individual deeds to Lots may, but are not required to, set forth the
easements specified in this Article.

3.4.1 Easements on Plat. The Common Area and Lots are subject to the easements and
rights-of-way shown on the Plat.

3.4.2 TEasements for Common Area. Every Owner has a nonexclusive right and
easement of use and enjoyment in and to the Common Area, which is appurtenant to and passes
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with the title to every Lot. The easement is subject to ORS 94.665, as may be amended from
time to time.

3.4.3 Easements Reserved by Declarant. As long as Declarant owns any Lot,
Declarant reserves an easement over, under, and across the Common Area in order to carry out
sales activities necessary or convenient for the sale of Lots. Declarant, for itself and its
successors and assigns, hereby retains a right and easement of ingress and egress to, from, over,
in, upon, under, and across the Common Area, and the right to store materials thereon and to
make such other use thereof as may be reasonably necessary or incident to the construction of the
improvements on the Property in such a way as not to interfere unreasonably with the occupancy,
use, enjoyment, or access to an Owner’s Lot by the Owner or the Owner’s family, tenants,
employees, guests, or invitees.

3 4.4 AddlthDaI Utility and Storm Wate 3

1Blic Walkway Easements.
h claration is subject to all
easements granted by Declarant for the installation 1 vam € utilities and drainage

drainage channels in the easements, or that may obstruct ort
drainage channels in the easement areas may

Authority after Title Transferred to Association. Declarant reserves the right and power to
dedicate, convey, or dedicate and convey any portion or all of Tracts ‘D’, E’, and ‘F’ to any
governmental body or agency. Declarant further reserves the right and power to grant an
easement over Tracts ‘D’, E’, and ‘F’ to any governmental body or agency or any public or
private utility company or provider. Declarant’s rights and power under this section 3.5 will
expire when Tracts °D’, E’, and ‘F’ are conveyed to the Association. Thereafter, subject to the
rights of Declarant pursuant to section 3.4.5, the Board will have the same powers reserved to
Declarant and may exercise such powers upon a two-thirds vote of the Board members at any
duly called and held Board meeting. None of the rights under this section 3.5 will deprive the
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Owners of the Lots from using Tract ‘F’ for ingress and egress to their respective lot, or the
Owners of the Lots from using Tract ‘E” for pedestrian ingress and egress to their respective lot.

Article 4
LOTS AND HOMES

41  Residential Use. Lots may be used only for residential purposes. Except with the
Board’s consent, no trade, craft, business, profession, commercial activity, or similar activity of
any kind may be conducted on any Lot, and no goods, equipment, vehicles, materials, or supplies
used in connection with any trade, service, or business may be kept or stored on any Lot.
Nothing in this section 4.1 will be deemed to prohibit (a) actiyities re ating to the sale of
residences, (b) the right of Declarant or any contra@ ;‘ or hom -u1 d o construct residences on

Commonly Maintained Pregesty, such maintenance includes, without limitation, maintenance of
windows, doors, garage doors, walks, pat1os chimneys, and other exterior improvements and
glass surfaces. Each Owner must repair damage caused to the Owner’s Lot or improvements
located thereon by fire, flood, storm, earthquake, riot, vandalism, or other causes within a
reasonable period.

4.4  Rental of Homes. An Owner may rent or lease the Owner’s Home or a portion
thereof, provided that the following conditions are inet:

4.4.1 Written Rental Agreements Required. The Owner and the tenant enter into a
written rental or lease agreement specifying that (a) the tenant is subject to all provisions of the
Declaration, Bylaws, and Rules and Regulations, and (b) a failure to comply with any provision
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of the Declaration, Bylaws, and Rules and Regulations constitutes a default under the rental or
lease agreement;

4.4.2 Minimum Rental Period. The period of the rental or lease is not less than 30
days;

4.43 Tenant Must Be Given Documents. The Owner gives each tenant a copy of the
Declaration, Bylaws, and Rules and Regulations.

4.5  Animals. No animals, livestock, or poultry of any kind, other than a reasonable
number of household pets that are not kept, bred, or raised for commercial purposes and that are
reasonably controlled so as not to be a nuisance, may be raised, bred, kept, or permitted within
any Lot. Owners whose pets cause any inconvenience or unpleasantness to other Owners must
take all steps reasonably necessary to prevent recurrence th f, and Owners whose pets

Board of a violation of any rule, regulation, or restricti
4.6 Nuisance. No noxious, harmful, or offgnsige

interferes with or jeopardizes the enjoyment
other Occupants. '
4.7

I on any street on or adjacent to the
on a Lot for a pertod in excess of 48 hours. A
 when the Board reasonably determines that its

may be collected and| ' ) agfany other assessments imposed under the Declaration and
Bylaws. T

4.9  Signs. No signsymay be erected or maintained on any Lot, except that not more
than one “For Sale” or “For Rent” sign placed by the Owner or by a licensed real estate agent,
not exceeding 24 inches high and 36 inches long, may be temporarily displayed on any Lot. The
restrictions contained in this section 4.9 do not prohibit the temporary placement of “political”
signs on any Lot by the Owner or Occupant. However, political signs must be removed within
three days after the election day pertaining to the subject of the sign. Real estate signs must be
removed within three days after the sale closing date.

4.10 Rubbish and Trash. No Lot or part of the Common Area may be used as a
dumping ground for trash or rubbish of any kind. All garbage and other waste must be kept in
appropriate containers for proper disposal and must be kept out of public view. Yard rakings,
dirt, and other material resulting from landscaping work may not be dumped onto streets, the
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Common Area, or any other Lots. If an Owner fails to remove any trash, rubbish, garbage, yard
rakings, or any similar materials from any Lot, any streets, or the Common Area where deposited
by the Owner or the Occupants of the Owner’s Lot after notice has been given by the Board to
the Owner, the Association may have the materials removed and charge the expense of the
removal to the Owner. Such a charge will constitute a Reimbursement Assessment, which may
be collected and enforced as any other assessments imposed under the Declaration and Bylaws.

4.11 [Intentionally omitted.]

412 Service Facilities. Service facilities (garbage containers, fuel tanks, clotheslines,
etc.) must be screened so that the facilities are not visible at any time from the street or a
neighboring property. All telephone, electrical, cable television, and other utility installations
must be placed underground in conformance with apphcable law.

antennas designed to receive television broadcast 1p ¢uaygogplaced on any Lot if they
are not visible from the street and are screened fro i i i

delay or increase the cost of installation, maintenance, or uSeionr cpicer a signal of
acceptable quality.
4.14 [Intentionally omitted.]
4.15 [Intentionally omitted.]

within six months therea c _a,' fihe Association and Owners whose Homes are in the same
building must cooperate in respect to repair, reconstruction, and application of available
insurance proceeds.

419 Right of Maintenance and Entry by Association. If an Owner fails to perform
maintenance, repair, or both that the Owner is obligated to perform under this Declaration, and if
the Board determines, after notice, that the maintenance, repair, or both is necessary to preserve
the attractiveness, quality, nature, value, or any combination thereof of the Property, the Board
may cause the maintenance, repair, or both to be performed and may enter any Lot whenever
entry is necessary in connection with the performance thereof. An Owner may request, and the
Board will conduct, a hearing on the matter. The Owner’s request must be in writing delivered
within five days after receipt of the notice, and the hearing must be conducted within not less
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than five days nor more than 20 days after the request for a hearing is received. Entry must be
made with as little inconvenience to an Owner as practicable and only after advance written
notice of not less than 48 hours, except in emergency situations. The costs of such maintenance,
repair, or both are chargeable to the Owner of the Lot as a Reimbursement Assessment, which
may be collected and enforced as any other assessments authorized hereunder.

4.20  Association Rules and Regulations. The Board from time to time may adopt,
modify, or revoke the Rules and Regulations governing the conduct of persons and the operation
and use of Lots and the Common Area as it may deem necessary or appropriate to ensure the
peaceful and orderly use and enjoyment of the Property and the administration and operation of
the Association. A copy of the Rules and Regulations, upon adoption, and a copy of each
amendment, modification, or revocation thereof, will be deliyered promptly by the Board to each

n Area. Nothing may be stored or kept in the
of the Board. No alterations or additions to the
iout the prior written consent of the Board. The Common
ists solely of Tracts ‘D’, E*, and ‘F.’

There mus ing, Jeading, or unloading of any kind or of any type of vehicle on
the Common Area lengt e u’f’ fime. The Association may post and maintain “No Parking”
signs on the Common .

5.2  Maintenancg _(D Common Area. The Association will be responsible for
maintenance, repair, replacement, and upkeep of the Common Area, including without limitation
all roadways, the dog park, drainage ditches, and drainage ponds, at the equal expense of the
Owners of the Lots. The Association must keep the Common Area in good condition and repair,
provide for all necessary services, and cause all acts to be done that may be necessary or proper
to ensure the maintenance of the Common Area. This duty shall include, but not be limited to,
maintenance of the roadways, dog park, drainage ditches, drainage ponds

5.3  Alterations to Common Area. Common Area are to be landscaped only and
improved with only grass, plants, trees, bushes, shrubs, and other plantings. Only the
Association may construct an improvement located on the Common Area or public entity to
which the right to construct an improvement has been granted. If to be constructed by the
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Association, a proposal for any construction, alteration, maintenance, or repair of any such
improvement may be made at any Board meeting. The Board may adopt a proposal, subject to
the limitations contained in the Bylaws, this Declaration; however, no improvements may be
made to the Common Area except the construction, repair, and reconstruction of the private
streets, parks, utility installations, landscaping, drainage ditches and drainage collection ponds.
5.4  Funding. Expenditures for replacement or major repairs to an existing
improvement for which a reserve has been collected will be made from the Reserve Account.
Regular maintenance, repair, and operating expenses will be funded by annual assessments as
provided in section 10.4. As provided in section 10.5, the Board may levy a special assessment to
fund any construction, alteration, repair, or maintenance of an improvement (or any other
portions of the Common Area) for which no reserve has bee ! collect or for which the Reserve

respect to, any portion of ‘L @ommon Area. Except for grants of easements for utility-related
purposes, no such sale, dedication, transfer, or grant of a security interest will be effective unless
approved by 80 percent of the votes of both Class A and Class B members [and by the U.S.
Department of Housing and Urban Development or the U.S. Department of Veterans Affairs,
whichever is applicable, as long as there is Class B membership]. If there is only one class of
votes, such sale, dedication, transfer, or grant of a security interest (other than a grant of an
easement for utility-related purposes) must be approved by 80 percent of the votes held by
Owners other than Declarant.

Article 6
LAND USE AND BUILDING TYPE
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Applicable to all lots, an Owner, subject to all State and Local regulations, may erect a'single
family dwelling, or a duplex on its Lot, In addition, an Owner may erect on its Lot an “ADU”
(auxiliary dwelling unit) or a “Barndominium” (a large, open-concept dwelling that combines
living quarters with a workshop, garage, or other workspace under one roof).

Article 7
MEMBERSHIP IN THE ASSOCIATION

7.1  Members. Each Owner is a member of the Association. Membership in the

Association is appurtenant to, and may not be separated fromagownership of any Lot. Transfer of

ownership of a Lot automatically transfers membezship, in thepAs on. Without any other act
or acknowledgment, Occupants and Owners will d Gontrolled by this Declaration,
the Articles, Bylaws, and the Rules and Regulati tion and any amendments
thereof.

7.2 Proxy. Each Owner may cast the Own- te i Db} writte ballot, by

electronic ballot if the Board of Directors so elects, offbyiaip - er. An
Owner may not revoke a proxy given under this sect1 7. e " cetol revocation
to the person presiding over a meeting of the As; will not be valid if it is
undated or purports to be revocable withouh® : ermiinate one year after its date,

unless the proxy specifies a shorter term.
73  Voting nghts The Assoc

ember is theeelatant, its successors, and its assigns. The
'_ ach Lot owned. "B Class B membership will cease and

ber of Lots subject to this Declaratlon initially.

When more than onigjperson or entity owns a Lot, the vote for the Lot may be cast as they
determine, but in no event will fractional voting be allowed. Fractional or split votes will be
disregarded, except for purposes of determining a quorum.

7.4  Procedure. All meetings of the Association, the Board, and Association
committees will be conducted with such rules of order as may from time to time be adopted by
the Board. Unless other rules of order are adopted by a resolution of the Board, Robert’s Rules of
Order published by the Robert’s Rules Association will apply. Notwithstanding which rules of
order are adopted, the President will be entitled to vote on all matters, not merely to break a tie
vote. A tie vote does not constitute a majority or approval of any motion or resolution.

of votes will be equal -“"Lﬁ‘@‘
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Article 8
DECLARANT CONTROL

8.1  Interim Board and Officers. Declarant hereby reserves administrative control of
the Association. Declarant, in its sole discretion, has the right to appoint and remove members of
an interim board (the “Interim Board”), which will manage the affairs of the Association and be
invested with all powers and rights of the Board until the Turnover Meeting (as hereinafter
defined). The Interim Board will consist of one to three members. Notwithstanding the provision
of this section 8.1, at the Turnover Meeting, at least one Director will be elected by Owners other
than Declarant, even if Declarant otherwise has voting powe o electall three Directors.

8.2  Turnover Meeting. Declarant mus gigihe purposes of turning
over administrative control of the Association fromjw eclarant ol lass A members within 90
days of the earlier of the following dates:

8.2.1 Earliest Date. The date on which L cent of the total
number of votes of all Lots in RVM Phase 2 have be¢ persons other than
Declarant; or _ .

8.2.2 Optional Turnover. The date on which Dec! RWEIting to
terminate Class B membershlp

Declarant must give notice of the Ty iNVeeti acpi®wner as provided in the
Bylaws. If Declarant does not call the T i i
Owner may do so.

Article 9
WNI[’S SPECTAL RIGHTS

on one or more of the Lots t at Declarant owns. Declarant and prospective purchasers and their
agents have the right to use and occupy the sales office and models during reasonable hours any
day of the week. Declarant may maintain a reasonable number of “For Sale” signs at reasonable
locations on the Property, including, without limitation, on the Common Area.

9.3  Declarant Easements. Declarant reserves easements over the Property as more
fully described in sections 3.4 and 3.5 hereof.

9.4  Additional Improvements. Declarant does not agree to build any improvements
not described in this Declaration.

Article 10
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FUNDS AND ASSESSMENTS

10.1  Purpose of Assessments; Expenses. The assessments levied by the Association
will be used exclusively to promote the recreation, health, safety, aesthetics, and welfare of the
Owners and Occupants of RVM Phase 2 for the improvement, operation, and maintenance of the
Common Area, for the administration and operation of the Association, and for property and
liability insurance.

10.2 Covenants to Pay. Declarant and each Owner covenant and agree to pay the
Association the assessments and any additional charges levied under this Declaration or the
Bylaws. All assessments for operating expenses, repairs and replacement, and reserves will be
allocated among the Lots and their Owners as set forth in section 10.4.2.

10.2.1  Funds Held in Trust. The assesgiifénts co e Association will be
held by the Association for and on behalf of each{@®@wner and Jrayl sed solely as set forth in
section 10.1. Upon the sale or transfer of any LotXihe rest,in such funds will be
deemed automatically transferred to the successor “n " it :

10.2.2  Offsets. No offsets against any assessment wi it any reason,
including, without limitation, any claim that the Assogiationki 7 areihg its
duties. i 4
10.2.3 Right to Profits. Associatign ._ iofits, i “illhbe the property of the

mmon expenses, The

each Member a pro forma erating statement (budget) containing (a) estimated revenue and
expenses on an accrual basis; (b) the amount of the total cash reserves of the Association
currently available for replacement or major repair of the Common Area and for contingencies;
(c) an itemized estimate for the remaining life of improvements, and the methods of funding to
defray repair, replacement, or additions to major components of improvements, as provided in
section 10.6.2; and (d) a general statement setting forth the procedures used by the Board in the
calculation and establishment of reserves to defray the costs of repair, replacement, or additions
to major components of the Common Area. Notwithstanding that budgeting will be done on an
accrual basis, the Association’s books will be kept on a cash basis and the Association will be a
cash basis taxpayer, unless applicable governmental regulations require otherwise. For the first
fiscal year, the budget must be approved by the Board no later than the date on which annual
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assessments are scheduled to commence. Thereafter, the Board must annually prepare and
approve the budget and distribute a copy or summary thereof to each Member, together with
written notice of the amount of the annual assessments to be levied against each Owner’s Lot,
within 30 days after adoption of the budget.

10.4.2 - Allocation of Assessments. Except for Reimbursement Assessments, the total
amount in the budget will be charged equally against all Lots as annual assessments.

10.4.3  Nonwaiver of Assessments. If before the expiration of any fiscal year the
Association fails to fix annual assessments for the next fiscal year, the annual assessments
established for the preceding year will continue until a new annual assessment is fixed.

10.5 Special Assessments. The Board or the Owners have the power to levy special
assessments against an Owner or all Owners in the followm manner. for the following purposes:

10.5.1  Correct Deficit. To correct ade i '
majority of the BoaId -

10.5.2

N, Relmbursemen Assessment may not be levied by the
dtten notice to the Owner bemg assessed. If within the

held or waived (111 \*J.'ﬁrt_n_ ing or by thel®wner’s failure to appear) for the violation resulting in the
Reimbursement Assessmient, nogddditional notice and hearing is required before levying the
Reimbursement Assessnetib.g

10.6 Accounts.

10.6.1  Types of Accounts. Assessments collected by the Association will be
deposited into at least two separate accounts with a bank, which accounts will be clearly
designated as (a) the Current Operating Account and (b) the Reserve Account. The Board must
deposit those portions of the assessments collected for current maintenance and operation into
the Current Operating Account and inust deposit those portions of the assessments collected as
reserves for replacement and deferred maintenance of capital improvements into the Reserve
Account. Withdrawal of funds from the Association’s Reserve Account requires the signatures of
either two Directors or one Director and an officer of the Association who is not a Director. In its
books and records, the Association must account separately for operating expenses relating to the
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Common Area and operating expenses relating to all other matters, as well as for necessary
reserves relating to the Common Area and necessary reserves relating to all other matters.

10.6.2  Reserve Account. Declarant must establish a Reserve Account, in the name of
the Association, which must be kept separate from all other funds held by the Association. The
Association will pay out of the Reserve Account only those costs that are attributable to the
maintenance, repair, or replacement of Common Area property [and Commonly Maintained
Property] that normally requires replacement, in whole or in part, within one to 30 years and not
for regular or periodic maintenance and expenses. No funds collected for the Reserve Account
may be used for ordinary current maintenance and operation purposes.

10.6.2.1 Calculation of Reserve Assessment; Reserve Study. The Board of Directors
of the Association must annually conduct a reserve study, or geview and update an existing
study, of the Common Area to determine the Res co "u'_'_l fecuitements. A Reserve Account
must be established for those items of the CommgniATea all or? 'oq, of which will normally

require replacement in more than one and less th, cletior painting, as applicable;
and for the maintenance, repair, or replacement of as ma 1119 equlred under the
Declaration or Bylaws or that the Board of Directors deem appropriate.
The Reserve Account need not include items that co El T @o erating
assessments. The reserve study must include (a) 1dent1 1catioz @L eserves are
required to be estabhshed (b) the estimated reg each item as of the date of

quate contributions, adjusted

iis @ j the maintenance, repair, and
according to section 10.4.2.

urnover Meeting described in

by estimated inflation and interest earned @- reserves$
replacement schedule. g

section 8.3, the Bo count to meet high seasonal
demands ongth 0 meet unexpected increases in
expenses 1ig3 be repal later from assessments if the Board has adopted a
resoluti resolutlon, authorlzmg the borrowing of funds.

any time after the'sgebnd year aftemghe Turnover Meeting, future assessments for the Reserve
25 by the vote of Owners of Lots representing 75 percent of

the votes computed in aceardancerwith section 7.3.

10.6.2.4 Investm :_-'_ of Reserve Account. Nothing in this section 10.6 prohibits the
prudent investment of Reserve Account funds, subject to any constraints imposed by the Oregon
Planned Community Act, the Board, the Bylaws, or the Rules and Regulations.

10.6.2.5 Refunds of Assessments. Assessments paid into the Reserve Account are the
property of the Association and are not refundable to sellers or Owners of Lots. Sellers or
Owners of Lots may treat their outstanding share of the Reserve Account’s balance as a separate
item in the sales contract providing for the conveyance of their Lot.

10.6.3  Current Operating Account. All costs other than those to be paid from the
Reserve Account under section 10.6.2 may be paid from the Current Operating Account.

10.7 Default in Payment of Assessments; Enforcement of Liens.
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10.7.1  Personal Obligation. Any assessment properly imposed under this Declaration
or the Bylaws is the joint and several personal obligation of all Owners of the Lot to which the
assessment pertains. In a voluntary conveyance (i.e., one other than through foreclosure or a deed
in lieu of foreclosure), the grantees will be jointly and severally liable with the grantors for all
Association assessments imposed through the recording date of the instrument effecting the
conveyance. A suit for a money judgment may be initiated by the Association to recover the
assessments without either waiving or foreclosing the Association’s lien.

10.7.2  Association Lien. The Association has a lien against each Lot for any
assessment (of any type provided for by this Declaration or the Bylaws) or installment thereof
that is delinquent. The lien will accumulate all future assessments or installments, interest, late
fees, penalties, fines, attorney fees (whether or not suit or actjon is ingtituted), actual

: #Assessments. If an Owner is delinquent in payment of any
assessment or instal geRb yfassessment, the Association, on not less than 10 days’ written
notice to the Owner, maygaeceleraic the due date of the full annual assessment for that fiscal year

10.7.5  Association’s Right to Rents; Receiver. In any foreclosure suit by the
Association with respect to a lien described in section 10.7.2, the Association is entitled to
collect reasonable rent from the defaulting Owner for the use of the Owner’s Lot and is entitled
to the appointment of a receiver.
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Article 11
GENERAL PROVISIONS

11.1 Records. The Board must preserve and maintain minutes of the meetings of the
Association, the Board, and any committees. The Board must also keep detailed and accurate
financial records, including individual assessment accounts of Owners, the balance sheet, and
income and expense statements. Individual assessment accounts must designate the name and
address of the Owner or Owners of the Lot, the amount of each assessment as it becomes due,
the amounts paid on the account, and the balance due on the assessments. The minutes of the
Association, the Board, and Board committees, and the Association’s financial records must be
maintained in the State of Oregon and reasonably available for review and copying by the
Owners. A reasonable charge may be imposed by thé¥Assodiatitn 10 Sproviding copies.

11 2 Indemnification of Directors, 0 En_ S, Employeesnd Agents. The

against expenses (including attorney fees) CIMEntss
actually and reasonably incurred by the pefiSen in connegtic
if the person acted in good faith and in a n@ner tha gthetp
not opposed to, the best interest of

D, 4
11.3 Enforcement; Attorney Fees. The Association, the Owners, and any mortgagee
holding an interest on a Lot have the right to enforce all of the covenants, conditions, restrictions,
reservations, easements, liens, and charges now or hereinafter imposed by any of the provisions
of this Declaration as may appertain specifically to such parties or Owners by any proceeding at
law or in equity. Failure by either the Association or by any Owner or mortgagee to enforce any
covenant, condition, or restriction herein contained will in no event be deemed a waiver of their
right to do so thereafter. If suit or action is commenced to enforce the terms and provisions of
this Declaration (including without limitations, suit or action for the collection of assessments),
the prevailing party will be entitled to its actual administrative costs incurred because of a matter
or event that is the subject of the suit or action, attorney fees and costs in the suit or action to be
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fixed by the trial court, and in the event of an appeal, the cost of the appeal, together with
reasonable attorney fees, to be set by the appellate court. In addition thereto, the Association will
be entitled to its reasonable attorney fees and costs incurred in any enforcement activity or to
collect delinquent assessments, together with the Association’s actual administrative costs,
whether or not suit or action is filed.

11.4 Severability. Invalidation of any one of these covenants, conditions, or
restrictions by judgment or court order will not affect the other provisions hereof and the same
will remain in full force and effect.

11.5 Duration. The covenants, conditions, and restrictions of this Declaration run with
and bind the land for a term of 35 years from the date of this Declaration being recorded, after
which time they will be automatically extended for successiyg periods of 10 years, unless
rescinded by a vote of at least 75 percent of the Owyn€rs and\QUpercEnof the ﬁrst mortgagees;
however, amendments that do not constitute rescissi anned
adopted as provided in section 11.6.

instrument approved by not less than 75 percent of 2 1e ot without
regard to the enhanced voting rights of the Class B Me be nuswbe executed,

recorded, and certified as provided by law; h __ mient of this Declaration will

effect an amendment of the Bylaws or Artig eomplians w ith the provisions of those
documents and the Oregon Nonprofit Corg nt affecting the general
plan of development or any other right ofiDeclarant he tained may be effected without the
express written consent of Declarz nt o , including, without limitation

any other state in which\ihg)
directly or indirectly, by thef@inited States or the State of Oregon, or such other state, the
approval of which entity is required in order for it to insure, guarantee, or provide financing in
connection with development of the Property and sale of Lots. Before the Turnover Meeting, no
such amendment will require notice to or approval by any Class A member.

11.8.2 In addition to all other special rights of Declarant provided in this Declaration,
prior to the Turnover Meeting, and without regard to the voting requirements established and
required in Section 11.6, Declarant may amend this Declaration, in Declarant’s sole discretion,
upon a determination by Declarant that amendment to this Declaration is in furtherance and
necessary to complete the development work, the marketing and sale of the Lots, or the
promotion and protection of the welfare of the Property as a residential community. No such
amendment by Declarant will require notice to or approval by any Class A member.
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11.9 Resolution of Document Conflicts. In the event of a conflict among any of the
provisions in the documents governing RVM Phase 2, the conflict must be resolved by looking
to the following documents in the order shown below:

1. Declaration;

2 Articles;

3. Bylaws;

4 Rules and Regulations (once adopted).

IN WITNESS WHEREOF, Declarant has executed this instrument this day of
, 2025.

STATE OF OREGON )

County of

,20__ , by Carey M.
iverview Meadows Development

y commission explres
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TILLAMOOK PEOPLE'S UTILITY DISTRICT

POLICY BULLETIN 4-2

SUBJECT: LINE EXTENSION POLICY

1.0

General

It is the policy of the Tillamook People's Utility District (District) to provide line extensions to
all customers within its service area, provided such line extensions comply with the following

extension policy.

2.0

3.0

Application for Line Extensions

2.1

2.2

2.3

2.4

The applicant for an electric line extension must own, have a contract to purchase,
or have a lease of sufficient duration (as determined by the District) to the
property or premises before the District provides the line extension.

To obtain a line extension, the applicant or their representative shall complete the
District's Request for Electrical Service form,

The District may require the applicant to supply evidence of approval for
construction by the city, county, or other governing agencies. Such evidence of
approval to construct guarantees the applicant's intent to proceed with
construction. The District requires notification by the applicant of any property
deed restrictions or zoning requirements that may affect the installation of District
electrical facilities.

The customer/developer shall locate and clearly mark all property corners
requested by the District.

Cost Estimates

3.1

3.2

33

The District will prepare a cost estimate for each line extension. The cost
estimate shall include all anticipated District costs for the line extension.
Additional estimates requested by the customer can be provided for a fee as
specified in the District's Cusiomer Guide to Electric Service Requirement book.

All cost estimates are valid for 180 days, and the construction of the line
extension must be completed within 180 days from the date of the cost estimate
letter. If the construction is not completed within 180 days of the date of the
estimate letter, a new cost estimate and Line Extension Agreement may be
prepared.

Indeterminate services are those that the District determines have an anticipated
use of less than four years. All installation and retirement costs for line
extensions to an indeterminate service will be paid prior to the start of
construction.
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4.0 Payment

4.1 The District's Line Extension Agreement shall be signed by the property owner(s)
and charges paid or District financing secured prior to the start of construction.

4.2 The property owner has the option of paying the estimated construction cost of
the line extension or securing District financing for the estimated amount.

43  Line extensions may be financed by the District up to $10,000 dollars for a period
not to exceed thirty-six (36) months, with an annual interest rate of seven (7%)
percent.

4.4  Financing is available to qualifying applicants for service to residential,
commercial, irrigation/pumping, industrial service, or street or area lighting.
Financing is not available to land developments, subdivisions, partition plats,
indeterminate services, and conversion projects.

4.5 Customers may apply for financing by following the District's loan application
process.

5.0 Refunds

A refund, if greater than $100.00, will be issued to the customer in the event the actual cost of
the line extension is less than the estimated cost. For those financing extensions, refunds will be
applied to reduce the amount financed.

6.0 Cost Overruns

If the actual cost of construction exceeds the cost estimate, there will be no additional charge to
the customer.

7.0 District Contribution
Effective March 1, 2008, the District no longer contributes toward line extensions.

8.0 Reimbursement for Subsequent Line Extensions

The District shall have the right to connect additional customers to District electrical facilities
constructed under this policy.

8.1 Customers receiving service under this policy and whose contribution to their line
extension was greater than $10,000 shall receive reimbursement by the
subsequent permanent service connections of additional customers, provided the
additional customers are connected within ten years of the execution of the former
Line Extension Agreement.

8.2  Reimbursement shall be determined by the District on the basis of prior
customer's contribution, the portion of the previously constructed facilities being
used to serve the new customer, and the amount of time remaining in the
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reimbursement period. Reimbursement for District-financed extensions will be
applied to reduce the loan amount.

8.3 The use of line extensions by other utilities through a pole attachment agreement
with the District or for public street lighting purposes does not qualify for
customer reimbursement.

8.4  Reimbursement will not be given to land developments, subdivisions, or partition
plans for subsequent line extensions.

9.0 Service Point

The point of delivery is called the service point and is the point at which the District-owned
electrical facilities connect to the customer-owned electrical facilities. The service point shall be
as defined i the District's Customer Guide to Electric Service Requirements book. Inno case
shall there be more than one service point to any dwelling, structure, or building, except by
special written permission of the District and the electrical inspector.

10.0  District Electrical Facilities

Except as specified, the District shall design, locate, install, own, and maintain all service
conductors and electrical facilities before the service point.

10.1  The District shall locate, install, own, and maintain necessary power, energy, and
reactive metering, including instrument transformers and, where necessary, data
recorders and communication facilities.

10.2  The preferred location for the metering point is on the customer's dwelling,
structure, or building. The District may grant permission to place the meter ata
different location when this is not practical. Metering Equipment will not be
installed on any District-owned poles unless authorized by the District’s
Operations Manager. For installations where a Site Isolating Device is required by
the National Electrical Code, the customer will own the pole it is mounted omn.
When the District approves the use of a meter pole, the District shall locate,
install, own, and maintain the meter pole.

10.3  The standard location of an underground distribution system shall be outside the
street/road right-of-way except at crossings. Any deviation from this policy shall
be approved by the District's Engineering Department. The developer shall be
responsible for the coordination of efforts between the various utilities on the
project.

104 Primary underground installations shall utilize pad-mounted transformers and
applicable electrical equipment meeting the District's Customer Guide to Electric
Service Requirements book.

10.5 Land Developments. Partition Plats. and Subdivisions
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10.5.1

10.5.2

10.5.3

The developer or owner shall pay all costs for the line extension electrical
facilities to the lot corners with the exception of the transformers.

The individual lot owner or customer shall contract with the District for
the installation of the transformer and service conductors under the line
extension policy in effect at the time the application is made for that
particular class of customer.

The developer or owner who requests underground electric facilities shall,
at their expense, purchase and install vaults and conduit systems that meet
the District's design standards specified in the Customer Guide to Electric
Service Requirements book. The ownership of the vault and conduit
system will transfer to the District after inspection and installation of
District electrical facilities. The cost of inspection shall be paid by the
developer or owner.

10.6  Area Lighting and Flat Rate Service

10.6.1

10.6.2

The District will furnish, install, and maintain area light or flat rate
services at mutually agreeable locations attached to or directly under
District’s existing facilities.

‘Where poles, transformers, and/or secondary conductors, not a part of the
District's existing distribution system, are required to provide this service,

" installation costs, excluding the cost of the light fixture(s), will be at the

10.6.3

10.6.4

customer's expense, payable in accordance with Section 3.0 of this policy.

The complete lighting installation shall remain the property of the District.
The customer will be responsible for the payment of a monthly rental fee
in accordance with the District's area light rate schedule.

The customer will protect the lighting equipment and associated electrical
facilities from damage and shall allow the District free access to the
property to inspect and maintain the equipment or to remove the
installation upon the termination of service.

10.7 Capacity Increases to Existing Loads

Capacity increases to existing residential, commercial, farm, industrial, irrigation, pumping,
lighting, and indeterminate electrical facilities shall be treated as though the increased capacity
requirements were a new load. Charges for increased capacity shall be determined according to

Section 3.0.

10.8  Flood Areas

POLICY BULLETIN 4-2
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Those areas in the District's service area that the District determines are subject to flooding will
require special consideration. The District will not install its equipment or provide service to
customer-owned equipment that the District does not consider suitable for such locations.
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10.9 Easements

The District shall require an easement satisfactory to the District for the installation, operation,
and maintenance of its electrical facilities prior to their installation on private property. All costs
incurred by the District associated with securing the easement will be added to the estimate of
line extension costs.

11.0  Electrical Facilities Installed by Customer

The customer shall be responsible for the design, installation, ownership, and maintenance of all
electrical facilities after the service point, except for meters and instrument transformers.

11.1

11.2

11.3

11.4

11.5

11.6

In addition to complying with all applicable District policies, the customer shall
comply with the rules and regulations of the most current editions of the National
Electrical Code (NEC); the National Electric Safety Code (NESC); State of
Oregon Electrical Specialty Code; and state, federal, and local requirements.

The customer shall provide and install electrical facilities that meet the District's
specifications referenced in the Customer Guide to Electric Service Requirements
book. The District does not install or maintain. services beyond the service point.
See Section 13 of this Policy.

Customers shall provide vaults and conduits for pad-mounted electrical equipment
required to serve them. Customer-provided electrical equipment shall be designed,
located, and constructed in accordance with the District's Customer Guide to
Electric Service Requirements book.

11.3.1  The ownership of customer-provided equipment located ahead of the
service point will transfer to the District after inspection and installation
of the District's electrical equipment. The customer shall pay the cost of
the inspection.

The customer shall also be responsible for furnishing, install, maintain, and
owning all metering facilities after the service point; except for District meters,
test blocks, instrument transformers, and associated instrument wires.

The District encourages the metering of the same customer-owned buildings such
as barns, parlors, loafing sheds, and pumps through a single meter. Where
feasible, all three-phase and single-phase consumption will be supplied and
metered through a single metering point. Necessary meter mains will be supplied
by the customer, who shall own all electrical facilities beyond the service point
except as provided in Section 13 of this Policy.

The customer shall not place customer-owned area lighting on District-owned
poles or facilities. The customer has the option of providing and installing an area
lighting system; provided service to these electrical facilities is connected behind
the service point and has the proper disconnect and overprotection equipment.
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11.7

11.8

11.9

Ownership and maintenance of the complete lighting system behind the
disconnect and electric meter will remam the responsibility of the owner.

The customer shall be responsible for digging and backfilling all trenches.
Trenches shall meet design standards set forth in the Customer Guide to Electric
Service Requirements book.

The customer is responsible to obtain the inspection and approval by the electrical
inspector prior to the start of construction.

Trailer and RV parks will utilize the number of service points the District
determines are appropriate. Ownership and responsibility for distribution of
service within the Trailer or RV parks shall be with the owner/developer.

12.0  Conversion of Overhead to Underground Electrical Facilities

Refer to Policy 4-5 (Relocation or Modification of District Facilities).

13.0  Electric Services Beyond the Meter

13.1

13.2

All connections to the District's facilities shall require assistance from the
Districts Operations Department and the District shall make the connection of
the customer's service wires to the Districts facilities. Ownership and
maintenance of services beyond the service point shall be the customer's
responsibility.

Underground Service

The District will not install or maintain underground services beyond the service
point. The customer shall install and maintain these services behind an approved
disconnect as allowed by the National Electric Code unless otherwise specified by
the District's Engineering Department.

Overhead Service

The District will not install or maintain overhead services beyond the service
point. The customer shall install and maintain these services behind an approved
disconnect unless otherwise specified by the District's Engineering Department.

14,0 Reduced Voltage or Current Starting Devices

A customer shall not interfere with the quality of their own service or that of another customer.
Customers shall comply with quality of service standards specified in the Customer Guide to
Electric Service Requirements book.
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15.0 Compliance

Should the customer not comply with the aforementioned policies, rules, and regulations, the
District may refuse service; or in the case where service is being delivered, the District may
discontinue such service until compliance with these policies is confirmed.

RESPONSIBILITY: Engineering Manager

ADOPTED: December 19, 1961

Revision Dates: 11-16-65; 12-13-65; 9-12-72; 7-15-80; 5-18-82; 9-18-84; 3-17-87; 12-12-89;
11-13-90; 12-17-91; 1-01-92; 1-01-93; 1-01-94; 1-01-95; 8-15-95; 6-18-96;
8-12-97; 8-15-00; 12-18-01; 2-12-02; 3-16-04, 12-18-07, 2-17-09; 8-17-2021

Effective Date: September 21, 2021
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October 12, 2022

To: Tillamook County Community Development Department
Sarah Albisher, CFM, Director

Re: Riverview Meadows Phase 2 — County File #851-21-000414 PLNG and #851-21-0002415 PLNG
Dear Ms. Absher:
The City of Nehalem offers the following additional comments on the{above—referenced application.

Domestic water service extension improvements can be approved if they are “adequate to serve the
subdivision.” Nehalem City Code 51.09(B){1). An evaluation for “adequacy” requires, among other
things, a finding that they will “maintain a pressure of at least 20 pounds per square inch {psi) at all
service connections at all times.” OAR 333-061-0025. In addition, the fire flow-availability serving each
of the new single-family dwellings must meet or exceed 1000 gallons per minute. 2019 Oregon Fire
Code, Appendix B; NCC 51.10(F){1); Water Master Plan.

The City’s Engineer Kyle Ayers has reviewed that applicant’s proposed tentative plan for the provision of
water improvements necessary to serve the Riverview Meadows 2 development dated August 9, 2022
and supplemental data and has determined that with periodic testing thraughout the construction
project; these improvements are likely to satisfy the City standards. As such, thé City recommends that
the County approve the Riverview Meadows 2 subdivisions subject to the following conditions:

Applicant shall install a water distribution system to serve Riverview Meadows Phase 2
“RVM2” that substantially complies with the narrative dated August 9, 2022 and its attached
plan entitled “Riverview Méadows Phase 2 Tentative Plan” dated May 12, 2022 and updated
“7/24/22 Add WL Feeder, Tank, Pump, PRVS” {called in this condition for sim plicity
“Riverview Water Plan”), authored by engineer, Jason Morgan.

a, Coupled with submission of its Schematic Design plans; the applicant shall submit a pre-
design report for the reservoir, pump station and components for the high pressure
zone indicating that all connections will maintain adequate préessure.

b. Prior to completing any road paving, the new water infrastructure shall be tested to
verify that improvements comply with the City’s requirements and standards and where
those standards are not met, pipelines shall be repaired or replaced, and tested. These
findings shall be provided to the City Engineer.

c. Priorto recording the final plat for RVM2, the Applicant shall secure the City’s
-acceptance for the water distribution improvements in substantial conformity with that
Riverview Water Plan.

City of Nehalem ¢ 35900 8th Street » P.O. Box 148 « Nehalem, Oregon 97181
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Similarly, prior to recording the final plat for RViVI3, the Applicant shall install to City
standards and secure the City’s acceptance for the water distribution improvements in
substantial conformity with that Riverview Water Plan, subject to periodic testing during
installation. This condition does not imply that RYM3 must be approved with respect to
water system adequacy or otherwise. Such implication cannot be drawn because no
application for RYM3 has been submitted. Rather, this condition is designed to respond
to, and assuage, city concerns that-a water distribution system substantially complying
with the Riverview Water Plan will be installed for RVM 2 and ultimately 3 and so
provide the agreed-upon adequate water service capacity to serve the entire 74-lot
subdivision that is contemplated for the RYM 2 and 3 property.

The Applicant, its principles and its subsequent owners in interest, shall not make any
applications for new water service for RVM2 or RVM3 until the Riverview Water Plan
improverents have been accepted by the City.

Thank you for the opportunity to comment on this application.

Sincerély,

M#f/@:@&%

Melissa Thompson-Kiefer

City Manager
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Oregon Health Authority November 8, 2025 MORGAN CIVIL ENGINEERING, INC.

Waterline Certification
Riverview Meadows Phases 2 & 3
Nehalem, Tillamook County, Oregon

Testing

After the pipes were installed, pressure and bacteriological tests were successfully completed.
| was on the site to observe pressure test of the system extension. The lab reports are
attached.

Certification

It is my professional opinion that the pipe was installed in existing road rights-of-way, restraints
were used at all bends and tees, tracer wire was installed with the pipe, and no local high points
were created during installation. Additionally, the installation of the water pipe was inspected
by the utility district.

Please contact me if you have any questions or need additional information on the findings in
this letter.

Sincerely,
MoORGAN CIviL ENGINEERING, INC.

.

Jason R. Morgan, PE
Professional Engineer

RENEWAL DATE: DECEMBER 31, 2026

Enc: Drinking Water Services Project Final Approval Request Form
Laboratory Analysis Report

cc Project File #19-10-Riv

<V'\19-10-Riv\Construc\RVM-OHA Finaldocx>

RVM-OHA Final Page 2 of 2






MORGAN CiviL ENGINEERING, INC.

PO Box 358, Manzanita, OR 97130
ph: 503-801-6016
www.morgancivil.com

November 8, 2025

Riverview Meadows, LLC

Carey Sheldon

PO Box 883

Fairview, OR 97024 careysheldonl7@yahoo.com

Re: Certificate of Completion for
Riverview Meadows Development, Phases 2 & 3
Nehalem, Tillamook County, Oregon
Tax Lot 3600, Map 3N 10W 23B
Project #19-10-Riv

Dear Mr. Sheldon:

See attached Certification of Proper Construction and Manhole Test Record. This is to notify
the State and the Nehalem Bay Wastewater Agency that the approved sanitary sewer work and
testing have been completed and inspected.

The new manholes were vacuum tested after the asphalt was placed.
| observed the installation of the pipes and manholes, and the required testing.

If you have any question or need additional information, please contact me at
jason@morgancivil.com or 503-801-6016.

Sincerely,
MORGAN CiviL ENGINEERING, INC.

& Wy

Jason R. Morgan, PE
Professional Engineer

RENEWAL DATE: DECEMBER 31, 2026

cc: Project File #19-10-Riv

<V:\19-10-Riv\Construc\Riverview Meadows Sewer Cert.docx>

Civil Engineering e Inspection # Planning



,.,/\Q\ INSPECTION AND CERTIFICATION OF PROPER CONSTRUCTION
N

TO {check appropriate box):
* O Jonathan Gasik, MS, PE —221 Stewart Ave., Suite 201, Medford, OR 97501

m O Tim Caire, PE — 165 East 7th Ave., Suite 100, Eugene, OR 97401

State of Oregon O Timothy C. McFetridge, PE — 4026 Fairview Industrial Dr., Salem, OR. 97302,

Department of T;Z’l( Michael Pinney, PE — 700 NE Multnomah St, Ste 600, Portland OR 97232-4100

Environmental
Quality O Heidi B. Williams, PE — 800 SE Emigrant, #330, Pendleton, OR 97801

. Riverview Meadows Development Phases 2 and 3
Project Name;

Project Location: ~ L@¥ Lot 3600, Map 3N 10W 23B

Nehalem, Tillamook County, Oregon

I was the design engineer on the above-referenced project and I, or my authorized representative,
did supervise and inspect the construction, I certify that such construction was inspected and
found to be in accordance with the plans and specifications, including any changes therein
approved by the Department of Environmental Quality.

i

Design Enginecer’s Signatute

Nehalem Bay Wastewater Agency staff
Supplemental inspections were made by: Y gency

Cc: Sewer system owner

RENEWAL DATE: DECEMBER 31, 2026



ATTACHMENT B -

MANHOLE TEST RECORD

Project: RIVERVIEW MEAODWS

(2 & 3)

Project No.

61787/101515

Contractor: Riverview Development Testing Company: 9. .,
Witnessed By:  Jason Morgan (Morgan Civil Engineering) . (Inspector)
VACUUM HYDROSTATIC
Date } MH | Paved? | MH MH Time |Vac. |Vac. [Time |Time [Total [Volume [Loss |PASS |COMMENTS
- { (P orU) \Depth |Diam. [Req. |Start |End |Start [End |Time {Change |(eph) |FAIL
4 Y « " - f ;’ 3 -
10/13 ”V P 7‘7 887 /7 ; // A, 7 € s
10/13 Fa- a8 | o |/ y
M6 / (20| P4\ 2
ELZ2CH /1/ 2 | 7 e /7 Ve Vo3 Z .
10713 [A-71 P 71 agv|/74] /;., e 17 I ot
10/13 | }4 | » 7 48" /7 rﬁré),/ /7 24 :
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10/13 |3 ~( P 7 48" Z: ﬂ‘} /Dl,(' /’; Mce;ﬁ;
10133 Yﬁj : 2| =g s P ekt
10/131 4‘ P 7 w7 /pf 0,7 / é%/w
10/13()-/| P Jj 48" ,fzgs 247, 't.ﬂ zﬁ A;;/L(_’,J/L’
wsot 2 VA2 VY P4 Yo P 1 Lfpfem
10/13 /2///) P ’Z] 48" /[ 46 /(),, p é%/e’/
10713 [y | P 7. | 48" /Z D504 rave é‘z'.._
10713 (/.1 E IR Moﬂ_ /0.5 £ Ry ay
n f )
/13 (/)| @ 7} 48"/ 4 Ao Y L/ Yurler
1013/ | e | ey 7 /0815 2 A
filp Wz £ WA\ A4S 1 38\b.5 Yo, £
- i
NOTE:
All Adjacent surface restoration will be completed before conducting a sanitary manhole acceptance test,
including finish paving and final adjustment to grade. Any test conducted beforehand shall be considered informal
and will not count for acceptance,
Vacuum test will be conducted in accordance with Iatest applicable standards, such as established procedures
based on ASTM C1244-93, starting at 10" Hg of vacuum. Vacuum tests will be conducted in accordance with latest
applicable standards, such as those listed under APWA 306.3.03B, Vacuum Testing.
Hydrostatic test will be conducted in accordance with the 1990 Oregon APWA standards Specifications for
Sanitary Sewer Construction, Section 306.03. Manholes shall be filled to 2 mark on the iron frame at the start
of the test, or to the rim of the frame.








































RIVERVIEW MEADOWS, LLC March 14, 2026 MORGAN CIVIL ENGINEERING, INC.
Roadway Construction at

Tax Lot 3600, Map 3N 10W 238

Nehalem, Tillamook County, Oregon

(Riverview Meadows Phase 2)

The roads were constructed on geotextile fabric and consisted of at least 9 inches of pit-run
rock and 3 inches of 3/4-inch-minus crushed rock. As shown on the plans, the entrance road
from North Fork Road included at least 12 inches of pit-run rock and 4 inches of 3/4-inch-minus
crushed rock. The crushed rock was thoroughly compacted in lifts with a vibratory roller.

Prior to paving, the rock compaction was verified by proof-rolling with a loaded dump truck.

Paving of the road was completed by K&L Construction. Two lifts of asphalt were placed and
compacted throughout the project. The asphalt in the subdivision is 3 inches thick. The
entrance road asphalt is 4 inches thick.

It is my professional opinion that the roadways were constructed to meet the requirements of
the plans.

Should you have any questions regarding my inspection, please contact me at
jason@morgancivil.com or 503-801-6016.

Sincerely,
MORGAN CIVIL ENGINEERING, INC.,

€ Wiy

Jason R. Morgan, PE
Professional Engineer

RENEWAL DATE: DECEMBER 31, 2026

[ thrownplan@gmail.com
Project File #19-10-Riv

<V:\19-10-Riv\Reports\Riverview Road Inspection.docx>

Riverview Road Inspection Page 2 of 3












Commercial Road Approach Permit #7005

The road approach covered by this permit shali be built in accordance
with Tillamock County Ordinance #44 & constructed with the following
dimensions and specifications

Public Road North Fork Nehalem River Road
Road Number 504
Paved __X__Rocked
Mile Post _nfa  Eng. Station n/a
Side of Road West
Ditch Flow: Ahead _N/A  Back _N/A
Ordinance #44 Plan View Dimensions
W=_<38  R1=_15
A= 90 Dd=_N/A _
Drw=_$25'  R2=_15
Public Right of Way Width = 60'
Posted Traffic Speed B.R. MPH
Intersection Distance 850’ NE
Required Sight Distance 400' FEET
Observed Sight Distances
Left 450' Right 1,300
Culvert Exst'g / Req'd EXISTING
Culvert: N/A  Concrete
N/A  Corrugated Galvanized Metal
YES Corrugated HDPE Dual Wall
Length 70" Diameter 12"

Applicant Vern Scovell (RVM)
Contractor OWNER'S CHOICE
T= 3N R= 10w
Section = 23B
Tax Lot = 503

PHASE INSPECTION (subgrade)

Date BY

FINAL INSPECTION (culvert & rock placement)
Date BY

PAVING INSPECTION {if required)
Date BY

Base Fabric Required N (Y/N)
ROCK BASE: Size & Type 3"- Q"
Compacted Depth "
FINISH ROCK; Size & Type 3/4"-0"
Compacted Depth 3"

ASPHALT CEMENT PAVEMENT

Compacted Depth 3" min

Number of Lifts Var

NOTE: All placed aggregates are to be free of bio-mass and compacted to 95% Dry Density

ROAD APPROACH PLANVIEW

PROPOSED ROAD APPROACH
f"—— W—] /

R.OW.
D-RW \ Bd
e b /_ — N . — DITCHUNE
1r2-FW —1 \ EXISTING ROAD EDGE
A CULVERT IF REQ'D
! RO.W,C/L \ _ _ ~

EXISTING COUNTY ROADWAY







THE APPROACH ROAD CONSTRUCTION SHALL COMMENCE BY THE APPLICANT AS DIRECTED
BY THE COUNTY AND INSPECTED FOR COMPLETION IN THE FOLLOWING PHASES:

PHASE 1: Clearing of the site, ditch excavation and subgrade of the approach. The applicant shall

lﬁﬂuﬁit_an_map_eﬂmnmm prior to proceeding with Phase || construction.
PHASE 2: Installing the culvert, placing ail rock base. The applicant shall request an inspection
ral. PHASE I M BE COMP D PRIOR TQ CONSTRUC ON ACC i

FINAL PHASE: Paving. After the paving, the applicant
approval.

In consideration of the applicant's agreement to comply in all respects with the regulation of
Tillamook County, permission is hereby granted for construction described in the above application
and in the instructions attached hereto and bythis reference made a part hereofta sa me.extent as
if set forth in full. The a pplicant shall make all corrections as directed. Applicant agrees to Save and
hold harmless the County from all liability of whatever kind or nature arising or to arise by reason of
Issuance of this construction permit, the issuance thereof being for the sole benefit of applicant.
Applicantis responsible to obtain all approvals or permits from other government agencies having
jurisdiction affected by the préposed road approach construction sjte, i.¢., wetlands; urban growth;
riparian areas; access, ta‘county road within city.

The entire expense of maintaining said approach road shall be borne by applicant. Ifin the event of
the reconstruction or widening of any highway, it becomes necessary to remove, aiter or
reconstruct the approach road constructed under authority of this permit, the cost of such removat
or replacement to a like width and condition will be borne by the County. Any widening or other
improvement of the approachroad at the applicant's request shall be done only under authority of
a new permit and at the expense of the applicant ;

Riverview Meadows Development LG, s :
APPLICANT (PROPERTY GWNER ON LY) DATE

FOR DEPARTMENT USE ONLY 0:35 -08'00
i 26.02.05 15:30:35 -
APPLICATION apPROVED: Jasper Lind 20
PUBLIC WORKS DEPARTMENT DATE
PHASE 2 COMPLETION REQUIRED BY: w COMPLETED:__

(Phase 2 must be completed prior to construction access)

FINAL COMPLETION REQUIRED BY: N/A
PERMIT NUMBER: RA 7005
FINAL COMPLETION INSPECTED AND APPROVED: N/A
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MORGAN CiviL ENGINEERING, INC.

PO Box 358, Manzanita, OR 97130
ph; 503-801-6016
www.morgancivil.com

December 15, 2022

Riverview Meadows, LLC
Carey Sheldon careysheldon17@yahoo.com

RE: Engineering Portion of Geologic Hazard Report for Road and Utility Development of the
northern portion of Tax Lot 3600, Map 03N 10W 238, Nehalem, Tillamook County,
Oregon {Riverview Meadows, Phase 3)

Project #19-10-Riv

Dear Mr. Sheldon;

At your reguest, we have completed the investigation for construction on the subject property,
referenced above. Available maps and previous reports of nearby properties were utilized in
this investigation. This investigation also included an inspection of the property. Warren
Krager, Certified Engineering Geologist, has investiga’Eed the site and addressed the geologic
conditions of the site in his report. Morgan Civil Engineering, Inc. ‘(MCE) has then developed
the engineering recommendations related to construction on the site. These recommendations
are prepared for use in the construction of the roadways and underground utilities on the
property. The standards set forth herein should be incorporated into the development plans
for that project,

These reports are intended to address the overall adequacy of the site for residential
development, as well as the construction of the required infrastructure (i.e., roads, utilities,
etc.). The standards set forth herein should be incorporated into the final road and utility
development plans. Recommendations for construction on the individual lots are also included.

Site elevations noted in this report are based on the topographic information obtained from the
Oregon Department of Geology and Mineral Industries {DOGAMI) LiDAR project. The LiDAR
elevations are based on the NAVD&8 datum, which is roughly sea level.

Civil Engineering ® Inspection » Planning



RIVERVIEW MEADOWS LLC Becember 15, 2022 MoRGAN CIVIL ENGINEERING, INC.

Engineering Geologic Hazard Report for
Tax Lot 3600, Map 3N 10W 23B
Nehalem, Oregon

Riverview Meadows, Phase 3

Plans
Preliminary parcel and road layout plans have been completed for this site. The preliminary
site grading and lot layout plans have been reviewed as part of this report.

At the time of individual lot construction, a Plot Plan and Foundation Plan should be developed
for each property. The plans should be reviewed for compliance with this report and current
construction requirements. For construction within 30 feet of a steep slope {over 20 percent),
an individual site-specific geologic hazard report should be prepared.

Recommendations for the development of individual lots are included in this report.

SITE CONDITIONS
The site and its geologic conditions are generally as described by the geologist in his report.
Mr. Krager’s 8-page report, dated November 21, 2022, is attached for your use.

The approximately 33-acre parcel is located on a plateau to the east of the incorporated City of
Nehalem, but inside of the Urban Growth Boundary. Phase 3 will incorporate the northern
portion of the property. The property is located to the north of the North Fork Road. The area
to be developed borders residential properties to the east, and undeveloped land to the south
{(Phase 2). The property to the west is classified as forestry land. The area to the north is zoned
as farm land.

The overall area to be developed is trapezoidal in shape, narrowing to the north, and measures
about 300 feet east to west, and 400 feet north to south. See the attached portion of the
assessor’s map for property orientation and dimensions.

Riverview Meadows-3-GHR Page 2 of 11



RIVERVIEW MEADOWS LLC December 15, 2022 MoRrean CIVIL ENGINEERING, INC.
Engineering Geologic Hazard Report for '
Tax Lot 3600, Map 3N 10W 238

Nehalem, Oregon

Riverview Meadows, Phase 3
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The property will be accessed from two new roads in'Phase 2: Coltee Drive and Kinlee Drive.
These are served from the existing roadways Sunnyview Drive and Vern’s Place. {These roads
are to be renamed.) Utilities are to be installed in each of the new roadways also.

Elevations in the building area vary from about 130 feet above sea level, at the southeastern
corner, to about 160 feet, near the northwestern corner of the parcel. The property slopes
gently to the southeast, with slopes varying from nearly flat to about 5 percent. Ditches have
been constructed in order to direct drainage off the site to the east. The eastern edge of the
development slopes down steeply to the east, at roughly 50 percent, '

Vegetation on the property is generally grass that is regularly maintained. Evergreen trees are
located along the east edge of the property and in the northeastern section. The eastern slope
is heavily vegetated with blackberries, ferns, trees, and other species typical of a coastal forest.

The site isin a 135 miles per hour basic wind gust speed zone, setback from the ocean and bay
winds {Exposure 'C' as per the 2021 State of Oregon Residential Specialty Code {ORSC)).
Therefore, all buildings must be designed in order to withstand the minimum required lateral
wind gust loads. In general, one- and two-story wood frame construction designed in order to
withstand 135 miles per hour Exposure 'C' wind loading also will withstand even moderate

earthquake ioads.

Page 3 of 11

Riverview Meadows-3-GHR



RIVERVIEW MEADOWS LLC December 15, 2022 MORGAN CIViL ENGINEERING, INC.

Engineering Geologic Hazard Report for
Tax Lot 3600, Map 3N 10W 238
Nehalem, Oregon

Riverview Meadows, Phase 3

FINDINGS AND HAZARDS ANALYSIS
The primary relevant geologic hazards on this site relate to: 1) steep eastern bank; 2) drainage
control; 3) compressible surface soils, and; 4) regional seismicity.

Mitigation of these hazards is discussed in the Development Standards, addressed herein.

The North Qregon Coast is defined by the 2021 ORSC as lying within a D2 Seismic Design
Category. As such, structures built in this area must, at a minimum, comply with the structural
requirements for the Dz Seismic Design Category. Strong seismic acceleration will likely result
in widespread landsliding. No slope can be considered immune from failure during these
conditions.

LOCALIZED SLOPE INSTABILITY

The slope down to the east of the property will be subject to continued erosion. Construction
should be avoided near this slope. The moderate and steep slopes in these areas will be subject
to ongoing soil creep. Extra consideration should be taken when constructing in these areas.

-

In Phase 3, this will likely only affect one lot, Lot 53. Gtherwise, the roadway is ciosest to the
slope.

SITE GRADING PLAN
The pians call for the final grading and construction of the existing roadways on the property.
The flat property requires minimai grading for road construction or homes.

COMPRESSIBLE SOILS

The topsoil on the property consists of 1to 2 feet of dark gray to black humic soils. This topsoil
is compressible and should not be built upon. This organic topsoil is not acceptable for backfill
in engineered fills for the roadways nor is it acceptable for backfill behind retaining walls. This
topsoil should be disposed of by hauling it off the site or using it on other portions of the
property. The topsoil may be stockpiled temporarily and used for future landscaping.

Similarly, when constructing buildings on the individual parcels, this topsoil should be removed.
The building footprint and driveway should have al! organic soiis excavated and removed before
the foundation or road construction begins. Each homesite should be inspected by an
engineer, or geologist, in order to ensure that adequate bearing soil is exposed for
construction. Documentation of the inspection should be provided to the building official.

Riverview Meadows-3-GHR Page 4 of 11



RIVERVIEW MEADOWS LLC December 15, 2022 MORGAN CiviL ENGINEERING, INC.

Engineering Geologic Hazard Report for
Tax Lot 3600, Map 3N 10W 23B
Nehalem, Oregon

Riverview Meadows, Phase 3

MANDATORY DEVELOPMENT STANDARDS
In addition to the required standards of Section 4.130 (2) of the Tillamook County Land Use
Ordinance, the following site-specific standards should also be reguired:

A. Development Density — This property should be developed for uses consistent with current
zoning (outright or conditional uses). All development should take place in conformance with
all other requirements of the Tillamook County Land Use Ordinance or approved variances, as

appiicable.'

The property is zoned as NH-RT, Residential Trailer. See Section 157.110 of the City Zoning
Ordinance for more information.

B. Road Location and Road Base Support - Site access is proposed to take place from
Sunnyview Drive {to be called Riverview Drive}, and through Phase 2. This is an acceptahle
layout.

The roadbed should rest on firm, silty clay soil. Any soft soils og clays will need to be excavated
from the road or building area, and be replaced with engineered fili material. Use a loaded
dump truck to conduct a proof-roll of the soil during road construction. Remove all soft soil
that is found.

C. Land Grading Practices - All excavations for road and utility construction should be done
during reasonably dry weather (while it is not actually raining). All cut slopes should be
retained using permanent means of stabilization. All excess excavated material should be used
as non-structural fill by using it on flat areas, or disposed of by hauling it off the site. Native
material will not be acceptable for use in engineered fills.

The site is flat so minimal grading for roads and homes is expected. Retaining walls will not be
needed. No grading of the site, beyond that required for canstruction, should take place.

Riverview Meadows-3-GHR Page 5 of 11



R. Warren Krager, R.G., C.E.G.
Consulting Engineering Geologlst
Oregon CEG #E957

November 21, 2022

Riverview Meadows Development LLC
In care of Morgan Civil Engineering, Inc.
Phone: 503-801-6016

Email: jason@morgancivil.com

Subject: Engineering Geologic Hazard Report
Tax Lot 3600 Map 3N 10 23B
Proposed Riverview Meadows Phase 3~ 36 Lot Subdivision
Tillamook County, Oregon

Dear Mr. Reverman and Mr. Morgan:

As requested, | am pleased to submit my geologic hazard report for the proposed Riverview
Meadows Phase 3 36-lot residential subdivision. This report has been prepared in general
accordance with the Tillamook County Land Use Ordinance (TCLUO) Section 4.130,
Development Requirements for Geologic Hazard Areas. The property is mapped in anclent
landslide topography by the Cregon Department of Geology and Mineral Industries (DOGAMI).

R. Warren Krager, R.G., C.E.G. (Oregon Licensed Engineering Geologist E-957) conducted the
initial site visit with Jason Morgan, P.E. on Friday February 14, 2020. | visited the property
again on November 17, 2022. | walked over proposed roadway portions of the Phase 3 site.
Approximately 1 hour was spent observing site conditions. It should be noted that geotechnical
subsurface exploration was not conducted in proposed roadway or building lot locations.

in preparing this report, available geologic hazard maps and reports, tax lot maps. design
concept sketches and available topographic date and aerial photographic images were
reviewed for detailed information pertinent to the subject property and vicinity. The following
geologic reports, maps, aerial photographs, and other information were reviewed and used in
preparation this report: ‘

+ Tillamook County Land Use Ordinance, Article 4, Section 4.130 Development
Requirements for Geologic Hazard Areas, adopted May 11, 2022.

+ DOGAMI Open File Report 0-20-13, Landslide Hazard and Risk Study of Tillamook
County, Oregon.

+ DOGAMI IMS 22, GIS Overview Map of Potential Rapidly Moving Landslide Hazards in
Western Oregon, 2002.

e Environmental Geology of the Coastal Region of Tillamook and Clatsop Counties,
Oregon, Oregon Department of Geology and Mineral Industries (DOGAMI), Bulletin 74,
1972,

e Online research of DOGAMI Statewide Landsiide Inventory Database of Oregon,
Interactive SLIDO maps, accessed online November 18, 2022.

10655 S5.W. Park Street « Tigard, Oregon 97223 « Phone 360-903-4861« Email warrenkrager@gmail.com



Proposed Riverview Meadows Phase 3, Portion of Tax Lot 3600, Map 3N 10W 23B - Engineering Geologic Report
November 21, 2022 .
Page 2 of 8

« Geologic Map of the Tillamook Highlands Northwest Oregon Coast Range Tillamook 15
Minute Quadrangle, United States Geological Survey (USGS) Open File Report 94-
21,1994,

‘s Oregon Department of Geology and Mineral Industries, DOGAMI LIDAR Viewer
hitp://mww.oregongeology.-org/lidar/dataviewer/, accessed online November 18, 2022

» Google Earth Aeriat photographs of the Nehalem area, photo dates: September 3, 1854,
July 28, 2000, June 15, 2003, June 29, 2005, December 12, 2005, August 1, 2011, July
6, 2012, July 30, 2014, August 23, 2018, June 22, 2017, Aprit 15, 2021.

e Topographic plan and Tentative Lot Plan, Riverview Meadows Phase 3 36 lot
subdivision, Map 3N 10W 23B, prepared by Morgan Civil Engineering, Inc. for Riverview
Meadows Development LLC, dated November 8, 2022,
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Figure 1i- Site Location map.



Proposed Riverview Meadows Phase 3, Portion of Tax Lot 3600, Map 3N 10W 23B - Engineering Geologic Report
November 21, 2022
Page 3of 8

Gaogle Earth

Photo 1 — Google Earth aer:al |mage dated Aprll 15, 2021. The approxtmate area of Riverview
Meadows Phase 3 Subdivision is outlined in red.

Site Location and Project Description

The general Jocation of the subject property is north of the confluence of main stem of the
Nehalem River and the North Fork of the Nehalem River, east of the town of Nehalem, in
Tillamook County, Cregon. The general project location is shown in Figure 1. Photo 1 shows
existing conditions and approximate outline of the proposed Riverview Meadows Phase 3
Subdivision. The subject property consists of a portion of Lot 3600, Tract B, of Tillamook
County Tax Map 3N 10W 23B. Curent site conditions consist of a nearly level foothill terrace
vegetated with grass pastureland and timber. It is my understanding that the vacant,
undeveloped parcel will be subdivided into 36 new single-family residential building lots ranging
in size from 6,953 to 12,434 square feet in area, as shown in . Figure 2. The proposed
subdivision will include construction of new paved streets and underground utilities. Grading
and earthwork are expected to be relatively minor, with most of the earthwork consisting of tree
stump and root removal, underground utitity installation and roadway grading.

Slope and Topography

The proposed Riverview Meadows Phase 3 subdivision parcel lies on a relatively level natural
terrace at about 160 feet to 130 feet above mean sea level. The proposed development area
slopes down to the south at less than 5 percent gradient. None of the proposed building iots or
streets lie on steeply sloping ground. One of the proposed streets, Coltee Drive, along the
eastern margin of the Phase 3 parcel, lies within a few feet of a break in slope, inclined down to
the east. The adjacent property to the east of the Phase 3 parce! slopes downward to the east
at approximately 30 percent to 40 percent, based on the DOGAMI light detection and ranging
(Lidar) topography, shown in Figure 2. DOGAMI maps portions of the descending slope on the
adjacent eastern property as landslide terrain. There are no landslide or debris flow prone
slopes on the proposed Phase 3 parcel.



Proposed Riverview Meadows Phase 3, Portlon of Tax Lot 3600, Map 3N 10W 23B - Engineering Geologic Report
MNovember 21, 2022
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Figure 2- Portion of topographic plan and tentative lot plan, Riverview Meadows Phase 3, prepared by
Morgan Civli Engineering, Inc.

Flgure 3~ Portion of Geologic Map of Nehalem Quadrangle DOGAMI Bulletin 74 {1 972)
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Soils and Geology

Surface soils in the project area are mapped by the USDA NRCS Web Soil Survey of Tillamook
County, Oregon as Chitwood-Hebo complex, 0 to 5 percent slopes. This soil is derived from
mixed alluvium and/or fluvio-marine deposits derived from sedimentary rock. The USDA
describes the contact with underlaying bedrock at a depth of about 5 feet below the ground
surface. Soil on the slope to the east of the subject property is mapped as Templeton-Ecola
medial silt loams, 30 to 60 percent slopes. This salil is derived from sicpe coiluvium and
residuum of sedimentary rock.

DOGAMI geologic mapping in the 1970s, Figure 3, shows the subject property is located on
uplands composed of Tertiary age sedimentary deposits of Tertiary, Oligocene to Miocene age
siltstone, geologic map symbol Toms. The biue triangle and stippled overprint pattern on the
Toms geologic map unit indicates ancient landslide topography. The Toms tuffaceous siltstone
is typically highly weathered to completely decomposed. It has closely spaced joints and
fractures from tectonic forces. Intact sedimentary bedding or bedrock dip angles are rarely
observed. in the landslide terrain, it is unlikely that sedimentary bedding would be intact for any
significant areal extent. Younger Quatemary fluvial silt and clay deposits ($C) are mapped in
stream courses eroded in the older sedimentary rock at Bob's Creek, Anderson Creek, and
other drainages in the lower Nehalem Valley.

.USGS geologic mapping, Figure 4, the project site lies in an grea of Tertiary Alsea Formation
(Tal) tuffaceous siltstone of Lower Miocene to Oligocene age. The upper part of this unit is
generally massive but has thin feldspathic sandstone interbeds. The USGS does not map the
project area as landslide terrain, but the sedimentary strike and dip symbols shown on the
geologic map vary substantially In orientation and dip angles, suggesting disturbance of the
bedded marine sedimentary layers. As with the DOGAMI mapping, Nehalem River valley and
tributary creeks are covered by younger Quaternary fluvial and estuarine (Qf) fine~grained
sedimentary deposits.

Figure 4 - Portion of Geologlc Map of the Tlilamook H:ghlands Northwest Oregon Coast
Range, USGS, Open File Report 94-21, 1994,
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Figure 5 — Landslides mapped in DOGAMI Statewide Landslide Inventory Database of QOregon.
Riverview Meadows Phase 3 approximate project boundary shown in dashed red outline.

Recent landslide mapping by DOGAMI in Figure 5 shows distinct landslides on the steep slope
of the eastern adjacent property, and eisewhere on the margins of the Bobs Creek and
Anderson Creek drainages.

Seismic Setting ’

The Cascadia Subduction Zone (CSZ) is an active tectonic plate boundary fault zone located
approximately 50 miles to 60 miles off the Oregon coast. This active offshore thrust fault
system has potential for earthquakes large enough to cause significant ground shaking
throughout the Pacific Northwest region. Geologic research has shown that the CSZ fauit
system has repeatedly produced large earthquakes in the geologic past. CSZ earthquake
recurrence intervals vary from about 200 to 700 years. Historic Japanese tsunami records
along with dendrochronology (tree ring dating techniques) have established that the most recent
strong CSZ earthquake occurred in January of 1700 AD. Based on the geologic record of C8Z
earthquakes, the next CSZ earthquake is potentially overdue and may occur within future
decades. In 2008 the United States Geologic Survey (USGS) estimated a 10% probability of
occurrence that a magnitude 8-9 Cascadia Subduction Zone earthquake may occur within 30
years. Although scientists and engineers do not agree on the likely magnitude of the next Csz
earthquake, it is widely believed that earthquakes of moment magnitude {Mw) 8.5 to 9.5 are
possible. The duration of strong ground shaking is estimated at greater than 4 to 5 minutes,
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with minor shaking lasting several minutes longer. Possible aftershocks of magnitude 7 or
greater may follow for hours or days after a major Cascadia Subduction Zone seismic rupture.

Other potential earthquake sources in this region include fault ruptures deep within the
subducting oceanic plates and within the overlying continental crustal tectonic plate. However,
the CSZ earthquake is considered the greatest seismic hazard to the region, and the seismic
source that dictates building code design requirements for permitted structures.

Conclusions and Recommendations

The principal geologic hazard concern throughout western Oregon is an earthquake on the
Cascadia Subduction Zone, CSZ. During a CSZ earthquake, the local area would experience a
tew minutes of very intense ground shaking. Steeper slopes on the eastern margin of the
Phase 3 parcel may experience slope instability or landslide reactivation under seismic
conditions.  Static or seismically induced landslide risk to the Riverview Meadows Phase 3
parcel is considered low because of the mild slope. it is our interpretation that the landslide
topography mapped by DOGAMI in Figure 3 likely formed many millennia ago. In my opinion,
the Riverview Meadows Phase 3 subdivision site has no landslide or rapidly moving debris fiow
hazards.

Release of storm water runoff from impermeable surface should be carefully managed such that
concentrated stormwater does not flow over the steep' slope east of the Phase 3 parcel.

In my opinion, firm, undisturbed native soil or decomposed sedimentary bedrock is considered
satisfactory for support of shallow spread foundations. Structure design according to
prescriptive building code methods outlined in the adopted edition of the Oregon Structural
Speciaity Code (OSSC), Chapter 18 - Soils and Foundations is considered appropriate for
homes on the Phase 3 building lots. Any organic debris, topsoil or manmade fili shouid be
removed from foundation areas.

Grading recommendations in OSSC Appendix J- Grading are considered generally appropriate
for excavation and earthwork construction on the Phase 3 lots building lots and roadways.

it is recommended that the Civil Engineer or Engineering Geologist be reguested to observe
and document roadway soil subgrade and aggregate base fill placement and compaction,
structure foundation subgrade, and installation of drainage improvements.

Limitations

The engineering geologic reconnaissance and geologic hazard review performed for the
proposed residential subdivision have been conducted with that level of care and skill ordinarily
exercised by members of the profession currently practicing in this discipline and area under
similar budget and time constraints. No warranty, expressed or implied, is made regarding the
interpretations and conclusions of this report.

This report may be used only by the client and their authorized agents for the purposes stated,
within a reasonable time from its-issuance. Land use, site conditions (both on- and off-site), or
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other factors may change over time and couid materially affect our findings. Thergfore, this
report should not be relied upon after 24 months from its date of issue. If the project is delayed
by more than 24 months from the date of this report, ! would be happy to review site conditions
and project design plans and revise this report if appropriate.

If you have any questions regarding the information presented in this report, please do not
hesitate to contact me at 360-903-4861 or warrenkrager@gmail.com.
Sincerely,
et o
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R. Warren Krager, R.G., C.E.G.
Oregon Licensed Engineering Geologist E-857




MORGAN CiviL ENGINEERING, INC.

PO Box 358, Manzanita, OR 97130
ph: 503-801-6016
www.morgancivil.com

May 12, 2022

Riverview Meadows Development, LLC
Alex Reverman areverman@gmail.com

RE: Addendum No. 1 to Geologic Hazard Report for Road and Utility Development of a
portion of Tax Lot 3600, Map 03N 10W 23B, Nehalem, Tillamook County, Oregon
(Riverview Meadows, Phase 2)

Project #19-10-Riv

Dear Mr. Reverman:

At your request, | have prepared this addendum report in order to update the Geologic Hazard
Report for this project, referenced above. The original report was completed by Morgan Civil
Engineering, Inc. on February 4, 2021, and Warren Krager, Certified Engineering Geologist,
dated February 25, 2020.

Since those reports were prepared, the lot numbering has been revised. On page 7 of his
report, Mr. Krager referred to Lots 39 through 47 has requiring additional investigations at the
time of development. These lots are now designated as Lots 43 through 52.

The 2021 report from Morgan Civil Engineering specifically states that for construction within
30 feet of a steep siope, an individual site-specific geologic hazard report should be prepared.
This is the requirement that | recommend be incorporated with the subdivision Conditions of
Approval. The only lots which contain a steep siope are 43 through 52. The remaining
properties in the development are practically flat.

Civil Engineering o Inspection ® Planning



RIVERVIEW MEADOWS DEVELOPMENT, LLC May 12, 2022, MORGAN CIvIL ENGINEERING, INC.
GHR Addendum

Riverview Meadows, Phase 2

Nehalem, Tillamook County, Oregon

If you have any questions, please contact me at jason@morgancivil.com or 503-801-6016.

Sincerely,
MORGAN CiviL ENGINEERING, INC.

€ 2y

Jason R. Morgan, PE
Professional Engineer

RENEWAL DATE: DECEMBER 3§, 2022

cc: Project File #19-10-Riv

<V:\18-10-RiviReports\Riverview Meadows-2 addendum.docx>
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R. Warren Krager, R.G., C.E.G.
Consulting Engineering Geologist

Oregon CEG #E957

Washington LEG #314

February 25, 2020
Alex Reverman

In care of Morgan Civil Engineering, Inc.
Phone: 503-801-6016
Email: jason@morgancivil.com

Subject: Engineering Geologic Hazard Report
Tax Lot 3600 Map 3N 10 23B
Proposed Riverview Meadows Subdivision, Phase 2
Tillamook County, Oregon '

Dear Mr. Reverman and Mr. Morgan:

As requested, | am pleased to submit my engineering geologic site investigation report for the
proposed land division of Phase 2 of the Riverview Meadows residential subdivision. This
geologic hazard report has been prepared in general accordance with the Tillamook County
Land Use Ordinance (TCLUQ) Section 4.130, Development Requirements for Geologic Hazard
Areas. The property is mapped in inactive landslides, landslide topography and mass
movement topography and has greater than 19 percent slope.

R. Warren Krager, R.G., C.E.G. (Oregon Licensed Engineering Geologist E-957) conducted the
initial site visit with Jason Morgan, P.E. on Friday February 14, 2020. Approximately 2 hours
was spent observing site conditions and discussing primarily the proposed building lots located
on the break in slope along the eastern row of Lot 39 through 48. We discussed general slope
setback considerations for home on lots, as well as allowances for specifically engineered
foundation for homes that might use a daylight basement or other foundation system involving
slopes. We observed exposed surface soils near slope crest areas and general drainage of
existing manmade and natural soil drainage in internal roadway areas to be constructed to
serve Phase 2 street access.

In preparing this report, available geologic hazard maps and reports, tax lot maps, design
concept sketches and available topographic date and aerial photographic images were
reviewed for detailed information pertinent to the subject property and vicinity. The following
geologic reports, maps, aerial photos and other information were reviewed and used in
preparation this report:

. Tillamook County Land Use Ordinance, Article 4, Section 4.130 Development
Requirements for Geologic Hazard Areas.

. Environmental Geology of the Coastal Region of Tillamook and Clatsop Counties,
Oregon, Oregon Department of Geology and Mineral industries (DOGAMI), Bulletin 74,
1972.

10855 S.W. Park Street « Tigard, Oregon 97223 « Phone 360-903-4861« Email warrenkrager@gmail.com
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. Evaluation of Coastal Erosion Hazard Zones Along Dune and Bluff Backed
Shorelines in Tillamook County, Oregon: Cascade Head to Cape Falcon, Oregon
Department of Geology and Mineral Industries (DOGAMI), Open File Report O-01-03,
2001,

. Geologic Map of the Tillamook Highlands, Northwest Oregon Coast Range
(Nehalem, 15-minute Quadrangle), United States Geological Survey (USGS), Open File
Report 94-21, 1994,

. Google Earth Aerial photographs of the Nehalem area, photo dates: September 3,
1994, July 29, 2000, June 15, 2003, June 29, 2005, December 12, 2005, August 1,
2011, July 6, 2012, July 30, 2014, August 23, 2016, and June 22, 2017.

. Topographic survey and tentative Lot Plan, Riverview Meadows Phase 2 and 3,
prepared by Morgan Civil Engineering, inc. for the Dorado Group, LLC.

) Oregon Department of Geology and Mineral Industries, DOGAMI LIDAR Viewer
http://www.oregongeology.org/lidar/dataviewer/.
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Figure 1- Portion of Tillamook County Tax Map 3N10W23B
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Site Location and Project Description

The general location of the subject property is level-topped foothill located north of the
confluence of main stem of the Nehalem River and the North Fork of the Nehalem River, east of
in Tillamook County, Oregon. The subject property consists of Tract B, Lot 3600 of the
Riverview Meadows Phase 1 Subdivision, Figure 1. It is my understanding that the vacant,
undeveloped land in Tract B, will be further divided into approximately 33 new single-family
residential building lots, ranging in size from about 8,000 to 14,000 square feet in area. The
proposed land division will include construction of new paved streets and underground utilities.

Slope and Topography

Most of the proposed new phase of residential subdivision lies on a relatively level natural
terrace at about 130 feet above mean sea level. Only along the eastern margins of proposed
Lots 39 through 48 are slopes present that would create concern for slope instability or potential
influence on home site location. Most of these proposed lots appear to have ample level area
for conventional homes with shallow foundations to be placed well away from the crests of steep
descending slopes. However, Lots 45, 46, and 47 are smaller and maybe limited in home
footprint selection or foundation method because of steep slopes.

Al L

Figure 2 — North to left view, Sloped topograp i ‘ e 2
Subdivision. Site plan and LIDAR-based topography Provided by Morgan Civil Engineering, Inc.

From the level meadow, the eastern siope breaks abruptly downward at generally over 50
percent and as steep as 80 to 100 percent locally, based on the DOGAMI light detection and
ranging (Lidar) derived topograpny, shown in Figure 2. The lowest elevations on the eastern
margins of the lot are about 60 to 70 feet above sea level. The extremely steep slope gradients
are generally at lower elevations. There appear to be several small block slide slope failures
visible from near the crest of the slope. Trails from residences at the base of the steep slope to
the upper level meadow follow slump block slope terrain. During our slope reconnaissance, we
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could hear but could not locate what sounded like springs or cascading drainage issuing from
near the base of the steepest slopes.

Soils and Geology

Surface soils in the near level portion of the project area are mapped by the USDA NRCS Web
Soil Survey of Tillamook County, Oregon as Chitwood-Hebo complex, 0 to 5 percent slopes.
This soil is derived from mixed altuvium and/or fluvio-marine deposits derived from sedimentary
rock. The USDA describes the contact with underlaying bedrock at a depth of about 5 feet
below the ground surface. The sioped soils at the eastern margin of the subject property are
mapped as Templeton-Ecola medial silt loams, 30 to 60 percent siopes derived from colluvium
and residuum of sedimentary rock.

Based on the DOGAMI geologic mapping, Figure 3, the subject property is located on a
southern slope of coast range uplands composed of Tertiary age sedimentary deposits of
Oligocene to Miocene age siltstone, geologic map symbol Toms. The blue triangle and stippled
overprint pattern on the Toms geologic map unit indicates ancient landslide topography mapped
by DOGAMI. The Toms fuffaceous siltstone geologic unit is typically highly weathered to
decomposed and with closely spaced joints and fractures from the landsliding. Intact
sedimentary bedding or bedrock dip angles are rarely observed in the hill slope colluvium. There
were no apparent signs of sedimentary bedding in the hand auger explorations. In the landslide
terrain it is unlikely that sedimentary bedding would be intact for any significant areal extent.

Younger Quaternary fluvial silt and clay deposits (SC) are present in embayments eroded into
the older sedimentary rock at Bob's Creek, Anderson Creek and other drainages in the lower
Nehalem Valley.

According to the USGS geologic mapping, Figure 4 , the project site lies in an area of Tertiary
Alsea Formation (Tal) tuffaceous siltstone of Lower Miocene to Oligocene age. The upper part
of this unit is generally massive but has thin feldspathic sandstone interbeds. The USGS does
not map the project area as landslide terrain, but the sedimentary strike and dip symbols shown
on the map vary substantially in orientation and dip angles, suggesting substantial disturbance
of the originally horizontally bedded marine sedimentary deposit. As with the DOGAMI
mapping, Nehalem River valley and tributary creeks are covered be younger Quaternary fluvial
and estuarine (Qf) fine-grained sedimentary deposits.
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Figure 3- Portion of Geologic Map of Nehalem Quadrangle, DOGAMI Bulletin 74 (1972).

Approxima
Location

Figure 4 - Portion of Geologic Map of the Tilla ang

(Nehalem, 15-minute Quadrangle), United States Geological Survey (USGS), Open File Report
94-21, 1994,

Seismic Setting
The Oregon Coast is located near the western margin of the North American continental
tectonic plate. The Pacific and Juan de Fuca Tectonic plates that form the ocean floor off the
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northwest coast are converging and being subducted beneath the western edge of the North
American Continental Plate. This zone of tectonic plate convergence, called the Cascadia
Subduction Zone, has created a complex set of stress regimes that influence the tectonic and
volcanic activity of the Pacific Northwest.

The Cascadia Subduction Zone, {CS8Z), located approximately 50 miles to 60 miles off the
Oregon coast, represents an immense thrust fault that has potential for earthquakes large
enough to cause significant ground shaking throughout the Pacific Northwest Region. Geologic
research over the past decades has shown that this offshore thrust fault zone has repeatedly
produced large earthquakes every 300 to 700 years. Research of ancient Japanese tsunami
records along with dendrochronclogy (tree ring dating techniques) have established that the last
large CSZ earthquake occurred in January of 1700 AD. Although researchers do not agree on
the likely magnitude of the next Cascadia Subduction Zone thrust fault earthquake, it is widely
believed that earthquakes of moment magnitude (M.) 8.5 to 9.5 are possible. The duration of
strong ground shaking is estimated to be greater than 4 to 5 minutes, with minor shaking lasting
several minutes longer. Possible aftershocks of magnitude 7 or greater may occur for hours or
days after a major Cascadia Subduction Zone seismic rupture.

Other potential earthquake sources in this region include fault ruptures deep within the
subducting oceanic plates and within the overlying continental crustal tectonic plate. However,
the CSZ thrust fault earthquake mechanism is considered the greatest seismic hazard to the
region and the seismic source which dictates building code design requirements for permitted
habitable structures.

Geologic and Seismic Hazard Summary

The principal geologic hazard concern throughout western Oregon is an earthquake on the
Cascadia Subduction Zone, CSZ. Based on the geologic record of CSZ Earthquake recurrence
intervals, the next CSZ earthquake is potentially overdue and may occur within many of our
lifetimes. In 2008 the United States Geologic Survey (USGS) released resuits of research that
estimated 10% probability that a magnitude 8-9 Cascadia Subduction Zone earthquake would occur
within 30 years.

During a CSZ earthquake, the local area will very likely experience a few minutes of very
intense ground shaking. Steeper slopes on the eastern margin of the subdivision’s Phase 2 lots
may experience slope instability or landslides under seismic conditions.

Conclusions and Recommendations

It is our interpretation that the landslide topography likely formed many millennia agoe when the
lower Nehalem River Valley had greater topegraphic relief, steeper slopes and the river was
actively eroding or cutting the base level. In general, the conditions that formed this mapped
landslide topography are no longer active. However, in areas of steep slopes along the eastern
margin of the project, the ancient landslide topography may be reactivated by heavy rainfall,
changes in grading, drainage, or tree removal, or severe seismic ground motion.
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Homes with shallow foundations should be designed with adequate slope setback for iong-term
slope stability and support of foundation soils. Any portions of proposed home footprints or site
grading, including foundation backdill, on Lots 39 through 42 that extend east of the existing 110-
foot elevation contour shown on Morgan Civil Engineering plans should be reviewed by an
Engineering Geologist or Civil or Geotechnical Engineer for slope stability concemns. Similarly,
any portions of proposed home sites on Lots 43 through 47 that extend east of the existing 120-
foot elevation should be reviewed for slope stability concerns.

For home footprints that are designed specifically to extend east of the break in slope elevations
noted above, it is expecied that such homes would have either stepped or deep foundations and
engineered retaining foundation walls. Release of storm water runoff from impermeable surface
should be carefully managed such that concentrated stormwater does not flow over the crests of
steep slopes.

In my opinion, firm, undisturbed silty clay soil or decomposed sedimentary bedrock is
considered suitable for support of shaillow spread foundations and retaining walls designed
according to prescriptive building code methods outlined in the 2014 Oregon Structural
Specialty Code (OSSC), Chapter 18 - Soils and Foundations. An allowable soil bearing
capacity of 1,500 pounds per square foot would be appropriate for firm native undisturbed silty
clay soil according to table 1806.2 of the OSSC. Any organic debris or fill should be removed
from foundation areas.

Grading recommendations in accordance with OSSC Appendix J- Grading are considered
generally appropriate for the general excavation and grading expected for construction on the
generally level residential lots. The pertinent building code and sections should be referenced
on final foundation construction plans for homes, noting assumed soil parameters used in the
design.

For homes planned east of the 110-foot to 120-feet elevation contours slopes described above,
It is recommended that the engineering geologist, civil engineer, or structural engineer be
retained to observe and document foundation subgrade preparation, installation of drainage
improvements, construction of engineered retaining walis, and structural fill placement and
compaction.

Limitations

The engineering geologic reconnaissance and geologic hazard review performed for the
proposed residential land partition have been conducted with that level of care and skill
ordinarily exercised by members of the profession currently practicing in this discipline and area
under similar budget and time constraints. No warranty, expressed or implied, is made
regarding the interpretations and conclusions of this report.

This report may be used only by the client and their authorized agents for the purposes stated,
within a reasonable time from its issuance. Land use, site conditions (both on- and off-site), or
other factors may change over time and could materially affect our findings. Therefore, this
report should not be relied upon after 24 months from its date of issue. If the project is delayed
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by more than 24 months from the date of this report, | would happy to review site and design
conditions and revise this report if appropriate or provide detailed site investigation reports for
future lots and proposed homes.

If you have any questions regarding the information presented in this report, please do not
hesitate to contact me at 360-903-4861 or warrenkrager@gmail.com.
Sincerely,

ﬂ?’_\c +» A3 2020

R. Warren Krager, R.G., C.E.G.
Oregon Licensed Engineering Geologist E-957









Narrative
Riverview Meadows Subdivision Phase 2
Riparian Buffer
Conditional Use Permit

. Introduction

The applicant has submitted an application with Tillamook County to develop the
Riverview Meadows Phase 2 Subdivision. The subject property is located within the
Nehalem Urban Growth Boundary but is currently outside the city limits. With this
application, Riverview Meadows Development, LLC requested land use approval to
construct Phase 2 of the Riverview Meadows Subdivision, consisting of a total of 74
residential lots.

The applicant has constructed a new public access road, “Riverview Drive,”
intersecting with Northfork Road, west of Riverview Meadows Lane constructed to
serve Phase 1 to serve as the primary access to the development. Tillamook County
Public Works granted Approach Permit #7005 to allow connection of this road with
Northfork Road.

Bob’s Creek, a fish bearing stream, runs parallel to the proposed road and carries a
15-foot riparian buffer. Given existing conditions of the site, including steep slopes
and private property to the east and Bob’s Creek to the west, construction of
Riverview Drive resulted in approximately 45 square feet (3 feet by 15 feet) of these
improvements encroaching within the 15-foot riparian creek buffer.

Il. Application Approval Requests
The applicant requests the following approvals with this application:
¢ Conditional Use Permit

ll. Items Submitted With This Application
Exhibit A - Land Use Application
Exhibit B - Project Narrative
Exhibit D - Tillamook County Approach Permit (submitted as Exhibit O)
Exhibit C - Mitigation Plan (submitted as Exhibit P)

IV. Review of Applicable Approval Criteria

Subdivision applications are required to comply with the code criteria found in the
City of Nehalem Subdivision Ordinance and Zoning Ordinance. Each of the relevant
code sections are reviewed below. Each relevant code section is-written in regular
text followed by a response written in italics.

City of Nehalem

157.442 - Special Buffers and Setbacks
157.442.01 - Riparian vegetation and small streams

Riverview Riparian Buffer Encroachment CUP Page 1 of 3






A conditional use shall be approved if the applicant provides supporting evidence that
all the requirements of this chapter relative to the proposed use are satisfied, and
demonstrates that the proposed use also satisfies the following criteria:

A.

The use is listed as a conditional use in the underlying district and complies with
the development requirements of the underlying zone.

Response: Section 157.442.01(B) specifies that “Any development within the 15-
foot riparian zone, including the removal or replacement of vegetation, shall
require a conditional use application pursuant to §157.08 of this chapter.” A
Conditional Use Permit application has been submitted with this request.

The characteristics of the site are suitable for the proposed use considering size,
shape, location, topography, and location of improvements and natural features

Response: The subject property is zoned for residential development and this is
the proposed use. The proposed Riverview Drive access road is intended to serve
as the primary access to the serve the proposed development. On February 5,
2026, Tillamook County Public Works approved Road Approach Permit #7005 to
allow the proposed road connection with Northfork Road, a County road. The
proposed road meets all other applicable standards, except for the 45 square foot
encroachment into the 15-foot riparian buffer required by Section 157.442.01(A)
as reviewed above.

The proposed development is timely, considering the adequacy of transportation
systems, public facilities and services, existing or planned for the area affected by
the use.

Response: The proposed road has been previously approved and is needed to
serve the proposed development as reviewed in the applicant’s submitted traffic
impact studies prepared by a registered Transportation Engineer.

The proposed use will not alter the character of the surrounding area in a manner

which substantially limits, impairs, or precludes the use of surrounding properties
for the primary uses listed in the underlying zone.

Response: The proposed encroachment and the mitigation is intended to enhance
the stream corridor in this location and will not alter the character of the
surrounding area or limit the use of surrounding properties.

Decision criteria for special buffers are found in § 157.442 of this chapter.

Response: A review of these criteria are included above.
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4907 3¢ Street

Tina Kotek, Govemor Tillamook, OR 97141
: (503) 842-2741
Fax (503) 842-8385

www.odfw.com
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Fiah & wildlife

N Department of Fish and Wildlife
; ¥ regon West Region

March 27, 2026

Riverview Meadows Development LLC
Attn: Carey Sheldon

PO Box 833

Fairview, OR 97024

Dear Carey:

The Oregon Department of Fish and Wildlife’s (ODFW) North Coast Watershed District has
reviewed the mitigation planting you submitted for our review (attached). ODFW finds this
plan to be sufficient to meet the mitigation requirements required in your permit from
Tillamook County.

Sincerel

-
Robert W, Bradley
District Fish Biologist

North Coast Watershed District
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EXHIBIT C



Sarah ThomEson —

From: Sarah Absher

Sent: Wednesday, May 27, 2026 2:09 PM

To: Sarah Thompson

Subject: Riverview Meadows Recommended Conditions of Approval - Public Works
Sarah,

Please include as “Exhibit C” of the staff report for Riverview Meadows Phase 2.

Thank You,

Sarah Absher, CBO, CFM, Director
TILLAMOOK COUNTY | Community Development
1510-B Third Street

Tillamook, OR 97141

Phone [503) 842-3408 x3412

Sarah.Absher@tillamookcounty.gov

rom: Chris Laity <Chris.Laity@tillamookcounty.gov>

Sent: Wednesday, May 27, 2026 8:15 AM

To: Brian Olle <brian.olle@tillamookcounty.gov>; Sarah Absher <Sarah.Absher@tillamookcounty.gov>
Subject: Riverview Meadows Conditions of Approval - Public Works

Sarah,

For inclusion in the conditions of approval.

1.

4,

5.

The record drawings shows that a portion of the newly constructed storm line between lots 68 &
69 (near the intersection with Pluto Drive & Kinlee Drive) indicates that the line is very close to the
proposed easement. The applicant needs to modify the drainage easement between the two lots
or provide a letter that the drainage pipe can be maintained without working outside of the
easement.

Submit a detailed stormwater management plan to TCPW for review and approval. This
document should be added to the CC&R’s as-an appendix.

Submit a detailed road management plan to TCPW for review and approval. This document
should be added to the CC&R's as an appendix.

The Declaration of Covenant, Conditions, and Restrictions need to address road and stormwater
facilities maintenance.

Submit road testing results to TCPW for acceptance prior to plat approval.

Note the pdf page 263 states that the City of Nehalem approved the construction plans on December 10,
2023 (county did not approve the construction plans). June 2025 rocked and proof rolled (we need
testing results). Road paving completed on August 8, 2025 (we need testing resutts).



Chris Laity, P.E. | Director
TILLAMQOK COUNTY | Public Works
Phone (503) 842-3419

Chris.Laity@tillamookcounty.gov





