
 
 

Land Use Final Decision 

Planning Commission 

 

File number(s):  PUD 22-01 & SUB 22-01 

Project name:  Mill Creek Meadows 

Date of decision: November 10, 2022 

Applicant: Mark Handris, Owner, Woodburn Development, LLC, 1969 Willamette Falls Dr, 
Ste 260, West Linn, OR 97068-4695 

Landowner: Woodburn Development, LLC c/o Icon Construction & Development, LLC, 1969 
Willamette Falls Dr, Ste 260, West Linn, OR 97068-4695 

Site location: 1490, 1550, & 1636 Brown St; Tax Lots 051W18C000600 [primary] & 800 and 
051W19B000200 (mostly east side of Brown St south of Vine Ave) 

 

Summary:  The Planning Commission on November 10, 2022 held a public hearing and unanimously 
approved the consolidated applications package (Type III) with the conditions recommended by staff 
through the staff report published November 3. 

The request is for preliminary subdivision and planned unit development (PUD) to develop three 
demolished rural homesteads into 95 dwellings as 66 houses and 29 townhouses on small lots with two 
tracts of a few acres of public land dedicated to the City with Mill Creek Greenway Trail and drainage 
way and other utility improvements, two common area tracts – a stormwater detention pond and a 
private alley – owned and maintained by a homeowners association (HOA), and four street stubs to the 
east and south.  The subject property is approximately 18.04 acres. 

The development includes E. Traverse Road as a segment of the south region east-west crosstown 
“South Arterial” planned between OR 99E / N. Pacific Highway and Parr Road per City Transportation 
System Plan (TSP) Table 2 Project R29 and Figures 2 & 3.  At “Minor Arterial” class per Table 2 and WDO 
Figure 3.01C, the segment aligns with an improved half-street segment of the South Arterial that forms 
the south boundary of the Boones Crossing development (west of Mill Creek Meadows and one block of 
Spring Boulevard) and sited and constructed based on the alignment per the previous TSP that was in 
effect since 2005 and that the 2019 TSP succeeded. 

The subject property is in the Residential Single Family (RS) zoning district. 

No parties testified (besides the applicant). 

Section references are to the Woodburn Development Ordinance (WDO). 

https://www.woodburn-or.gov/dev-planning/page/woodburn-development-ordinance-wdo
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Conditions of Approval: 

General 

G1.  As part of building permit application, the applicant shall submit revised site plans meeting the 

conditions of approval and obtain Planning Division approval through sign-off on permit issuance. 

G2.  The applicant or successors and assigns shall develop the property in substantial conformance with 

the final plans submitted and approved with these applications, except as modified by these conditions 

of approval.  Were the applicant to revise plans other than to meet conditions of approval or meet building 

code, even if Planning Division staff does not notice and signs off on building permit issuance, Division 

staff retains the right to obtain restoration of improvements as shown on an earlier land use review plan 

set in service of substantial conformance. 

G3. References: Attachment 201 serves as a dictionary or glossary defining certain abbreviations, 

acronyms, phrases, terms, and words in the context of the conditions of approval.  The 200 series of 

attachments are as binding as the conditions of approval in the main body of the final decision. 

G4.  Due dates / public improvements: 

a. When public street improvements, and any fees in lieu of public improvements, are due shall be 

per Attachment 205B, Parts A & B unless if and where a condition of approval has more restrictive 

timing.  By this condition, there is more restrictive timing:  In any case, they are due no later than 

by Building Division issuance of certificate of occupancy (C of O) for the first of any of dwellings, 

regardless of deferral, if any, that PW might have approved through Attachment 205B, Part A, 

subsection E. 

b. Where phasing is relevant, building permit issuance means issuance for the phase in which the 

conditioned improvement is located. 

c. Where changes to street addresses are necessary, the developer shall apply through the Planning 

Division for and obtain approval of an Address Assignment Request.  This is due prior to building 

permit application, and if and where land division is relevant, then also after recordation with 

County. 

G5.  Recordation due dates:  The applicant shall apply to the County for recordations of items that the City 

requires no later than 6 months prior to expiration of the land use approval as WDO 4.02.04B establishes 

and per Attachment 205 B, Part C, and shall complete recordations no later than three years past the land 

use “final decision” date.  The due date to complete recordations shall not supersede when recordations 

are due relative to the building permit stage. 

G6.  Administration:   

a. Conformance:  That a land use approval does not reiterate any and each particular detail, 

provision, requirement, rule, spec, or standard from any of the WDO, other ordinances, 

resolutions, public works construction code, or department policies does not exempt 

development from conformance with them.   

b. Copies:  The developer, including any succeeding contract purchasers such as homebuilders, 

shall provide copies of documentation that a City staff person requests regardless if the 

documentation source is another City staff person or department.   

c. Fees:  The developer shall pay fees per Attachment 206. 

https://www.woodburn-or.gov/dev-planning/page/address-assignment-request-form
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Preliminary Subdivision 22-01 

SUB-1.  Expiration:  Based on ORS 92.040(3), development per the Commission land use final decision 

may continue past the 3-year approval period being established by WDO 4.02.04, as follows: 

a. Street names:  The preliminary subdivision proposed street names are acceptable for platting.  

The developer shall name A & S-V streets beginning with those letters respectively. 

b. Tracts:  The developer shall revise to swap designations of Tracts A & B before final plat. 

c. Subdivision Final Plat:  The developer shall apply to the City for final plat prior to applying to 

Marion County for recordation and shall complete final plat recordation by the land use expiration 

date per WDO 4.02.04B.2.   

d. Orientation:  Unless otherwise directed by County surveyor staff, if and where site plans are 

drawn other than up-is-north, north shall be to the right, and text that runs easterly-westerly (up 

and down), including of street names, tract letters, and lot numbers, shall be oriented to read 

south to north or west to east and consistently across plan sets and sheets. 

Site plan sheet 
24 by 36 inches 

Orient text 

 
O

rien
t text 

e. Recordation with County:  Same as Attachment 205B, Part D (within 30 calendar days of the 

Director’s signature on the plat Mylar). 

f. Vesting:  The decision is vested unless: 

(1) The developer fails to meet subdivision and PUD requirements, resulting in the City being 

unable to authorize staff to sign a final plat Mylar by July 1, 2027; or 

(2) There is no substantial construction as Attachment 205B, Part E defines by July 1, 2030. 
 

SUB-2.  Stormwater management facilities / detention ponds:  Any stormwater management facilities / 

detention ponds outside ROW shall be within a common area tract that remains privately owned and 

maintained by an association. 

SUB-3.  Documents:  Prior to a City official signing the final plat Mylar: 

a. Geotech report:  The developer shall submit to the Director a geotechnical report documenting 

that, whether or not the developer spreads any fill or spoil dirt across lots and tracts, soil is 

compacted and ready to accommodate the construction of buildings on lots and tracts proposed 

for development. 

b. Plat:  Per Attachment 205B, Part F, upon recordation, the developer shall submit to PW and cc the 

Director electronic copies (Adobe PDFs) of the plat and easement(s), as well as, where relevant, 

ancillary documents necessary to conform to conditions of approval and not already addressed 

on the face of the plat.  
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Planned Unit Development 22-01 

PUD-PW1.  Sanitary sewer:   

a. Pursuant to the “South Brown Pump Station Drainage Basin Map & Plan” document prepared by 

the developer as part of the adjacent construction to the west of Boones Crossing subdivision 

and development, Phases IV & V, and submitted to Public Works, the developer shall construct 

and extend all identified sanitary sewer trunk lines shown on the subject plans that are located 

within the subject development (Mill Creek Meadows).  The City acknowledges that dwellings 

within Mill Creek Meadows would not connect to these trunk lines and, therefore, construction 

of such lines would not be necessary to serve the subject development.  

b. Depths: All sanitary sewer lines shall be constructed at appropriate depths to ensure reasonable 

connections can be made to serve future regional development to the east and southwest of the 

subject development.  

c. SDC: The sanitary sewer trunk line(s) identified in paragraph (a), above are considered “qualified 

public improvements” pursuant to City of Woodburn Ordinance No. 2070 (1991). Therefore, the 

developer shall be allowed to apply for sewer system development charge (SDC) credit as 

provided in said ordinance. The amount of developer’s credit for contributions of the qualified 

public improvements shall be determined pursuant to said ordinance, Section 3(F). The City shall 

in good faith review a sewer SDC credit application from the developer, and the City shall grant 

such request up to the full amount of the sewer SDC owed, provided that the request complies 

with City procedures and applicable state or local substantive approval criteria. 

d. Where the cost of trunk lines identified in paragraph (a.), above, exceeds the amount of 

available sewer SDC credit for Mill Creek Meadows, the City agrees to negotiate a development 

agreement with the developer to provide public funds or other value to offset such deficiency.  

Such compensation may, subject to agreement between the City and developer, provision of 

future reimbursement credit pursuant to Ordinance No. 2070, Section 3(F)(5), a direct financial 

contribution from the City, or other agreed value.  The parties shall in good faith negotiate the 

development agreement and, to the extent required by City ordinances, be forwarded by the 

City Administrator to the City Council for approval. 
 

PUD-PW2.  Stormwater management:  Prior to civil engineering plan approval through CEP review, the 

applicant shall provide to PW an Engineer Stamped Storm Drainage Hydraulic Analysis Report that 

existing downstream storm drainage systems have capacity to handle the additional flow from the 

subject development (Mill Creek Meadows), have the Mill Creek culvert pipe under Marshall St (in the 

block between Stark & E. Cleveland Sts) have capacity to handle a 100-year base flood, and to provide 

final 100-year floodway, floodplain, and wetland delineation for this development.  The applicant is 

responsible for correcting any capacity and/or deficiencies, including installing new or additional 

drainage systems.  The applicant shall submit to PW an engineered stamped condition report of the 

existing downstream storm collection system. 
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PUD-PW3.  Final Civil Plan Approval:  Civil plans shall comply with current City standards, specifications 

and details, current Oregon Standard Specifications for Construction, current MUTCD and ADA 

requirements and Marion County requirements, as applicable. 

 

PUD-1.  Mods:  The City approves PUD modifications only as written in conditions of approval and the 

200 series of attachments, particularly Attachment 202.  Other modifications that site plans imply are 

subject to later administrative approval or denial by the Director. 

 

PUD-2.  ROWs & streetside PUEs:  The developer shall dedicate: 

a. Dedicate ROWs: 

(1) Traverse:  For this segment of the TSP Project R29 “South Arterial” (TSP p. 33), min 78 ft 

ROW as proposed and modified by PUD from WDO Fig. 3.01C; 

(2) Brown:  ROW that meets or exceeds the min width necessary to conform to WDO Fig. 3.01D 

“Service Collector”, that is, min 72 ft, which is equal to 36 ft measured from centerline; and 

(3) Local class streets:  ROWs that meet or exceed the min widths necessary to conform to 

WDO Fig. 3.01G, modified by PUD such that local class streets may be min width 50 ft of 

ROW instead of 60 ft. 

b. Grant streetside PUEs per Attachment 205B, Part G, subsections B & F, except that streetside 

PUEs on City/public tracts are exempt from max width. 
 

PUD-3.  Frontage/street improvements:  These shall be as follows: 

a. Traverse:  Based on TSP Project R29 “South Arterial” (TSP p. 33), per WDO Fig. 3.01C, modified 

as follows and by condition parts farther below including f(3) & (4) regarding planter strips and 

sidewalks.  Median: 

(1) Initial specifications:   

(a) Location:  Within the block between Brown and Aspen (500 block). 

(b) Basic mins:  Curbed, width min 8 ft and max 10 ft between backs of curbs, and min area 

within curbing of 600 sq ft w/ min 4 trees o.c. spacing average of 30 ft.  (Min width not 

applicable to end tapers that transition to left turn lanes.) 

(c) Extent/length:  For each additional increment of median that is at least 30 ft long, it shall 

have min 150 sq ft of landscaping min 8 ft wide with min 1 tree. 

(d) Pavement:  If each 150 sq ft of landscaping around each tree is min 8 ft wide, the 

remaining area within the median, if any, may be surfaced with other than landscaping 

and per PW specs; however, cobbles, gravel, pebbles, and rocks remain prohibited 

within 1 ft of backs of curbs. 
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(2) Additional specifications:  Per PW during CEP.  For street landscaping, Attachment 205B Part 

H is applicable, and the developer is prohibited from fee in lieu of median trees.  Landscape 

or planter strips shall have area remaining after street tree plantings landscaped with lawn 

grass or, if the Public Works Director in writing allows, a species of groundcover. 

Cobblestones, gravel, pebbles, and rocks are prohibited. Bark dust, mulch, or wood chips are 

permissible only within the immediate vicinity of a street tree trunk. The developer shall 

install landscape strip irrigation, and shall provide temporary irrigation during construction, 

per the public works construction code. 

(3) SDC:  The developer may apply for system development charge (SDC) credit pursuant to SDC 

ordinances and resolutions in effect at the time of credit application. 

b. Brown:  Per WDO Figures 3.01A & D, modified by Condition PUD-3f and as follows: 

(1) Bridge / crossing of culvert:  Shall conform to Attachment 205B, Part J. 

(2) Electric power line burial/undergrounding:  The developer shall: 

(a) Bury electric power lines and remove poles along Brown west side between the north 

boundary of the subject property and the south side of Spring ROW.  Per Attachment 

205B, Part K, subsection B.1b, burial shall be required regardless of the net number of 

electric power poles. 

(b) Pay a fee in-lieu of burial of the segment of lines where they cross Brown NE/SW in line 

with the north boundary of the subject property to the first pole on the west side per 

Attachment 206. 

(3) Transition:  The east sidewalk north dead-end shall have an ADA-compliant transition 

spanning between sidewalk and cartway.  Remaining specs are per PW. 

(4) Planter strips and sidewalks:  Per condition parts f(3) & (4) below. 

c. Local class streets:  Based on WDO Fig. 3.01G as modified by Condition PUD-3f below and as 

follows: 

(1) Width face of curb (FOC) to FOC:  Each min 27 ft if two-way traffic or 18 ft if one-way. 

(2) Parking lane(s):  Where there is a parking lane or lanes, each lane min width 7 ft.  Each 

street of ROW fewer than 60 ft shall have min one parking lane. 

(3) Planter strips and sidewalks:  Per condition parts f(3) & (4) below. 

(4) Aspen:  The developer shall extend Aspen ROW and its improvements from Vail to the 

easterly south line of the subject property, with specific requirements of min width 46 ft of 

ROW, min pavement width between faces of curb of 20 ft, and planter strips and sidewalks 

min widths per condition parts f(3) & (4) below. 

d. Electric power line burial/undergrounding (other than Brown west side):  Per Attachment 205B, 

Part K. 

e. Street trees:  Per Attachment 205B, Part H (1:30) and subsection Table H2. 
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f. Modifications: 

(1) Crosswalks / pedestrian crossings along intersection legs per Exhibit PUD-3f(1) shall be 

patterned poured concrete each min 8 ft wide. 

 
Exhibit PUD-3f(1):  Patterned Poured Concrete Crosswalks (symbolized in purple) 

(2) Traffic calming:  Bulb of street bend:  The paved area outside the cartway outer radius, 

which Exhibit PUD-3f(2) illustrates, shall be patterned poured concrete.  

 
Exhibit PUD-3f(2) Patterned poured concrete beyond the blue line within street bend bulb 

(3) Landscape strips:  Min width 6 ft and in some locations 7.5 ft, exc. curb width, per Exhibit 

PUD-3f(3) below. 
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Exhibit PUD-3f(3):  Landscape strips (green: min 7.5 ft wide exc. curb width) 

(4) Sidewalks:  Min width 6 ft except along Brown and Traverse 8 ft; see Exhibit PUD-3f(4) 

below 
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Exhibit PUD-3f(4):  Sidewalks (blue: min 8 ft wide) 

(5) Overlap:  The extra width of planter strip and sidewalk shall either (a) overlap outside ROW 

into streetside PUE or (b) come with additional ROW to accommodate them.  Wider 

sidewalks shall not narrow planter strips. 

 

PUD-4.  Streets, dead-end:  Barricades/Signage: Based on WDO 3.01.05A.2b & c, the developer shall 

place: 

a. A barricade with sign at the east end of each of Aspen, Traverse, and Upland; and 

b. A barricade at the south end of Brown. 

Consult PW for a barricade detail, and no later than CEP show both it and a modified version with a 

sign in conformance with 3.01.05A.2c. 

 

PUD-5.  Tree preservation:   

a. For trees to be preserved, the developer shall preserve using the means per Attachment 204. 

b. For trees to be removed, the developer shall pay fees per Attachment 206. 

 

PUD-6.  Public land:  The developer shall dedicate Tracts A & B to the City.  Refer to Attachment 203 for 

required improvements. 
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Exhibit Y-1:  Tracts to Dedicate to City (at north shaded in darker green) 

 

PUD-7.  Environmental remediation:  The developer shall remediate per Attachment 204, Part C. 

 

PUD-8.  Lot and tract development standards:  The standards shall be per Attachment 202. 

 

PUD-9.  City/public tract and common area tract improvements:  Improvements shall be per Attachment 

203. 

 

PUD-10.  Association:  The developer shall establish a maintenance association per Attachment 203, Part 

E. 
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PUD-11.  PUD Final Plan Approval Process:   

a. The developer shall conform to WDO 5.01.07, the purpose of which is to ensure that the PUD is 

in substantial conformance with the conditions of the PUD Detailed Development Plan (DDP) 

approval, including regarding street improvements, public improvements outside ROW if any, 

and common area improvements.  The developer shall apply to the Director for PUD Final Plan 

Approval no later than when applying to PW for CEP review. 

b. Scope:  The scope of DDP includes any topic for which any given final decision condition of 

approval, and any separate document it might reference, is too general to establish civil 

engineering standards and construction levels of detail.  It also includes any topic or situation for 

which no standard exists through previous adoption by PW.  The Final Plan Approval process is 

to establish any and all design details deferred from land use review. 

c. CEP:  The developer shall incorporate a PUD Final Plan Approval by the Director into CEP review 

by PW and the civil engineering plan set that PW would approve through CEP. 
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Planned Unit Development 22-01:  Transportation 

T-A1.  Traffic safety:  Regarding the four-way intersection of Brown, Bridlewood Ln, & Comstock Ave, the 

developer shall conduct traffic safety and feasibility study resulting in a written report that includes 

recommendations about intersection improvement design(s).  The study cost is capped at $10,000; the 

Public Works Director may require a copy of invoice or receipt.  Methodology and details per PW.  The 

report scope is limited to a recommendation upon the conceptual design of intersection improvements 

to address traffic safety, and the City shall not require the developer to construct the recommended 

design.  Due no later than PW CEP approval.   

 

T-BP1.  Bicycle/pedestrian on-site improvements:  The developer shall construct or install 

bicycle/pedestrian improvements per Attachment 203. 

 

T-BP2.  Bicycle/pedestrian off-site design work:  The developer shall prepare and draw a conceptual 

design for the segment of the Mill Creek Greenway Trail on City-owned Tax Lot 051W18DC04100 (Tax 

Lot 4100) NE to Deer Run Ln.  The conceptual design work cost is capped at $5,000; the Assistant City 

Administrator may require a copy of invoice or receipt. 

a. See Attachment 205 for details. 

b. Fee in-lieu:  Prohibited unless the Assistant City Administrator authorizes in writing. 

c. Nothing in this land use approval with conditions necessarily makes such improvements, which 

are a PUD enhanced public amenity, credited or eligible for credits towards system development 

charges (SDCs).  Credit, if any, remains for the developer to apply for through process established 

by SDC ordinances and resolutions administered by PW and parks and recreation staff. 

d. This condition shall not be construed to require the developer to construct these off-site  

improvements.  Were to the developer to opt to construct them, the City would favorably 

consider parks SDC credit through due process. 
 

T-T1.  School bus shelter:  To further TDM through bus transit, the developer shall build or install a 
school bus shelter on a common area tract closest to wherever the Woodburn School District bus would 
stop within or next to the development.  Follow the direction of the school district facilities manager, or 
absent that default to min 48 sq ft, 6 ft narrowest dimension, and 8 ft min height clearance.  Affix a min 
1½ by 1 ft sign face with text min 4-inch high indicating that the shelter is a school bus stop.  The shelter 
may be on a public tract if the Recreation Services Manager allows and may be within any of ROW or a 
streetside PUE if PW allows.  Another shelter that a developer provides for another purpose may do 
double duty as the school bus top shelter if it continues to meet all the other requirements, whatever 
they may be, for that purpose as well as this condition, and the shelter is within 18 ft of ROW. 
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Notes to the Applicant: 

1. Records:  Staff recommends that the applicant retain a copy of the subject approval. 

2. Fences, fencing, & free-standing walls:  The approval excludes any fences, fencing, & free-standing 

walls, which are subject to WDO 2.06 and the permit process of 5.01.03. 

3. Signage:  The approval excludes any private signage, which is subject to WDO 3.10 and the permit 

process of 5.01.10. 

4. PLA Time Limit:  WDO 4.02.04B. specifies that, “A final decision on any application shall expire within 

three years of the date of the final decision unless:  1. a building permit to exercise the right granted 

by the decision has been issued; 2. the activity approved in the decision has commenced; or 3. a time 

extension, Section 4.02.05, has been approved.  Because unrecorded re-plats lingering indefinitely 

have burdened staff, a condition sets sooner time limits for subsection 2. to begin and finish 

recordation. 

5. Mylar signature:  The Community Development Director is the authority that signs plat Mylars and 

not any of the mayor, City Administrator, Public Works Director, or City Engineer.  Only one City 

signature title block is necessary. 

6. PLA Plat Tracker:  Marion County maintains a plat tracking tool at 

<http://apps.co.marion.or.us/plattracker/>.  Use it to check on the status of a recordation request 

to the County.  City staff does not track County plat recordation. 

 

7. Technical standards:   

a. Context:  A reader shall not construe a land use condition of approval that reiterates a City 

technical standard, such as a PW standard, to exclude remaining standards or to assert that 

conditions of approval should have reiterated every standard the City has in order for those 

standards to be met. 

b. Utilities:  A condition involving altered or additional sidewalk or other frontage/street 

improvement that would in the field result in displacement or relocation of any of utility boxes, 

cabinets, vaults, or vault covers does not exempt the developer from having to move or pay to 

move any of these as directed by the City Engineer and with guidance from franchise utilities. 

 

8. Other Agencies:  The applicant, not the City, is responsible for obtaining permits from any county, 

state and/or federal agencies, which may require approval or permit, and must obtain all applicable 

City and County permits for work prior to the start of work and that the work meets the satisfaction 

of the permit-issuing jurisdiction.  The Oregon Department of Transportation (ODOT) might require 

highway access, storm drainage, and other right-of-way (ROW) permits.  All work within the public 

ROW or easements within City jurisdiction must conform to plans approved by the Public Works 

Department and must comply with a Public Works Right-of-Way permit issued by said department.  

Marion County plumbing permits must be issued for all waterline, sanitary sewer, and storm sewer 

work installed beyond the Public Right-of-Way, on private property. 

 

http://apps.co.marion.or.us/plattracker/
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9. Inspection:  The applicant shall construct, install, or plant all improvements, including landscaping, 

prior to City staff verification.  Contact Planning Division staff at least three (3) City business days prior 

to a desired date of planning and zoning inspection of site improvements.  This is required and separate 

from and in addition to the usual building code and fire and life safety inspections.  Note that Planning 

staff are not primarily inspectors, do not have the nearly immediate availability of building inspectors, 

and are not bound by any building inspector’s schedule or general contractor convenience. 

10. Stormwater management:  The storm sewer system and any required on-site detention for the 

development must comply with the City Storm Water Management Plan, Public Works storm water 

practices and the Storm Drainage Master Plan. 

11. Public Works Review:  Staff performs final review of the civil plans during the building permit stage.  

Public infrastructure must be constructed in accordance with plans approved by the City, as well as 

current Public Works construction specifications, Standard Drawings, Standard Details, and general 

conditions of a permit type issued by the Public Works Department. 

12. ROW:   

a. Dedication:  The Public Works Department Engineering Division has document templates for 

ROW and easement dedications that applicants are to use. 

ROW – and public utility easement (PUE) – dedications are due prior to building permit issuance 

per Public Works policy. 

b. Work:  All work within the public ROWs or easements within City jurisdiction must require plan 

approval and permit issuance from the Public Works Department. All public improvements 

construction work must be performed in accordance with the plans stamped “approved” by the 

City, and comply with the City’s Standard Specifications and Standard drawings. 

13. Franchises:  The applicant provides for the installation of all franchised utilities in any required 

easements. 

14. Water:  All water mains and appurtenances must comply with Public Works, Building Division, and 

Woodburn Fire District requirements.  Existing water services lines that are not going to be use with 

this new development must be abandoned at the main line.  The City performs required abandonment 

of existing water facilities at the water main with payment by the property owner.  All taps to existing 

water mains must be done by a “Hot Tap” method and by approved City of Woodburn Contractors.  

The applicant shall install the proper type of backflow preventer for all domestic, lawn irrigation and 

fire sprinkler services.  The backflow devices and meters shall be located near the city water main 

within an easement, unless approved otherwise by Public Works. Contact Byron Brooks, City of 

Woodburn Water Superintendent, for proper type and installation requirements of the backflow 

device at (503) 982-5380. 

15. Grease Interceptor/Trap:  If applicable, a grease trap would need to be installed on the sanitary 

service, either as a central unit or in a communal kitchen/food preparation area.  Contact Marion 

County Plumbing Department for permit and installation requirements, (503) 588-5147. 

 

 

http://www.ci.woodburn.or.us/?q=pw_standard
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16. Fire:  Fire protection requirements must comply with Woodburn Fire District standards and 

requirements, including how the District interprets and applies Oregon Fire Code (OFC).  Place fire 

hydrants within the public ROW or public utility easement and construct them in accordance with 

Public Works Department requirements, specifications, standards, and permit requirements.  Fire 

protection access, fire hydrant locations and fire protection issues must comply with current fire 

codes and Woodburn Fire District standards.  See City of Woodburn Standard Detail No. 5070-2 Fire 

Vault.  The fire vault must be placed within the public right-of-way or public utility easement. 

17. SDCs:  The developer pays System Development Charges prior to building permit issuance.  Staff will 

determine the water, sewer, storm and parks SDCs after the developer provides a complete Public 

Works Commercial/Industrial Development information sheet. 

18. Public Improvements Civil Plan Review:  The process by which to receive, review, and approve 

drawings and other documents related to public improvements required by these conditions of 

approval may be paired with or incorporated into building permit review, or, if directed by the City 

Engineer, through a civil engineering plans (CEP) review process led by the Engineering Division.  If 

opting for CEP, the applicant shall not only follow the direction of the Engineer Division, but also take 

some actions to facilitate tracking by Planning staff and coordination with Engineering: 

a. Cover letter:  Upon submitting application to the Engineering Division, simultaneously alert the 

Planning Division through a cover letter to the attention of the Planning Division referencing the 

intended or, if known, actual submittal date as well as the project name, project phase, tax lot 

number(s), street address(es), and the land use / planning / zoning final decision conditions of 

approval that require the public improvement that is the subject of the civil engineering plans.  

Referencing conditions may be by quotation or citing the identification numbers (e.g., T-A1).  

Identify the specific sheet (by number) or document page number that illustrates or notes how 

each subpart of a condition is met. 

b. Contact information:  State the applicant’s name, company, phone number, e-mail, and desired 

date for City staff to respond with review comments.  The cover letter may include these. 

c. Plan copies:  Submit to the attention of the Planning Division at least two plan size copies of plan 

sets (24 by 36 inches).  Within the cover sheet title block(s), include the phrase “civil engineering 

plans” or “public improvements civil plans”.  Submit also Adobe PDFs using a fileshare service. 

d. Re-submittal fee:  If there are multiple re-submittals, beginning with a third submittal / second 

revised submittal and continuing with each subsequent submittal, the applicant must pay through 

the Planning Division into City general revenue a fee of $100. 

Where public improvements involve the jurisdiction of an outside agency such as the Oregon 

Department of Transportation (ODOT), the developer must account for that when interacting with 

the City Engineer and City Public Works Department process. 
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19. PUD Final Plan (FP) Approval Process: 

A. Context and project management: 

1. The process by which to receive, review, and approve drawings and other documents 

related to public improvements required by these conditions of approval may be paired with 

or incorporated into building permit review, or, if directed by the City Engineer, through a 

civil engineering plans (CEP) review process led by PW. 

2. CEP remains the means for implementing final decision conditions of approval affecting 

street improvements, both surface and underground, and extending into PUEs. 

3. The developer is project manager.  Because PW establishes that CEP applicants have a single 

point of contact termed the “Engineer of Record”, the developer manages the engineer of 

record who handles the CEP and also interacts with the Planning Division regarding FP 

review.  For Planning Division staff, the developer is the point of contact, namely whoever 

on the developer’s team the developer tasks with being the project manager. 

4. The developer shall be completely responsible for integrating staff directions found in FP 

documents issued by Planning Division staff into civil engineering plans that the engineering 

of record submits to PW. 

5. If, when, and where conflicting directions arise between FP directions and CEP directions, 

the developer shall be responsible for communicating with formal cover or transmittal 

letters messages from the conflicting division to the other division, and shall communicate 

such.   

6. The Planning Division observes the CEP for other projects has come after land use final 

decision and before the building permit stage.  Except where otherwise conditioned, it’s up 

to the developer to determine when to submit for CEP and PUD Final Plan relative to each 

other to best meet this “context and project management” condition. 

B. PUD Final Plan review scope and result: 

1. The scope of FP review includes any topic for which any given final decision condition of 

approval, and any separate document it might reference, is too general to establish civil 

engineering standards and construction levels of detail.  It also includes any topic or 

situation for which no standard exists through previous adoption by PW or, where 

applicable, parks and recreation staff.  It includes, as examples, pavement, game and sports 

courts and fields, buildings including pre-fabricated ones, playgrounds and other structures 

including pre-fabricated ones, exterior lights, landscaping, signage, and appurtenances such 

as benches, bicycle parking, dog waste stations, ornamental fountains, and water fountains, 

as well as materials, textures, colors, and model specifications.  (Although in or partially in 

ROW, a bus shelter or shelters are to be subject to FP instead of CEP based on PW 

preference, unless PW were to direct the engineer of record to include such in CEP scope.) 

2. There shall result an official version of a civil engineering plan set marked approved by PW 

that shows all common area improvements and all public improvements, including off-street 

public improvements, resulting from both FP review and CEP.  It shall come to be prior to 

building permit application; however, PW is prohibited from approving any time prior to the 

developer paying conditioned fees related to CEP Planning Division review. 
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C. Submittal directions FP review: 

1. Due date:  For CEP, none other than what PW might specify.  For FP, original / 1st submittal is 

due whichever occurs earlier:  When the developer applies for either CEP or final plat 

application to the City. 

2. Cover letter:  Upon submitting CEP application to PW, simultaneously alert the Planning 

Division through a cover letter to the attention of the Planning Division referencing the 

intended or, if known, actual submittal date as well as the project name, tax lot number(s), 

street address(es), and the land use final decision conditions of approval that require the 

public improvements that ares the subject of the civil engineering plans.  Referencing 

conditions may be by quotation or citing the identification numbers (e.g., T-A1).  Identify the 

specific sheet (by number) or document page number that illustrates or notes how each part 

of a condition is met. 

3. Contact information:  State the applicant’s name, company, phone number, e-mail, and 

desired date for City staff to respond with review comments.  The cover letter to the Planning 

Division may include these.  The developer may submit to the Planning Division a copy of the 

stamped CEP application form submitted to PW if the form includes the required 

information. 

D. Site Plans:  For CEP Planning Division review and FP: 

1. CEP:  Submit to the attention of the Planning Division at least 2 plan size copies of plan sets, 

one plotted at native scale (min 22 by 34 inches, max 24 by 36) and one at ledger (11 by 17).  

Within the cover sheet title block(s), include the anticipated date of submittal and the 

phrase “civil engineering plans”, “civil plans for CEP”, or “public improvements civil plans”. 

2. FP:  Submit to the attention of the Planning Division at least 6 plan size copies of plan sets, 3 

plotted at native scale (min 22 by 34 inches, max 24 by 36) and 3 at ledger (11 by 17).  

Within the cover sheet title block(s), include the anticipated date of submittal. 

3. Both:  Fold the plan size sets if thin enough to do so.  Submit also Adobe PDFs using a 

fileshare service. 
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Appeals:  Per WDO 4.01.11E., the decision is final unless appealed pursuant to Oregon Revised Statutes 
(ORS), state administrative rules, and WDO 4.02.01.  The appeal to City Council due date is twelve (12) 
days from the mailing date of this notice per 4.02.01B.1.  A valid appeal must meet the requirements of 
4.02.01. 

A copy of the decision is available for inspection at no cost, and the City would provide a copy at 
reasonable cost at the Community Development Department, City Hall, 270 Montgomery Street, 
Woodburn, OR 97071-4730.  For questions or additional information, contact Cassandra Martinez, 
Administrative Specialist, at (503) 982-5246 or cassandra.martinez@ci.woodburn.or.us. 

 

Testifiers: 

Name Address Planning Commission 

Written Verbal 

n/a:  none 
besides 
applicant 

   

    

    

    

    

  

http://www.ci.woodburn.or.us/sites/default/files/11-10%20revised%20web%20Ordinance%20Bookcopywmaster_36.pdf#page=746
mailto:cassandra.martinez@ci.woodburn.or.us
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Jason Space, GIS Technician 

Mark Handris, Owner, Woodburn Development, LLC, 1969 Willamette Falls Dr, Ste 260, West Linn, OR 
97068-4695 (applicant) [mail] 

Rick Givens, Planning Consultant, Rick Givens Consulting, 18680 Sunblaze Dr, Oregon City, OR 97045-8153 
(applicant’s representative) [mail] 

Woodburn Development, LLC c/o Icon Construction & Development, LLC, 1969 Willamette Falls Dr, Ste 
260, West Linn, OR 97068-4695 (landowner) [mail] 

Testifiers:  Per the table above. [mail] 

Casey Knecht, P.E., Development Review Coordinator, Oregon Dept. of Transportation (ODOT) Region 2 
<casey.knecht@odot.oregon.gov> 

Ken Spencer, Customer Operations Engineer, Portland General Electric (PGE) 
<kenneth.spencer@pgn.com> 

Marion County: 

Assessor’s Office <assessor@co.marion.or.us> 

Elections <rpatraw@co.marion.or.us> [for annexations, land divisions with new streets, and address 
assignments] 

Geographic Information System (GIS) <gis@co.marion.or.us> 

Land Development Engineering & Permits <mcldep@co.marion.or.us> 

Planning Division <planning@co.marion.or.us> 

Public Works Dept. <mcdpw@co.marion.or.us> 
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Engineering & Project Delivery 

190 Garfield Street ● Woodburn, Oregon 97071  

Ph. 5030-982-5240 ● Fax 503-982-5242 

 

 

Public Works Comments 

PUD 22-01 & SUB 22-01 

Mill Creek Meadows  
Tax lots 051W18C000600, 051W18C000800 

& 051W19C000200, 
October 19, 2022 

 
A. CONDITIONS OF LAND USE APPROVAL: 

1. The Applicant, not the City, is responsible for obtaining any necessary permits from the 

State, Marion County, Oregon Division of State Lands, US Army Corps  of Engineering 

and/or federal agencies that may require such permit or approval for the construction of 

this development. 

2. Applicant to provide a final Engineer stamped storm drainage hydraulic analysis report 

for detention, conveyance system and a final 100 year floodway, floodplain, and wetland 

delineation for this development. The storm drainage hydraulic analysis shall comply 

with, Oregon Division of State Lands, US Army Corps of Engineering and City’s 

requirements, as applicable. Applicant is responsible for correcting/upgrading any 

existing storm drainage capacity deficiencies, including upgrading private and public 

storm drainage systems or installing a new drainage system as per City’s requirements 

and per approved Storm Drainage Hydraulic Analysis Report.  

3. Applicant is responsible for obtaining approval from the Woodburn Fire District for dead-
end turnarounds requirements for streets and private share access.  

4. Engineer of record to provide a recommendation for safety improvements to Brown Street 
and Comstock/Bridlewood Lane based on current State and Federal guidelines. 

 

B. CONDITIONS TO BE COMPLETED PRIOR TO CIVIL PLANS APPROVAL: 

1. Applicant to provide a copy of approved permit(s) from the Oregon Division of State Lands 

and US Army Corps of Engineering and Marion County, as applicable, if a permit shall be 

obtained for discharging storm drainage into state lands.  

2. If required, a Permit from the Oregon Division of State Lands and US Army Corps of 

Engineering will need to be obtained to mitigate/delineated wetlands. This shall be 

obtained prior to city issuance of permit.  The applicant, as applicable, shall also obtain 

other required regulatory permits. 

3. Department of Environmental Quality Erosion Control 1200C permit will need to be 

obtained for this development prior to City issuing approval of civil plans. 

4. Applicant to provide for the installation of all franchise utilities and shall provide any 

required easements for these facilities. All permanent utility services to the development 

colinco
Text Box
Attachment 102A



shall be underground. 

5. Applicant to provide street lighting in accordance with street lighting plan approved by the 

City and conforming to Portland General Electric installation and plan under option B. 

6. Applicant to construct private storm sewer systems, including detention facilities in 
accordance with approved plans and drainage reports.  All required on-site and off-site 
detention area(s) for the runoff from this site will need to be provided in accordance with 
the hydraulic analysis.  The property owner shall maintain all on-site detention areas in 
perpetuity. 

7. The Applicant, by this Development, shall not cause storm water runoff to be impounded 
on adjacent properties. 

8. All sewer mains are a gravity system and the termini of sewer lines locations, depths, and 

sizes shall be such that it is suited for future extensions to adjoining areas.  

9. All City-maintained facilities located on private property shall require a minimum of 16-foot 

wide utility easement conveyed to the City by the property owner.  This is the applicant’s 

responsibility to provide, not the City’s. Utilities of unusual depth, size or location may 

require a larger width. 

10. The applicant in accordance with all state regulations and requirements shall abandon on-

site existing water wells and subsurface sewage disposal systems. 

11. Applicant to provide a flexible pavement structured designed, for all new public streets, by 

a registered professional engineer using subgrade reaction appropriate for the site, traffic 

index, and a 20-year design life for pavement system. Structure thicknesses shall not be 

less than values form table on City of Woodburn Standard Detail No. 42001 (Typical 

Pavement Structure).  

12. The owner/applicant shall be required to enter into an improvement agreement. 

13. Applicant to pay all public improvements (right-of-way) fees for all public improvements that 
are to be maintained by the City as per Ordinance #1795. 

14. Final review of the Civil Plans will be done during the Subdivision Application for 

Construction. Public infrastructure will be designed and constructed in accordance with 

plans approved by public works and complying with City, State and Federal 

requirements/guidelines current at the time of the subdivision application. 

15. Provide and record the required right-of-way dedications and public utility easements, at 

time of final plat recordation.  

16. All public improvements shall be deemed complete prior to final plat recordation.  
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1969 Willamette Falls Dr., Suite 260
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PH:  (503) 657-0406
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Development Plans

Street Trees

Traverse Rd. (Arterial): Green Vase Zelkova (Zelkova Serrata

Green Vase)

10' height or 2" caliper at planting, 60'-70' mature height.

Brown St. (Service Collector): Pyramidal European Hornbeam

(Carpinus betulas “Fastigiata” )

10' height or 2" caliper at planting, 35-40' mature height.

Local Streets: Japanese Snowbell (Styrax Japonicus)

10' height or 2" caliper at planting, 25' mature height

Plant at minimum of one tree per 50' of street frontage, subject

to vision clearance standards.

Extended Aspen St. to south property line.

9-28-2022 1
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– Page 33 – 

Project 

Number Location 

Responsible 

Jurisdiction Type Description Priority 

Cost 

Estimate2 

R19 

OR 

99E/Cleveland 

Street 

Intersection 

State Traffic control 

Install intersection capacity improvement 

such as traffic signal (if warranted), turn 

lanes, or roundabout in coordination with 

ODOT. Consideration should be given to 

railroad preemption and the proximity to the 

signalized intersection at OR 99E and Young 

Street.  

Medium  $1,000,000 

R20 Ben Brown Lane City New roadway 
Extend Ben Brown Lane to Evergreen Road 

as an Access Street  
Medium  $5,100,000  

R21 Evergreen Road City New roadway Extend south to Parr Road High  $4,750,000  

R22 
Stacy Allison 

Way 
City New roadway Extend south to UGB Medium  $7,300,000  

R23 Brown Street City New roadway Extend south to the South Arterial Medium  $800,000  

R24 
Woodland 

Avenue 
City New roadway Extend west to Butteville Road  Medium  $2,450,000  

R25 

East-west 

Connection in 

Southwest 

Woodburn  

City New roadway 

Construct a new Local Industrial Street 

connecting the southern extensions of Stacy 

Allison Way and Evergreen Road 

Medium  $1,800,000   

R26 

Stubb Road 

from Harvard 

Drive to Parr 

Road 

County 

Street design 

and new 

roadway 

Upgrade the existing roadway to Access 

Street standards and extend north to 

Harvard Drive including bicycle and 

pedestrian enhancements 

Medium  $1,900,000   

R27 

North-south 

Connection in 

Southwest 

Woodburn 

City New roadway 
Construct a new Access Street connecting 

Hayes Street to Stubb Street 
Medium  $5,150,000   

R28 

OR 

99E/Industrial 

Avenue 

Intersection 

State/City 

Intersection - 

geometric 

considerations 

Evaluate the intersection layout, control, 

signing, and striping, including any sight 

distance constraints in coordination with 

ODOT 

Medium  $100,000   

R29 South Arterial City New roadway 
Construct the Southern Arterial from 

Evergreen Road to OR 99E (2 lanes) 
Medium 

 

$12,250,000 

R30 

Woodland 

Avenue Curve 

Modification 

City 

Intersection - 

geometric 

considerations 

Modify the intersection layout to address 

truck turning movement constraints 
Medium $100,000 

R31 

George 

Street/Hillsboro 

Silverton 

Highway 

Intersection 

State/City 

Intersection - 

geometric 

considerations 

As identified in the Highway 99E Corridor 

Plan, close vehicular access to George 

Street from Hillsboro Silverton Highway when 

future local street access is provided to the 

east  

Medium $60,000 

TOTAL High Priority Costs $9,200,000 

TOTAL Medium Priority Costs $74,670,000 

TOTAL Low Priority Costs $500,000 

TOTAL Program Costs (20 years) $84,370,000 

1. Project to be funded by others 

2. The cost estimates presented to not include costs associated with right-of-way acquisition due to its high variability 

depending on location, parcel sizes, and other characteristics.   
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Mill Creek Meadows PUD 22-01 & SUB 22-01 Staff Report / Final Decision 
Attachment 201 

Page 1 of 3 

PUD 22-01 Mill Creek Meadows PUD: 

 Attachment 201:  Dictionary & Glossary 

 

This document defines and explains abbreviations, acronyms, phrases, and words particularly in 

the context of conditions of approval. 

 “ADA” refers to the federal Americans with Disabilities Act of 1990. 

 “Aspen” refers to Aspen Street. 

 “Brown” refers to Brown Street. 

 “C of O” refers to building certificate of occupancy. 

 “CC&Rs” refers to covenants, conditions, and restrictions in the context of private contract 

among an association of owners and/or tenants within a PUD or a conventional subdivision 

with common area improvements. 

 “CEP” refers to civil engineering plan review, which is a review process independent of land 

use review led by the Community Development Department Planning Division and that is 

led by the Public Works Department Engineering Division through any application forms, 

fees, and review criteria as the Division might establish.  A staff expectation is that CEP 

follows land use review and approval, that is, a final decision, and precedes building permit 

application. 

 “County” refers to Marion County. 

 “Director” refers to the Community Development Director. 

 “exc.” means excluding. 

 “FOC” refers to face of curb. 

 “ft” refers to feet. 

  “inc.” means including. 

 “max” means maximum. 

 “min” means minimum. 

 “Modal share” means the percentage of travelers using a particular type of transportation 

or number of trips using a type, as examples walking, cycling, riding transit, and driving. 

 “Modal shift” means a change in modal share. 

 “MUTCD” refers to Manual on Uniform Traffic Control Devices of the U.S. Department of 

Transportation (U.S. DOT) Federal Highway Administration (FHWA). 

 “NE means northeast. 

 “NW” means northwest. 

 “OAR” refers to Oregon Administrative Rules. 

 “o.c.” refers to on-center spacing, such as of trees or shrubs. 

 “ODOT” refers to the Oregon Department of Transportation. 

 “ORS” refers to Oregon Revised Statutes. 
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 “PU” refers to plant unit as WDO Table 3.06B describes. 

 “PUD” refers to planned unit development. 

 “PUE” refers to public utility easement, whether along and abutting public ROW (“roadside” 

or “streetside” PUE) or extending into or across the interior of private property (“off-street” 

PUE). In the context of property line adjustment, partition, or subdivision, the developer 

records through the plat with drawings and notes on the face of the plat. Absent this 

context, recordation is separate from land use review pursuant to a document template or 

templates established by PW. PW is the project manager for receiving, reviewing, accepting, 

obtaining City Council approval for, and recording public easement materials that a 

developer submits. 

 “PW” refers to Public Works (the department), not to be confused with public works (civil 

infrastructure). 

 “RCWOD”, pronounced by City staff as “R quad”, refers to the Riparian Corridor and 

Wetlands Overlay District that WDO 2.05.05 describes. 

 “Root barrier” refers to that illustrated by PW SS&Ds, Drawing No. 1 “Street Tree Planting 

New Construction”. 

 “ROW” refers to right-of-way. 

 “RPZ” refers to root protection zone in the context of tree preservation.  

 “SDCs” refers to system development charges, also known as impact fees. 

 “SE” means southeast.  

 “SDA” refers to site development area, the entire territory that is the subject of the land 

use application package. 

 “spec” refers to specification. 

 “Spring” refers to Spring Boulevard, which is west of Brown, or Spring Avenue, which is east 

of Brown. 

 “sq ft” refers to square feet. 

 “SS&Ds” refers to PW standard specifications and drawings. 

 “Street trees” refer to trees that conform to the WDO, including 3.06.03A and Tables 3.06B 

& C, and that have root barriers where applicable per PW Drawing No. 1 “Street Tree 

Planting New Construction”. 

 “SW” means southwest.  

 “Tot.” means total. 

 “TDM” refers to transportation demand management, which means according to the TSP 

(p. 82), “a policy tool as well as a general term used to describe any action that removes 

single occupant vehicle trips from the roadway during peak travel demand periods”, and 

according to Wikipedia as of October 13, 2020, “the application of strategies and policies 

to reduce travel demand, or to redistribute this demand in space or in time.” 

 “TPU” means the Transit Plan Update Approved Final Report dated November 8, 2010. 

 “Traverse” refers to E. Traverse Road. 

 “TSP” means the Woodburn Transportation System Plan (TSP). 

https://www.woodburn-or.gov/publicworks/page/street-tree-planting-new-construction-drawing
https://www.woodburn-or.gov/publicworks/page/street-tree-planting-new-construction-drawing
https://www.woodburn-or.gov/engineering/page/standard-specifications-drawings
https://www.woodburn-or.gov/publicworks/page/street-tree-planting-new-construction-drawing
https://www.woodburn-or.gov/publicworks/page/street-tree-planting-new-construction-drawing
https://www.woodburn-or.gov/dev-planning/page/transportation-system-plan-tsp-2019-2039
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 “UGB” means urban growth boundary. 

 “Walkway” refers to what would otherwise be called sidewalk except the paved walking 

surface is on private property outside of any of ROW or an easement granting public access. 

 “WDO” refers to the Woodburn Development Ordinance. 

 “WFD” refers to the Woodburn Fire District.  

 “WTS” refers to the Woodburn Transit System. 

 “w/i” means within. 

 “w/o” means without. 

 “Vail” refers to Vail Street.  

 “VCA” refers to vision clearance area as WDO 1.02 and 3.03.06 establish or as a specific 

condition establishes. 

 “Upland” refers to Upland Street.  

https://www.woodburn-or.gov/dev-planning/page/woodburn-development-ordinance-wdo
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PUD 22-01 Mill Creek Meadows PUD: 

 Attachment 202:  Lot & Tract Development Standards 

 

Introduction 

This attachment establishes PUD lot and tract development standards and could serve as a 

standalone document for both homebuilders and Planning Division review of building permits 

assuming the developer will have constructed or paid fees in-lieu for all public improvements (if 

such fees are due earlier than building permit issuance), obtained final plat approval by the 

City, have had the Director sign the Mylar, and recorded the plat. 

“WDO” refers to the Woodburn Development Ordinance.  Refer to Attachment 201 for a 

dictionary/glossary, including other acronyms and abbreviations. 

References to specific lot numbers and tract numbers are based on the preliminary land 

division plan during land use review.  They might have changed by the time of the developer’s 

surveyor’s recordation of final plat with the County.  To make sense of references, refer to 

preliminary land division plan sheets attached to the land use final decision document. 

For improvements that the City requires of tracts, see Attachment 203. 

 

Part A.  Lot Development Standards Table 

Table 202A. PUD 22-01 Mill Creek Meadows PUD  

Lot Development Standards 
Lot Area, Minimum 

(square feet) 1 

Interior, flag 
1 or cul-de-

sac lot 

Single-family dwelling or 

duplex 
3,000 1 

Townhouse 1 
1,500 1 

Triplex, quadplex, 

townhouse, or cottage cluster 
Per WDO Table 2.02B 1 

 
Corner lot 

Single-family dwelling or 

duplex 
4,000 

Townhouse 1 2,000 1 

Triplex, quadplex, or cottage 

cluster 

Per WDO Table 2.02B 
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Child care facility or group 

home 2 or any other use 

Per WDO Table 2.02B 

Lot Width, 

Minimum (feet) 

Interior or 

cul-de-sac lot 
Single-family dwelling or 

duplex 

30 

Townhouse Per WDO Table 2.02B:  15 

Triplex, quadplex, or cottage 

cluster 

Per WDO Table 2.02B 

Flag lot Single-family dwelling or 

duplex 

30 

Triplex, quadplex, or cottage 

cluster 

Per WDO Table 2.02B 

Corner lot Single-family dwelling or 

duplex 

40 

Townhouse 20 

Triplex, quadplex, or cottage 

cluster 

Per WDO Table 2.02B 

Child care facility or group 

home 2 or any other use 

Per WDO Table 2.02B 

Lot Depth, Average 

(feet) 

Interior, flag 

or cul-de-sac 

lot 

Other than townhouse 80 

Townhouse 80 

Corner lot Other than townhouse 80 

Townhouse 80 

Interior lot Other than townhouse 30 



Mill Creek Meadows PUD 22-01 & SUB 22-01 Staff Report / Final Decision 
Attachment 202 

Page 3 of 9 

Street Frontage 

Minimum (feet) 

Townhouse Per WDO Table 2.02B:  15 

Cul-de-sac lot Per WDO Table 2.02B:  22 

Lot along a bulb of a street bend (Lots 19, 

32, & 34) 

Same as for cul-de-sac lot. 

Flag lot Per each pole if poles of 

adjacent flag lots are paired:  

9 12; 

Per independent pole:  18 12 

Corner lot 14 Other than townhouse 
40 

Townhouse 
20 

  Any other use Per WDO 

  

Residential Density, Minimum (units per net acre) 7.1 

Front Setback and Setback Abutting a Street, Minimum (feet) – 
excluding garage and carport 5 

Per WDO Table 2.02G 

Setback Abutting an Alley, Minimum (feet) – excluding garage 
and carport 

Either zero or where there is 
a required alleyside PUE 
then equal to PUE 

Setback Abutting a Shared Rear Lane, Minimum (feet) – 
excluding garage and carport 

Per WDO Table 2.02B:  
Zero 

Side Setback, 

Minimum (feet) 
11 – excluding 

garage 

Primary 

structure 

Other than townhouse 5 

Townhouse n/a 

Accessory structure 11 5 

Rear Setback, 

Average 

(feet) 11 

 

Other than flag lot Either (a) 18 11 or (b) where 

alley or shared rear lane, 

then zero. 

Flag lot Rear 

 

18 11 
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Yard closest to street 6 12 from the lot line parallel 

to the street 6, 11. 

Accessory structure Per WDO Table 2.02B:  5 

Garage and carport 

setback, Minimum 

(feet) 

Where neither alley nor shared rear lane Per WDO Table 2.02G 

footnote 4, which redirects 

to WDO Table 3.07A, 

header “Garages”.  

Where alley Either (a) zero or (b) where 

there is a required alleyside 

PUE then equal to PUE. 

Where shared rear lane Zero 

Setback to a streetside porch or roofed patio, Minimum (feet) Per WDO Table 2.02G.  A 

maximum setback is not 

applicable to flag lots. 

Setback to a Private Access Easement, Minimum (feet) Per WDO Table 2.02B:  1 

Lot Coverage, 

Maximum (percent) 

Other than townhouse lot or cottage cluster 51.1% 

Townhouse lot Per WDO Table 2.02B 

footnote 7:  no max 

Cottage cluster Per WDO Table 2.02B 

footnote 7:  no max 

Single-family dwelling or townhouse 

accessory structure 

Per WDO Table 2.02B:  

25% of rear yard 

Building Height, 

Maximum (feet) 

Primary structure Other than townhouse 37 with max two stories at 

and above ground 

Townhouse: 37 if one or two stories; 

42 if max three 

stories. 

Features not used for habitation Per WDO 

Accessory structure Per WDO 
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1.  Per WDO Table 2.02B Footnote 1 (lot area min excludes vehicular shared access easement 

area); however, by modification through PUD, pairs of townhouse lots with vehicular shared 

access easement area for a joint driveway are exempt from this particular min lot area standard.) 

2.  Per WDO Table 2.02B Footnote 2. 

3.  [Reserved]. 

5.  Regarding flag lots, a front setback applies to only to the pole frontage.  A flag is considered 

to have three sides and a rear, regardless of orientation of the primary building front façade or 

front door. 

6.  Regarding flag lot rear setback, a flag is considered to have three sides and a rear. 

7.  Per WDO Table 2.02B Footnote 7. 

11.  Encroachments and projections into setback minimums remain permissible per WDO 

3.03.03, 04, & 05.  

12.  Where flag lot poles adjoin to share a driveway and driveway approach / apron / curb 

cut / ramp (“shared rear lane”), public shared access easement shall be per WDO 3.04.01A.2 

and/or A.4 as well as 3.04.03D.1.  Shared utilities might necessitate a wider public easement 

than that necessary for vehicular access only; refer to WDO 3.02.01C. 

13.  For townhouse lots, the lot line along the street shall be the front lot line and the lot line 

along the alley or shared rear lane shall be the rear lot line. 

14.  Lot street frontage measurement may include the segment of corner curve up to the 

curve midpoint. 
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Part B. Related Development Standards Table 

Table 202B. PUD 22-01 Mill Creek Meadows PUD  

Related Development Standards 

Architecture, 

Fences/Fencing, 

& Free-standing 

Walls 

Per WDO 3.07.02 including Table 3.07A, except table item P1 is 

prohibited from optional points.  Also, for the north row of townhouse lots 

(Lots 69-83) minimum, the lot line, yard, and dwelling facade along the 

street shall be the front and the lot, yard, and dwelling façade line along 

the alley or shared rear lane shall be the rear.  The City shall administer 

accordingly provisions including those related to architecture, 

fences/fencing, free-standing walls, and street addressing.  Were any or all 

of the south row of townhouse lots (Lots 55-68) to have driveway access 

via the shared rear lane and not Upland, then this requirement shall be 

applicable also to them. 

Driveways  
Approach / apron / 

curb cut / ramp  

width 1  

Regular Lots Min 8 ft; 

max 16 ft. 

A shared driveway 

straddling two lots 

remains subject to the 

same max width. 

Flag lots:  Shared 

driveway along pole(s) 

Min 16 ft; 

max 20 ft 

Common area Tract D 

(shared rear lane) two 

end driveways 

Min 14 ft;  

max 16 ft 

Remaining common area 

tracts 

Min 8 ft; 

max 10 ft 

City/public tracts Max either 10 ft or, if 

PW directs, up to 12 ft. 

Throat / portion 

outside ROW 

Per WDO (and Ordinance No. 2521 "Prohibiting 

Residential Parking on Unimproved Areas", 2014) 

Access management Flag lot context Lots 1; 4; 37; 40; 89; & 

91 shall conform to 

WDO 3.04.03D.3.  Lot 

42 also shall conform to 

the requirement. 

To facilitate such, these 

lots are exempt from any 

parking pad requirement. 

 

  

Alley or shared rear lane 

context 

(1) Lots 55 through 83 

shall conform to WDO 

3.04.01A.3 or 4 and 

3.04.03C.3. 
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(2)  Townhouse lots shall 

conform to WDO 

3.04.03B.1b. 

Parking 

spaces/stalls 

Ratio Per WDO Table 3.05A, except triplex, quadplex, 

and cottage cluster same as single-family dwelling. 

Parking pad (WDO 

3.05.03F.1b) 

Number, Minimum Per WDO 3.05.03F.1b.  The 

parking pad requirement is 

not applicable to flag lots. 
Dimensions, 

Minimum 

Stalls within a garage 

and/or carport 

Number, Minimum 2, either both garaged or as 

both a carport and garage on 

the same lot. 

Dimensions, 

Minimum 

Per WDO Table 3.05B, 

footnote 6. 

The 5-ft parking setback of WDO 3.05.02E is not applicable. 

Shared rear lane / 

“private alley” 

Tract min width 16 ft 

1.  Max widths are applicable to driveways at streets only, not also those at alleys or shared rear 

lanes. 
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Part C. Tract Development Standards 

1. Stormwater facilities:   

a. Subdivide such that the northeast stormwater detention pond is in a common area 

tract apart from a City/public tract.  Keep the tract boundaries: 

(1) 8 ft min from the greenway trail (because of the landscaping / furniture zone); 

(2) 8 ft min from the Tax Lot 600 east lot line segment extending between the 

greenway trail and a point in line with the south lot line of Tax Lot 

051W18DC04100; and 

(3) Min 6 ft from the pump station enclosure east side fence and the north and east 

lot lines of Lots 17 & 18.  (An objective is to keep on City/public property – 

outside any fencing of the stormwater detention pond tract – the unpaved path 

that Attachment 203 Part A, Table 203A2 requires between Spring sidewalk and 

the greenway trail.) 

b. Fencing:  If any fencing proposed for such facilities: 

(1) Height:  max 3½ ft  

(2) Color:  W/ the coating (required for fencing per WDO 2.06.02D.2) a color other 

than black, charcoal, or gray.  Slats:   

(3) By PUD modification of 2.06.02D.2, slats are not required. 

2. Tracts:  Any retaining walls shall conform to 3.06.05C as a standard. 

3. Tract C is limited to one driveway approach / apron / curb cut / ramp (to serve the 

stormwater facility / detention pond); however, PW may further limit by prohibiting an 

approach. 

4. Subdivision identification sign:  A subdivision identification monument or wall sign, if 

any, shall as modification by PUD of WDO Table 3.10.10A: 

a. Be max height 6 ft above grade 

b. Incorporate a masonry seat wall min height and depth each 1.5 ft and min width 

either (1) equal to that of the sign face width or (2) 3 ft, 4 inches, whichever is 

greater; 

c. Cap the masonry seat wall with smoother concrete ideal for sitting, with the cap 

fitting within the specified seat wall height. 

 

Part D.  VCA 

WDO 3.03.06 is hereby modified such that: 

1. The alley part of Fig 3.03A shall apply to alleys and shared rear lanes except that VCA 

triangles shall measure min 5 by 5 ft. 

2. Regarding the street corner part of Fig. 3.03A, VCA triangles shall measure min 15 by 15 

ft. 
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Part E.  Lighting:   

1. Shall conform to WDO 3.11. 

2. The Planning Division may require inspection to be scheduled evening or night. 
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PUD 22-01 Mill Creek Meadows PUD: 

Attachment 203:  Common Area Improvements & Public Easements 

 

Introduction 

This attachment establishes PUD common area tract improvements and types and placements 

of public easements. 

Refer to Attachment 201 for a dictionary/glossary, including other acronyms and abbreviations. 

References to specific tract numbers are based on the preliminary land division plan during land 

use review.  They might have changed by the time of the developer’s surveyor’s recordation of 

final plat with the County.  To make sense of references, refer to preliminary land division plan 

sheets attached to the land use final decision document. 

For lot and tract development standards, see Attachment 202. 

 

Part A. Common area improvements:  Amenities / appurtenances / street furniture / support 

facilities 

The mins of the improvement types are per Table 203A below: 

 

Table 203A1.  City/Public Tract Improvements 

Improvement 
Type 

Min 
Number 

Placements Details/Specs & Notes 

Trail, Mill 
Creek 
Greenway 

n/a Tract A / east:  Place trail south 
of drainage way.  Includes min 
1 south spur [“Path B”] 
connecting with Spring 
sidewalk, Class B per WDO 
interpretation memo INT 22-
0608. 

Class A per WDO interpretation 
memo INT 22-0608 through WDO 
3.01.08D and 3.01.07D.2a & E.  As 
modifications documented 
through PUD, (1) regarding Part 
B3a about furniture and tree 
planting zones, he developer may 
omit along trail south side along 
the existing pump station fence; 
and (2) required trees shall be 
sited farther back from the trial 
where necessary to be outside 
existing, unaltered off-street PUEs, 
particularly the one or more PUEs 
serving the pump station. 

Bench 5 
 

Tract A / east:  3, 1 each at the 
Brown trailhead, near junction 

Place along paths and sidewalks, 
set back 2 ft min, and on at least 6 

https://www.woodburn-or.gov/dev-planning/page/wdo-interpretations
https://www.woodburn-or.gov/dev-planning/page/wdo-interpretations
https://www.woodburn-or.gov/dev-planning/page/wdo-interpretations
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Table 203A1.  City/Public Tract Improvements 

Improvement 
Type 

Min 
Number 

Placements Details/Specs & Notes 

 of trail and spur, and the near 
the trail east dead-end.  All 
facing northerly/northeasterly. 

by 4 ft of asphalt, brick, concrete 
pavers, or poured concrete.  If 
brick or pavers, pour concrete for 
bench post footings.  6 ft width 
min; 75% min of them having 
backs.   
 
The standard model (with back) is 
per WDO interpretation memo INT 
22-0608.   

Tract B / west:  2, in plaza (see 
item farther below) facing each 
other 8 ft apart. 

Picnic bench 2 Tract A / east:  2 Under a shelter.  Place on poured 
concrete pad min area equal to 
extent of picnic bench plus 2 ft 
along perimeter.  If pad for the 
ADA-compliant bench would be 
apart from sidewalk or trail, pave 
min width 3.5-ft walkway from 
trail to it.) 
 
The standard and ADA models are 
per WDO interpretation memo INT 
22-0608.   

Bicycle parking 4 as 2 U-
racks 
 

Tract A/ east:  2 stalls / 1 U-
rack at junction of trail and 
Brown sidewalk, 2 stalls / 1 U-
rack at junction of trail spur 
and Spring sidewalk. 

The standard model is per WDO 
interpretation memo INT 22-0608.   

Bollard 1 or 2 Tract A / east:  1 at each 
driveway doubling as trailhead.  
Trail driveway(s) to be 
determined by Public Works 
(PW) after land use approval 
and during civil engineering 
plan review (CEP). 

Assume same model that PW 
accepted for Smith Creek 
Development:  Uline Heavy Duty 
Safety Bollard 5.5 by 42 inches, 
Removable. 

Dog waste 
station 

1 Tract A / east:  At junction of 
trail and Brown sidewalk. 

The standard model is per WDO 
interpretation memo INT 22-0608. 

Drinking 
fountain 

1 Tract A / east:  Near Brown. Premised on lateral connections 
with the Brown potable water and 
sanitary sewer lines.  The standard 
model is per WDO interpretation 
memo INT 22-0608. 

Plaza, small 1 Tract B / west:  Along and flush 
w/ Brown west sidewalk. 

126 sq ft, 9 ft narrowest 
dimension.  Paved with any of 

https://www.woodburn-or.gov/dev-planning/page/wdo-interpretations
https://www.woodburn-or.gov/dev-planning/page/wdo-interpretations
https://www.woodburn-or.gov/dev-planning/page/wdo-interpretations
https://www.woodburn-or.gov/dev-planning/page/wdo-interpretations
https://www.woodburn-or.gov/dev-planning/page/wdo-interpretations
https://www.woodburn-or.gov/dev-planning/page/wdo-interpretations
https://www.woodburn-or.gov/dev-planning/page/wdo-interpretations
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Table 203A1.  City/Public Tract Improvements 

Improvement 
Type 

Min 
Number 

Placements Details/Specs & Notes 

brick, poured concrete, 
rectangular or square cobblestone 
pavers, concrete pavers, or 
combination. 

Shelter, 
pavilion, or 
gazebo 

1 Tract A /east:  1 Min 400 sq ft*, 14 ft narrowest 
dimension.  Narrowest dimension 
measured between inside edges of 
outermost columns/piers/posts, 
not roof edges.   
 
Min height clearance 10 ft to 
ceiling or trusses.  Roof pitched 
(not shed), and minimum roof 
eaves and overhangs 2 ft.  Set back 
min 2 ft from any sidewalk or trail.  
If setback, pave connecting 
walkway min 8 ft wide. 
 
Painted (green like the dog waste 
station spec model) or otherwise 
finished/treated/varnished to 
protect from the elements.  Any 
column/pier/post base with 
protruding bolts/screws must be 
guarded or housed for trip and cut 
safety. 
 
Paved floor:  choice of same 
materials as plaza.   
 
*For a sense of scale, this is 1/10th the 

size of the pump station enclosure. 
Signage, “park 
rules” 

3 
installations 

Tract A / east:  2, 1 at junction 
of trail and Brown sidewalk, 1 
at junction of trail spur and 
Spring Blvd sidewalk. 
Tract B / west:  1, at plaza 
south side. 

View reproduction.  Source image 
available from Recreation Services 
Manager upon request, (503) 982-
5266. 

Signage, 
wayfinding 

3 
installations 

Tract A / east:  1 at junction of 
trail and Brown sidewalk, 1 at 
junction of trail spur and Spring 
Blvd sidewalk, and 1 near north 
side of junction of trail and 
spur. 

Pole signs assumed.  Min 1 or 2 
sign faces each.  Sign face min 
dimensions 2 ft by 1 ft.  Similar to 
Smith Creek Development (ANX 
2017-5), which in turn was based 
on The Intertwine Alliance regional 
trail signage guidelines.   

https://www.woodburn-or.gov/sites/default/files/fileattachments/community_dev._planning/project/10687/smith_creek_1a_final_plan_materials_letter_of_approval_public_common_area_signage_fin_w_enclose.pdf#page=3
https://www.theintertwine.org/projects/regional-trails-signage
https://www.theintertwine.org/projects/regional-trails-signage
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Table 203A1.  City/Public Tract Improvements 

Improvement 
Type 

Min 
Number 

Placements Details/Specs & Notes 

 
View approved examples.  The 
presumptive three destinations to 
list with arrows and mileage 
distance are: 
 
1. At Brown, viewer looking east 

to sign: 

 E. Cleveland St 

 Stark St 

 Spring Blvd 
 

2. At junction of trail and south 
spur, viewer looking north to 
sign: 

 Brown St 

 Spring Blvd 

 Deer Run Ln 
 

3. At Spring, viewer looking 
north to sign: 

 Brown St 

 Stark St 

 E. Cleveland St 
 
The Recreation Services Manager 
may administratively specify 
different destinations.   
Fee in-lieu permissible. 

Trash 
receptacle 

1 Tract A / east:  At junction of 
trail and Brown sidewalk. 

Ground mount in a poured 
concrete pad min area equal to a 
square that is tangent with the 
circular receptacle. 
 
The standard model is per WDO 
interpretation memo INT 22-0608.  

Signage, Mill 
Creek 
Greenway Trail 
extension 

1 
installation 
(pole) 

Tract A / east:  1 at trail east 
dead-end. 

Min 12 by 18-inch sign face.  Min 
4-inch high text, “This Trail is 
Planned for Future Extension”. 

Trees, 
additional/new 

52 Tract A / east:  41: 

 18 along or near trail 
north side; 

Min average spacing of 1 to 30 ft 
(1:30).  Those required by other 
requirements, including (1) along 
the greenway trail and spur path 

https://www.woodburn-or.gov/sites/default/files/fileattachments/community_dev._planning/project/10687/smith_creek_1a_final_plan_materials_5th_submittal_letter_of_approval_all_items_fin_w_enclose.pdf
https://www.woodburn-or.gov/dev-planning/page/wdo-interpretations
https://www.woodburn-or.gov/dev-planning/page/wdo-interpretations


Mill Creek Meadows PUD 22-01 & SUB 22-01 Staff Report / Final Decision 
Attachment 203 

Page 5 of 8 

Table 203A1.  City/Public Tract Improvements 

Improvement 
Type 

Min 
Number 

Placements Details/Specs & Notes 

 15 along or near trail 
south side; 

 3 along west side of 
greenway south spur 
path; and 

 5 per Part B4 of this 
attachment. 

 
Tract B / west:  11: 

 6 between south tract 
boundary and off-street 
PUE south boundary;  

 2 between off-street PUE 
north boundary and 
drainage way centerline; 
and  

 3 per Part B4 of this 
attachment. 

per WDO interpretation memo INT 
22-0608 and (2) per Part B4 of this 
attachment, count towards the 
min. 

Administrative minor adjustment by the Director to City/public tract improvement location or 

placement is permissible. 

 

Table 203A2.  Common Area Tract Improvements 

Improvement 
Type 

Min 
Number 

Placements Details/Specs & Notes 

a. Path, 
unpaved 

1 Tract C / Northeast stormwater 
management facility / detention 
pond tract:  Southwesterly side, 
connecting Spring sidewalk and 
greenway trail 

Bark dust, hazelnut husks, or wood 
chip min width 4 ft and min depth 4 
inches.  Each side clear zone min 
width 1 ft.  [“Path C”] 

b. Vehicular 
pavement 

n/a Tract D / Shared rear lane / 
“private alley” tract 

Paved per 3.04.04.  Min width 14 ft. 

Administrative minor adjustment by the Director to common area improvement location or 

placement is permissible. 

 

Part B. Common area landscaping: 

1. Bark dust:  5.0% max of landscaped area may be bark dust or wood chip. 

2. Evergreen:  6 min of trees new to the site and outside of ROW.  Min 4 on Tract A / east 

and min 2 on Tract B / west.  The 6 shall be 1 min of the following coniferous or 

evergreen species: 

https://www.woodburn-or.gov/dev-planning/page/wdo-interpretations
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Cedar, Western Red Madrone, Pacific 

Douglas-Fir Oak, Oregon White 

Fir, Grand Pine, Ponderosa; and 

Hemlock, Western Yew, Pacific 

 

Placements:  Tract A, 3; Tract B, 1. 

 

3. Screening:  Evergreen hedge or shrubbery shall be screen at-grade electrical and 

mechanical equipment along their sides, excepting the side intended for technician 

access. 

4. Complementary trees:  A row of trees shall complement and be offset from street trees, 

planted within 5-14 ft of ROW.  4 min shall be one or more species other than maple. 

Tract Tree Min No. 

A 5 

B 3 

C 1 

 

Part C.  [Struck] 

 

Part D. Public Easements 

In addition to standard streetside PUEs per WDO 3.02.01, based on WDO 3.02.01A & E the 

developer shall dedicate public easements as follows: 

Table 203D.  Public Easements or Other Legal Instruments 

Locations Types Details 

1. Wherever 
sidewalk overlaps 
area where 
streetside PUE 
would be 

That or those which grant 
the City and the public 
access 

Per WDO 3.02.01D & E and PW direction. 

2. City/public 
Tracts A & B 

Watercourse easement Per WDO 3.02.02A, or, if the min width/area is 
unclear, default to 24 ft following drainage way 
centerline.   
With both tracts to be City/public, upon written 
request by the developer to PW, PW may do any 
of (1) negate the requirement for a watercourse 
easement, (2) determine that the existing 24-ft 
storm drainage easement meets the WDO 
requirement, or (3) direct alteration of the existing 
easement so it can meet the requirement. 
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Table 203D.  Public Easements or Other Legal Instruments 

Locations Types Details 

3. Tract D / 
Shared rear lane / 
“private alley” 
tract 

That or those which grant 
the City and the public 
access; and, which grant 
the same as an off-street 
PUE 

Public access:  Per WDO 3.04.01A.2 and A.4.  WDO 
3.04.03C.4a is modified by PUD such that min 
width is equal to either (a) tract width or (b) 20 ft, 
whichever is less. 
 
Utilities:  Per WDO 3.02.01C. 
 
Provision 203D1:  The Director may require a 
number of utility laterals, such as potable water 
laterals, serving the alley access lots to connect 
under the alley instead of a street in order to gain 
more room for required street trees in street 
landscape strips.  

4. Flag lot 
adjacent poles 
with shared 
driveways  

Public access and utility 
easement(s) 

Public access:  Per WDO 3.04.01A.2.  WDO 
3.04.03C.4a is modified by PUD such that the min 
width is equal to either (a) driveway pavement 
min width or (b) 20 ft, whichever is narrower. 
 
Utilities:  Per WDO 3.02.01C. 

5. Various PUE, streetside  Per a land use condition of approval based on 
WDO 3.02.01B & F. 

PUE, off-street Wherever PW requires. 

 

 

Part E.  Association / HOA 

To meet WDO 3.09.09, there shall be an association of owners and/or tenants as follows: 

1. Prior to conveying land ownership of any tract, the developer shall establish an 

association, such as homeowners association (HOA), pursuant to ORS 94 and other 

applicable statutes. 

2. The association shall assume maintenance of improvements on common area tracts, inc. 

stormwater facilities; repair, replace, and restore improvements; identify and make 

clear to owners association duties; and levy assessments to owners in a fair, 

transparent, and written way.  (If the association ceases to exist resulting in a tract or 

tracts no longer having an existing owner for a year or more based on the Oregon 

Secretary of State Corporation Division business registry, and where this provision does 

not conflict with ORS or OAR, the City shall have right of first refusal to acquire the 

property in coordination with the Marion County Assessor’s Office.) 

3. “Middle Housing”:  The association documents shall cite and comply with enrolled 

Oregon House Bill 2001 (HB 2001) (2019), Sect. 13 (p. 10). 
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4. Abandonment/dissolution:  The association documents shall include a provision that the 

start of any attempt to dissolve the HOA must include written notice delivered or mailed 

to the City c/o Assistant City Administrator. (This is to alert the City that the HOA is 

abandoning its stormwater facility and open space maintenance responsibilities.) They 

shall also include a provision that would result, were the Oregon Secretary of State 

Corporation Division to issue written warning of pending administrative dissolution, in 

the City receiving notice as well as the HOA. 

5. Documents: The developer shall provide copies of articles of incorporation, bylaws, and 

CC&Rs for the association to the Assistant City Attorney and Director for review upon 

final plat application to the City or earlier if ORS 94.565(2) requires. Bylaws and/or 

CC&Rs shall describe the responsibilities of the association to maintain common area 

improvements, and bylaws and CC&Rs shall reiterate that because of ORS 94.626, any 

dissolution would not also dissolve obligations.  To this end, the corporation shall 

comply with applicable statutes and the administrative rules of the Oregon Secretary of 

State Corporation Division.   

The above would continue to apply were the developer to either (1) establish multiple 

associations or (2) make use of an existing association related to adjacent existing 

development.  The developer shall provide copies of articles of incorporation, bylaws, and 

CC&Rs for the multiple associations or these documents amended to conform to conditions of 

approval. 
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PUD 22-01 Mill Creek Meadows PUD: 

Attachment 204:  Tree Preservation & Protection and Environmental Remediation 

 

Part A. Tree preservation 

1. General:  The developer shall not remove any trees until after (a) land use approval with 

conditions, (b) PW issues approved civil engineering plans after CEP application and 

review, and (c) the Planning Division approves a grading permit application. 

2. ROWs/streets:  Spring:  Development shall preserve the unnumbered tree along the 

south side of the segment of Spring west of Brown. 

  
  

The developer may detour sidewalk around the tree to be curb-tight and have a curb 

bulb-out or curb extension with FOC flush with the edge of the eastbound travel lane. 

 
The developer may remove other trees only as documented as necessary to construct 

required street improvements. 

3. City/public tracts:  The developer shall not remove trees. 

4. On-site:  The developer shall either preserve Tree 30002, a 27-inch Oregon white oak, 

along the Lot 43 east lot line, or pay a fee in-lieu per Attachment 206.  To make use of 

the fee in-lieu option, the developer must have made and documented good-faith 

efforts to preserve, showing what physical factors obstructed successful preservation 

and how so.  In service of the efforts, the homebuilder(s) shall set the size of proposed 

house footprints, as well as related Lot 43 & 44 improvements, and their spatial 
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relationship to the root protection zone (RPZ), which is 20 ft per the arborist report, per 

Part B below so as not to injure or kill the tree. 

5. Protection during construction:  The developer shall follow Part B below and 

demonstrate protection methods on a site plan sheet or sheets among those of no later 

than either (a) CEP submittal, regarding ROW tree preservation, or (b) the building 

permit application, regarding tree preservation outside ROW. 
 

 

Part B. Tree preservation During Construction 

Tree preservation:  Protection during construction: 

The applicant shall protect the preserved trees pursuant similar to City of Portland Title 11.60.030, 

specifically either the subsections set of C.1.a.(1), (3) and C.1.b., e., & f. (clear and objective) and D.; 

or, the subsections set of C.2.a., b., & d.-f. (arborist’s discretion) and D. as modified below and shall 

do so between Design Review approval and issuance of certificate of occupancy (C of O): 

C.  Protection methods. The Tree Plan shall show that the contractor adequately protects trees to 

be preserved during construction using one of the methods described below: 

1.  Clear & Objective Path. 

a.  A root protection zone is established as follows: 

(1) For trees on the development site - a minimum of 1 foot radius (measured horizontally away 
from the face of the tree trunk) for each inch of tree diameter (see Figure 80-2) 

 

Figure 80-2 

Root Protection Zone 

  

https://www.portlandoregon.gov/citycode/article/636286
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(3)  Existing encroachments into the root protection zone, including structures, 

paved surfaces and utilities, may remain. New encroachments into the root 

protection zone are allowed provided: 

(a)  the area of all new encroachments is less than 25 percent of the remaining 

root protection zone area when existing encroachments are subtracted; and 

(b)  no new encroachment is closer than 1/2 the required radius distance (see 

Figure 60-1); 
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Figure 60-1 

Permissible RPZ Encroachments 

    

 

b.  Protection fencing 

(1)  Protection fencing consisting of a minimum 6-foot high metal chain link 

construction fence, secured with 2-foot metal posts shall be established at the edge 

of the root protection zone and permissible encroachment area on the 

development site. Existing structures and/or existing secured fencing at least 3½ 

feet tall can serve as the required protective fencing. 
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(2)  When a root protection zone extends beyond the development site, protection 

fencing is not required to extend beyond the development site. Existing structures 

and/or existing secured fencing at least 3½ feet tall can serve as the required 

protective fencing. 

e.  The following is prohibited within the root protection zone of each tree or outside 

the limits of the development impact area: ground disturbance or construction activity 

including vehicle or equipment access (but excluding access on existing streets or 

driveways), storage of equipment or materials including soil, temporary or permanent 

stockpiling, proposed buildings, impervious surfaces, underground utilities, excavation 

or fill, trenching or other work activities; and 

f.  The fence shall be installed before any ground disturbing activities including clearing 

and grading, or construction starts; and shall remain in place until final inspection by 

Planning Division staff. 

2.  Arborist’s Discretion. When the prescriptive path is not practicable, the applicant may 

propose alternative measures to modify the clear and objective root protection zone (RPZ), 

provided the following standards are met: 

a.  The alternative RPZ is prepared by an arborist who has visited the site and examined 

the specific tree’s size, location, and extent of root cover, evaluated the tree’s tolerance 

to construction impact based on its species and health, identified any past impacts that 

have occurred within the root zone, and forwarded a report through the developer to 

Planning Division staff; 

b.  The arborist has prepared a plan providing the rationale used to demonstrate that 

the alternate method provides an adequate level of protection based on the findings 

from the site visit described above; 
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d.  If the alternative methods require the arborist be on site during construction activity, 

the applicant shall submit a copy of the contract for those services prior to permit 

issuance and a final report from the arborist documenting the inspections and verifying 

the viability of the tree(s) prior to final inspection by the Planning Division; 

e.  If the alternative tree protection method involves alternative construction 

techniques, an explanation of the techniques and materials used shall be submitted; 

f.  The arborist shall sign the tree preservation and protection plan and include contact 

information. 

D.  Changes to tree protection. Changes to the tree protection measures during the course of the 

development may be approved as a revision to a permit provided that the change is not the result of an 

unauthorized encroachment into a root protection zone (RPZ), and the applicant demonstrates that the 

tree protection standards of this Section continue to be met. When an unauthorized encroachment has 

occurred, the City may pursue an enforcement action or other remedy. 

 

Part C. Environmental Remediation 

1. Invasive plant removal:  This applies to all tracts.  The developer shall eradicate invasive 

creepers, groundcover, shrubbery, vines, and weeds that might exist, at min. any of the 

following species: 

(a) Himalaya blackberry (Rubus armeniacus) 

(b) English ivy (Hedera helix)  

(c) Common reed (Phragmites australis) 

(d) Giant hogweed (Heracleum mantegazzianum) 

(e) Gorse (Ulex europaeus) 

(f) Kudzu (Pueraria lobata) 

(g) Old man's beard (Clematis vitalba) 

(h) Ribbongrass (Phalaris arundinacea var. Picta) 

(i) Water primrose (Ludwigia hexapetala, peploides) 

(j) Yellow flag or yellow water iris (Iris pseudacorus) 

2. Grass:  Within all tracts, where removal of invasive plants or the unintended effect of 

nearby construction results in bare ground, plant lawn grass, wild grass, or a 

combination. 

3. Other plants:  Within min two tracts, plant 40 min PUs per tract, total min 80 PUs of any 

min 3 non-invasive species of groundcover and shrubbery most likely to attract 

butterflies and honeybees, having identified such species on a landscape plan sheet or 

sheets among the plan sheets of no later than the first building permit application. 
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PUD 22-01 Mill Creek Meadows PUD: 

Attachment 205:  Mill Creek Greenway Trail Off-site Design Work 

 

Part A. Context 

1. Background:  The Mill Creek Greenway Master Plan (2006-2007) and planned unit 

developments (PUDs) providing enhanced public amenities per WDO 3.09. 

2. Objective:  To connect the Mill Creek Greenway Trail between the subject development 

and Deer Run Ln ROW near Hermanson St by doing design work for a the segment on 

City-owned Tax Lot 051W18DC04100 (Tax Lot 4100),  which is east/NE of the subject 

property and  contains the confluence of the drainage way with Mill Creek. 

 
County aerial view of Tax Lot 4100 

3. City staff administering the design work requirement:  Assistant City Administrator and 

Recreation Services Manager with assistance by PW. 
 

 

https://www.woodburn-or.gov/parks/page/mill-creek-greenway-master-plan-2006
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Part B. Directions 

1. Design assumptions: 

a. Class A facility (per WDO 3.01.08D and WDO interpretation memo INT 22-0608, 

memo Parts B1-3.  As a design assumption, improvements would be exempt from 

memo Parts B4 & B5). 

b. Min centerline extent/length of 700 ft. 

c. Crossing of the drainage way with any of boardwalk, footbridge, or crossing with 

culvert at the drainage way as necessary.  Crossing accommodates floodway, if any, 

and accommodates either 100-year flood if in such floodplain or 25-year flood if 

outside 100-year floodplain.  If bridge, underside elevation min 1 ft above base flood 

elevation. 

d. Because the Riparian Corridor and Wetlands Overlay District (RCWOD) per WDO 

2.05.05B.1 is applicable to Tax Lot 4100, and the improvements are a land use 

permitted by right per 2.05.05C.3, 5, & 7, there is no City requirement for 

improvements to remain outside delineated floodplain or wetlands except for the 

trail crossing and its approaches; however, for ease of outside agency permit review, 

the developer may choose to do so.   

 
Approximate extent of 100-year floodplain in solid blue and floodway in hatched blue per City 

geographic information system (GIS) 

e. Specs:  Remaining details and specs per Assistant City Administrator and PW. 

2. When the design drawings are due:   

a. Draft drawings:  Draft plans due no later than the same as application to PW for CEP.   

https://www.woodburn-or.gov/dev-planning/page/wdo-interpretations
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(1) Submit through PW to the attention of the Assistant City Administrator.   

(2) Include a cover letter written for an audience with no background about the 

subject development or the specific trail design work.  Courtesy copy the 

Director of Special Projects as well as the Recreation Services Manager.   

(3) Regarding administrative details like plan size and copies, mimic those required 

for CEP, or if none such, then as any of the above staff direct. 

b. Final drawings:  Final plans due no later than the same time as either (1) PW 

approval of CEP revised submittal or (2) Building Division issuance of first building 

permit, whichever is earlier. 

 

Remaining process direction per Assistant City Administrator and PW. 
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PUD 22-01 Mill Creek Meadows PUD: 

 Attachment 205B:  Further Details for Conditions of Approval 

 

Part A.  Street General Provisions [3.01.02] 

A. No development shall be approved, or access permit issued, unless the internal streets, boundary 

streets and connecting streets are constructed to at least the minimum standards set forth in this Section, 

or are required to be so constructed as a condition of approval. 

B. [Reserved] 

C. Materials and construction shall comply with specifications of the City of Woodburn. 

D. [Reserved]. 

E. When all public improvements are due:  The construction of all public improvements, their passing 

City inspections, and acceptance by the City are due no later than by either WDO 5.01.06B in the context of 

land division final plat application to the City or by building permit issuance, except if (1) the developer 

applies to the City through the Public Works Department for deferral and (2) the City Administrator or 

designee issues a document approving and describing a bond or performance guarantee pursuant to WDO 

4.02.08, except at 150 percent instead of 120.  Administration of bonding and performance guarantees for 

improvements that are public defaults to the Public Works Department, and the department shall notify 

the Community Development Director of deferral applications and any approvals and conditions of 

approval.  

F.  Fees in-lieu:  Per Attachment 205B, Part B. 

 

Part B.  Fees in-Lieu [4.02.12] 

A. In lieu of public improvements: 

1. Permissible if the Director allows, whether wholly in-lieu for one, some, or all of the kinds of 
required improvements or for some or all of a kind. 

2. Fees in lieu of public improvements are due before either building permit application or, when 
and where any of Partition or Subdivision Final Plat is involved, completion of recordation with 
the County, specifically no later than before a City official signs a plat or re-plat Mylar per 
Section 5.01.06C.1.  A developer may request in writing to pay later, specifically by issuance of 
building permit, or if the Director allows, across issuance of two or more structural building 
permits for the subject development. 
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Part C.  Expiration Period [4.02.04B past subsection 3] 

Regarding subsection B.1 above, if by 10 years past the final decision date there is no substantial 

construction as Section 1.02 defines following issuance of a building permit, the final decision shall expire 

and fail to vest. 

 

Regarding subsection B.2 above as applies to Property Line Adjustment, Consolidation of Lots, and 

Partition and Subdivision Final Plat Approval application, the developer shall complete recordation no 

later than the land use expiration date.   

 

Part D.  Procedure [5.01.06C] 

Procedure: Upon determination that the final partition or subdivision plat conforms to all standards 
and requirements, the Director shall sign the final plat. 

1. Corrections:  If the Director determines that the final plat does not conform to the preliminary 
plat, the applicant shall be advised of the reasons for the decision. The applicant shall have 30 
calendar days to correct the plat. The final plat shall be recorded with Marion County within 30 
calendar days of the Director’s signature. 

2. Park or other public land:  Acceptance of the land dedicated to the public by means of a 
plat occurs upon the recordation of the plat or, if and as the County Surveyor directs the 
developer, then also simultaneous recordation of a separate conveyance document. 

3. Building permit application:  A developer may apply for building permit or permits for the 
divided property upon completion of:  (a) recordation of the final plat, including public 
easements and any separate conveyance documents, (b) submittal to both the Director and 
the Public Works Department no later than through building permit application of electronic 
copies of required documents per Attachment 205B, Part F, unless regarding as-builts 
specifically the Public Works Director in writing defers to a specific set of later circumstances or 
date.  This section does not abrogate additional requirements elsewhere in the WDO or in land 
use conditions of approval necessary for a developer to meet before building permit 
application. 

 

 

Part E.  Substantial Construction [1.02] 

Substantial construction:  In the context of expiration or vesting, a context in which the City has inspected, 

tested, and found acceptable under applicable WDO and public works construction code requirements and 

land use conditions of approval the public and private infrastructure required by this definition, unless the 

City Administrator and developer agree in writing to a specified lower standard: 

a. All surface and subsurface public improvements, including off-site improvements, associated with the 
development or, where there is an approved Phasing Plan per Section 5.03.05, the development phase.  
The Director and Public Works Director may use ORS 455.175(1)(c) as a guide to interpret and 
administer this requirement.  

b. The foundation or shell of a building.  In the context of residential development where it includes any 
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one or more of a clubhouse, leasing office, recreation building, or other communal building for use by 
apartment tenants or homeowners association members, it shall be one of these buildings for which a 
developer constructs a foundation or shell. 

 

Grading alone is not substantial construction. 

 

 

Part F.  Documents Electronic Copies [2.01.05]]02] 

A. Easements:  Where any of extinguished, altered, or additional public easements are involved, a 
developer shall not apply for building permit until having completed recordations with the County 
and provided electronic copies of the recorded easement documents and drawings to the Director 
and the Public Works Director when and as any of them direct. 

B. Other document types:  Including as-builts and the same as subsection A. 
 

 

Part G.  Public Utility Easements & Public Access Easements [3.02.01B & F] 

B.  Streetside:  A streetside public utility easement (PUE) shall be dedicated along each lot line 
abutting a public street at minimum width 5 feet.  Partial exemption for townhouse corner lot:  
Where such lot is 18 to less than 20 feet wide, along the longer frontage, streetside PUE minimum 
width shall be 3 feet; or, where the lot is narrower than 18 feet, the longer side frontage is exempt 
from streetside PUE. 

F. Streetside PUE maximum width: 

1. Purpose:  To prevent developers and franchise utilities from proposing wider than minimum 
streetside PUEs along tracts or small lots after land use final decision; to prevent particularly 
for a tract or lot abutting both a street and an alley; to encourage developers to communicate 
with franchise utilities and define streetside PUE widths during land use review and hew to 
what is defined; to avoid overly constraining yards, and to avoid such PUEs precluding front 
roofed patios, porches, or stoops. 

2. Standards:  Exempting any lot or tract subject to Figure 3.01B “Major Arterial”, the following 
standards are applicable to a lot or tract with: 

a. No alley or shared rear lane:  8 feet streetside. 

b. Alley or shared rear lane:  Either 8 feet streetside and 5 feet along alley or shared rear 
lane, or, 5 feet streetside and 8 feet along alley or shared rear lane. 

Nothing in this section precludes a streetside PUE from variable width where necessary such as 

to expand around public fire hydrants. 
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Part H.  Landscaping Standards [3.06.03A and Tables 3.06B & C] 

A. Street Trees 

The purpose of the street tree provisions is to get and preserve street trees, to shade those walking 

and provide them psychological protection from passing vehicles, to calm those driving, to help 

spatially define streets through canopy, to absorb stormwater and pollutants, to reduce the urban 

heat island effect, and to raise value of adjacent property. 

Within the public street right-of-way abutting a development, street trees shall be planted to City 

standards, prior to final occupancy or earlier if conditioned. 

1. A number of trees equal to one tree per every 30 feet of street frontage within a block face, 
shall be planted within the right-of-way. 

2. Street trees shall be planted according to the Boundary Street classification per the 
Transportation System Plan: 

a. Large trees shall be planted along Major and Minor Arterial streets. Regardless of street 
classification, a developer shall plant large trees also along all streets that either are in 
the Neighborhood Conservation Overlay District (NCOD) or are boulevards, and for 
boulevards also in the medians; 

b. Medium trees shall be planted along Service Collector and Access/Commercial 
Streets; 

c. Small trees shall be planted along all other streets. 
Refer to Table H1 below for the definition of size categories at maturity. 

3. Root barriers:  The developer shall install root barriers per the public works construction 
code. 

4. Fee in-lieu:  Per Attachment 205B, Part B. 

B. Tables: 
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Plant Unit (PU) Value 
Table H1 

Material Plant Unit (PU) Value Minimum Size 

5. Large shrub (at maturity over 4’ wide 
x 4’ high) 1 

2 PU each 3 gallon or balled 

6. Small to medium shrub (at 
maturity maximum 4’ wide x 4’ 
high) 1 

1 PU each 1 gallon 

7. Lawn or other living ground cover 1 1 PU / 50 square feet  

8. Berm 2 1 PU / 20 lineal feet Minimum 2 feet high 

9. Ornamental fence 2 1 PU / 20 lineal feet 2½ - 4 feet high 

10.  Boulder 2 1 PU each Minimum 2 feet high 

11. Sundial, obelisk, gnomon, or gazing 
ball 2 

2 PU each Minimum 3 feet high 

12.  Fountain 2 3 PU each Minimum 3 feet high 

13.  Bench or chair 2 0.5 PU / lineal foot  

14. Raised planting bed constructed of 
brick, stone or similar material except 
CMU 2 

0.5 PU / lineal foot of 
greatest dimension 

Minimum 1 foot high, 
minimum 1 foot wide in 
least interior dimension 

15. Water feature incorporating 
stormwater detention 2 

2 per 50 square feet None 

1. Existing vegetation that is retained has the same plant unit value as planted vegetation. 

2. No more than twenty percent (20%) of the required plant units may be satisfied by 
items in lines 8 through 15. 
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Prohibited Street Trees  

Table H2 1 
Common Name Scientific Name Negative Attributes 

Almira Norway Maple Acer platanoides 
“Almira” 

Sidewalk damage 

Box Elder Acer negundo Weak wood, sidewalk damage 

Catalpas Catalpa Species Significant litter (hard fruit 12" or more as 
elongated pod) 

Desert, or Velvet, Ash Fraxinus velutina Susceptible to bores, crotch 
breakage, significant litter 

Douglas Fir Pseudotsuga menziesii Not as street tree 

Elms Ulmus Species Susceptible to Dutch Elm disease 

European Ash Fraxinus excelsior Disease susceptible, significant litter 

Fruit bearing trees  Not appropriate due to fruit 

Ginko, or Maidenhair, 
Tree 

Ginko biloba Disgusting odor from squashed fruit 
when female near male 

Green Ash Fraxinus pennsylvanica Susceptible to insects and disease, 
crotch breakage, significant litter 

Hackberry or Sugarberry Celtis Species Significant litter (fleshy fruit) 

Hickory, Pecan Carya Species Significant litter (hard fruit) 

Holly Ilex Species Sight obstruction (evergreen, low foliage) 

Horse Chestnut Aesculus hippocastanum Significant litter (inedible nut) 

Lavalle Hawthorne Crategus lavellei Hazardous (thorns on trunk and branches) 

Lilac Syringa Species Sight obstruction (low foliage), pollen 
allergies 

Oak Quercus Species Significant litter (hard fruit) 

Pines Pinus Species Sight obstruction (evergreen, low foliage) 

Poplar, Cottonwood Poplus Species Brittle, significant litter 

Profusion Crab Apple Malus “Sargent” Significant litter (fleshy fruit) 

Silver Maple Acer saccaharinum Sidewalk damage, root invasion into pipes 

Spruces Picea Species Sight obstruction (evergreen, low foliage) 

Sweetgum Liquidambar styruciflua Significant litter (hard fruit) 

Thundercloud Plum Prunus “Thundercloud” Significant litter (fleshy fruit) 

Tree of Heaven Ailanthus altissima Sidewalk damage 

Walnuts Juglans Species Significant litter (hard fruit) 

Willow Salix Species Root invasion into pipes 

Winter Crab Apple Malus “Winter Gold” Significant litter (fleshy fruit) 

http://en.wikipedia.org/wiki/Pseudotsuga_menziesii
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1.  Prohibition applies to trees to be planted within ROW and within 10 feet of ROW. 

2.  The Public Works Director in writing may supersede a prohibition. 

 

 

Part J.  Street Improvements Required for Development [3.01.03H] 

H. Bridges / culvert crossings:   

1. ROW:  Required ROW shall remain such regardless of the physical width of the crossing, 
unless the developer obtains approval of Street Adjustment, modification through 
Planned Unit Development (PUD), or Variance. 

2. Parking:  Any parking lane(s) required by the applicable standard cross section shall 
remain required unless the developer obtains approval of Street Adjustment, 
modification through PUD, or Variance. 

3. Sidewalk widths:  A developer may omit from a bridge or culvert the street landscape 
strips, thereby resulting in curb-tight sidewalk, the minimum width of which shall be 
either 8 ft where there is to be no adjacent on-street parking or 9 ft where there is to 
be.  Where the City considers a segment of a bicycle/pedestrian facility that is Class A 
or B to be along sidewalk, the minimum width shall widen to the class standard as 
applicable.  Wider width shall apply where ADA per subsection G applies such that it is 
required. 

4. Fence/railings:  Where (1) a street segment is a bridge or culvert crossing, and (2) the 
public works construction code requires any pedestrian guardrail, handrail, fall 
protection railing, or safety railing, then it shall be decorative or ornamental (as 
examples, having an artistic pattern or resembling wrought iron), and a color other 
than black or charcoal.  Any required fence at each end of railings shall be the same 
color(s).  

5. Bridge sides:  If the bridge sides are concrete, the surface shall be stamped or treated 
to resemble either cut stone or rough stone. 

 

Part K.  Underground Utilities [3.02.04B & C]] 

B. Street:  All permanent utility service within ROW resulting from development shall be 
underground, except where overhead high-voltage (35,000 volts or more) electric facilities exist as 
the electric utility documents and the developer submits such documentation. 

a. Developments along Boundary Streets shall remove existing electric power poles and lines 
and bury or underground lines where the following apply: 

i. A frontage with electric power poles and lines is or totals minimum 250 feet; and 

ii. Burial or undergrounding would either decrease or not increase the number of electric 
power poles.  The developer shall submit documentation from the electric utility. 
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Where the above are not applicable, a developer shall pay a fee in-lieu, excepting residential 

development that has 4 or fewer dwellings and involves no land division. 

b. Fees in-lieu:  Per Section 4.02.12. 

C. Off-street:  All permanent utility service to and within a development shall be underground, except 
where overhead high-voltage (35,000 volts or more) electric facilities exist. 

 



Mill Creek Meadows PUD 22-01 & SUB 22-01 Staff Report / Final Decision 
Attachment 206 

Page 1 of 4 

PUD 22-01 Mill Creek Meadows PUD: 

 Attachment 206:  Conditioned Fees 

 

All of the following conditioned fees are due as applicable, whether or not mentioned directly 

by a condition of approval. 

Refer to Condition G3 for a dictionary/glossary, including acronyms and shorthand text. 

 

Part A.  Fee Provisions 

1. Any and all conditioned fees are in addition to, and not in place or as discounts of, any 

existing charge or fee however termed ordinarily assessed based on any existing 

ordinance, resolution, or administrative policy, inc. adopted fee schedules.  If and when 

the City amends any ordinance, resolution, or administrative policy, inc. a fee schedule, 

to increase a charge or fee that is both (1) the same kind of charge or fee that is 

conditioned, (2) the amended charge or fee amount would exceed the amount 

conditioned, and (3) the increase takes effect before the conditioned fee is due, then the 

developer shall pay the greater amount.   

2. Payments of conditioned fees due outside the context of assessment and payment 

through building permit shall reference a final decision case file number and the condition 

of approval letter/number designation, be it in a check memo field or through a cover or 

transmittal letter. 

3. For fees due by building permit issuance, a developer may request in writing that the 

Director allow installment payments the same as allowed for fees in-lieu by WDO 

4.02.12A.2, specifically, to pay across issuance of two or more structural building permits 

for the subject development, except where the land use approval prohibits any of deferral 

or allocation of a specific fee. 

For all administrative and logistical questions about payment of land use conditioned fees 

outside the context of assessment and payment through building permit, the developer is to 

contact the Administrative Assistant at (503) 982-5246 and refer to this attachment within the 

PUD 22-01 Mill Creek Meadows PUD final decision. 

For payment method citywide policy details, the developer is to contact the Finance Department 

at (503) 982-5222, option 1, for payment method policy details or view its webpage. 

 

https://www.woodburn-or.gov/finance


Mill Creek Meadows PUD 22-01 & SUB 22-01 Staff Report / Final Decision 
Attachment 206 

Page 2 of 4 

Part B.  Fee Table 

Table 203B.  Conditioned Fees 

Condition 
Reference 

Fee Type Amount Context Timing (Due Date) Staff 
Tracking: 

PUD-5b Tree removal:  Significant Tree 30002  $1,900 Removal of Significant Tree 
30002, a 27-inch Oregon 
white oak, from Lot 43 east 
lot line 

Building permit issuance  

Tree removal:  Remaining Significant Trees $250 per tree 
assessed at 
min 15 trees 

Removal of Significant Trees 
southwesterly area of 
subject property 

Building permit issuance  

G6 through 
this 
Attachment 
203 

Bus service $290 per 
dwelling 

For City bus service Building permit issuance 
per each dwelling 

 

G6 through 
this 
Attachment 
203 

Public Works Dept. (PW) civil engineering plan 
(CEP) review:  Review by Planning Division 
 

$250; $346 Original/1st submittal; each 
subsequent inc. 
deferral/piecemeal 

Upon CEP application to 
PW 

 

Inspections by Planning Division $75; $346 1st inspection or 
“walkthrough”; each 
subsequent 

Inspection requests 
related to public (street) 
improvements and 
building permits 
[Building permit:  assess 
1st inspection fee by 
issuance] 

 

G6 through 
this 
Attachment 
203 

Bond / bonding / performance guarantee:  
Specifically any that would allow or allows the 
developer to delay construction of street 
improvements beyond building permit issuance 
pursuant to WDO 3.01.02E. 

$4,474; $346 Original/1st submittal; each 
subsequent inc. 
deferral/piecemeal.  Serves 
as bond application / review 
request fee and isn’t a bond 
amount itself.  Fees not 
applicable to warranty 
bonds or ordinary 
construction bonds if they 
do not authorize delay of 
construction of street 
improvements beyond 

If CEP context, then 
payment (through 
Planning Division) upon 
CEP application to PW; if 
developer applies for 
building permit review 
and there has been no CEP 
application to PW, then 
building permit issuance 
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Table 203B.  Conditioned Fees 

Condition 
Reference 

Fee Type Amount Context Timing (Due Date) Staff 
Tracking: 

building permit issuance.  
(See WDO 3.01.02E.) 

G4a & G6 Fees in lieu per Ordinance No. 2602 through WDO 

4.02.12. 
 
A developer may apply for fee in-lieu after first 
requesting and obtaining City staff indication 
about whether the decision-maker would 
approve it for the thing or things in question. 
 
*If by the time necessary to assess in order either 
to issue building permit or approve another kind 
of a review by which the approved fee in-lieu is 
due, the City would have not yet established a 
given fee in lieu amount or rate, then the defaults 
shall be per the rows below: 

Per Part A Fee 
Provisions 
above, City 
ordinance, 
resolution, or 
policy. * 
 
 

WDO 4.02.12 Per WDO 4.02.12A:  
Building permit issuance 

 

 Street improvements:  Street tree fee in-lieu $950 per tree Applies to omitted street 
trees, or, ones missing from 
required number upon 
inspection 

If CEP context, then by 
building permit issuance; if 
in inspection context, then 
prior to passing final 
inspection / obtaining 
certificate of occupancy 

 

 T-A1.  Traffic safety:  fee in lieu of study and 
report 

By year of 
assessment: 
2022 or 2023: 
$10,000 
2024: $10,609 
or 2025 or 
later: $10,928 

For context, see the 
condition. 

Upon PW approval of CEP 
application 

 

 Electric power line 
burial/undergrounding 

In lieu of burial of the 
lines where they cross 
Brown NE/SW across 
the north boundary of 
the subject property to 

$568 per lineal 
ft of line 
assessed at 
minimum 56 

This area is partly off site 
and involves a pole along a 
street frontage of property 
that the developer does not 

Building permit issuance  
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Table 203B.  Conditioned Fees 

Condition 
Reference 

Fee Type Amount Context Timing (Due Date) Staff 
Tracking: 

the first pole on the 
west side 

ft, then 
discounted by 
50%.  [Same as 
was for ANX 
2020-02 
Valentina 
Estates No. 2 
at 1251 Brown 
St] 

own or control (1210 Brown 
St). 

Remaining lines By year of 
assessment: 
2022 or 2023:  
$568 
2024 or later:   
$682 

407 ft based on tax map. Building permit issuance  

 Signage, wayfinding [Attachment 203] $1,500 per 
installation 
location 

Regardless of number of 
sign faces that would’ve 
been at the location 

Building permit issuance  
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