
Land Use
Application

Planning/Permit Application Center
City Hall / 555 Liberty St. SE / Room 320 / Salem, OR 97301-3513 
503-588-6173 * planning@cityofsalem.net 
If you need the following translated in Spanish, please call 503-588-6256.
Si usted necesita lo siguiente traducido en español, por favor llame 503-588-6256.
Application type
Please describe the type of land use action requested: 

Work site location and information
Street address or location of subject 

property 
Total size of subject property

Assessor tax lot numbers
Existing use structures and/or other 

improvements on site
Zoning

Comprehensive Plan Designation
Project description

People information
Name Full Mailing Address Phone Number and Email 

address
Applicant 

Agent

Paid By

Project information
Project Valuation for Site Plan Review

Neighborhood Association
Have you contacted the Neighborhood Association?     Yes

    No
Date Neighborhood Association contacted

Describe contact with the affected Neighborhood Association
(The City of Salem recognizes, values, and supports the involvement of residents 
in land use decisions affecting neighborhoods across the city and strongly 
encourages anyone requesting approval for any land use proposal to contact the 
affected neighborhood association(s) as early in the process as possible.)

Have you contacted Salem-Keizer Transit?     Yes
    No

Date Salem-Keizer Transit contacted
Describe contact with Salem-Keizer Transit

Type the name and address of the Homeowners Association
(If none, type "N/A".)

(For office use only)
Permit #:
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Authorization by property owner(s)/applicant
*If the applicant and/or property owner is a Limited Liability Company (LLC), please also provide a list 
of all members of the LLC with your application.

Copyright release for government entities: I hereby grant permission to the City of Salem to copy, in whole 
or part, drawings and all other materials submitted by me, my agents, or representatives.  This grant of 
permission extends to all copies needed for administration of the City’s regulatory, administrative, and legal 
functions, including sharing of information with other governmental entities.

Authorizations: Property owners and contract purchasers are required to authorize the filing of this 
application and must sign below. 
§ All signatures represent that they have full legal capacity to and hereby do authorize the filing of this 

application and certify that the information and exhibits herewith submitted are true and correct.
§ I (we) hereby grant consent to the City of Salem and its officers, agents, employees, and/or 

independent contractors to enter the property identified above to conduct any and all inspections 
that are considered appropriate by the City to process this application.

§ I (we) hereby give notice of the following concealed or unconcealed dangerous conditions on the 
property:

Electronic signature certification: By attaching an electronic signature (whether typed, graphical or free form) 
I certify herein that I have read, understood and confirm all the statements listed above and throughout the 
application form.    

Authorized Signature: ______________________________________________________________________   

Print Name:  _____________________________________________ Date: _________________________

Address (include ZIP): ______________________________________________________________________   

Authorized Signature: ______________________________________________________________________   

Print Name:  _____________________________________________ Date: _________________________

Address (include ZIP): ______________________________________________________________________   

Not using Internet Explorer? 
Save the file to your computer and email to planning@cityofsalem.net.

(For office use only)
Received by Date: Receipt Number:
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MWSH TITAN HILL PROPERTY LLC 
Salem, Oregon 

 

 

A Land Use Application for: 

 

Type III Process 

SRC 225.010 – Design Review 
Type III Process 

 

Applicant: 

MWSH Titan Hill Property LLC 

 

Project: 

Titan Hill Muti-Family Residential  
 

 

 

Submitted: 

September 14, 2022 
 

 

 

 

Prepared by: 

MWSH Titan Hill Property LLC 
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Applicant & Property Owner  MWSH Titan Hill Property LLC 

     3425 Boone Road SE 

     Salem, OR 97317 

     Contact: Mark D. Lowen 

     503-480-3151 - o 

     503-586-4104 – c 

     MLowen@liveBSL.com 

 

     

 

Civil Engineering   Multi/Tech Engineering Services, Inc.  

     1155 SE 13th Street 

     Salem, Oregon 97302 

     Contact: Mark Grenz 

     503-363-9227 

     mgrenz@mtengineering.net 

 

Tax Lot Information:   Tax Map: 087W17B0-00400 (a portion)  

 

Lot Area:    24.84 acres  

 
Current Zoning District:  RM-II (Multiple Family Residential) 

 

Current Comprehensive Plan  MFR (Multi Family Residential) 

Designation 
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Attachments: 
 (50) Land Use Application – Class III / Site Plan Review – SRC 225.005 

  

(51) Ownership Verification: 

Vesting Deed – MWSH Titan Hill Property LLC 

LLC Operating Agreement – MWSH Titan Hill Property LLC 

 

(54) Application Narrative  

  (60) Site Plan  

  (61) Existing Conditions Plan 

  (62) Preliminary Utility / Stormwater Plan 

(63) Preliminary Landscape Plan 

  (64) Building Elevations (a/b/c)  

  (65) Preliminary Grading 

  (68) Tree Preservation Plan (a/b/c/d) - Pending 

 (69) Open Space Plan (a/b/c) 

  

 (71) TIA (Traffic Impact Analysis) - Pending 

  

 (73) Stormwater Report 

  (74) Geotechnical Report  
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Project Description 

MWSH Titan Hill Property LLC owns approximately 36.72 acres - 2100 Block of Doaks Ferry Road NW in 

Salem, Oregon (TL 073W17B 00400). This portion of the development consists of 5 of the 6 lots 

subdivision (pending) approximately 24.84 acres. It is located on the northerly portion of TL 400.  This 

site will consist of 33, three story multi-family residential buildings and 3, two- and three-story 

townhome buildings, a resident clubhouse, recreation areas, amenities, parking, and stormwater 

facilities. This site may be constructed in multiple phases.    

The following statement addresses the applicable Design Review Standards in the SRC Chapter 702  

(Multiple Family Design Review).  Information provided on the site plans for the Design Review 

application further address applicable code requirements.   

 

On June 23, 2022, a Pre-Application Conference (PRE-AP-22-69) was held with the applicant and City 

staff to discuss the development of the subject property.     

 Current Land-Use Approvals:   

*Annexation 2007 ANCX-628 

*Minor Comprehensive Plan Change, Neighborhood Plan change and Zone change No. CPC-ZC21-06 

*Application for Validation of Unit of Land VUL21-04 - Pending 

The subject property 36.72 acres identified as Polk County Tax Parcel 073W17B-00400, The proposed 

development will access Doaks Ferry Road NW, (minor arterial) on the east boundary and Landaggard 

Drive NW (currently a collector street) along the northwest boundary of the proposed subdivision. 

Additionally, the primary access will be via “A” / Colorado street (collector street) will be developed 

from Doaks Ferry Road traversing the site to the NE edge of the site, with connection to Landaggard.  

Landaggard will also be extended to the northern edge of this site. Topographically, the site is 

characterized as gently to moderately sloping terrain (10 to 25 percent) descending downward towards 

the east/northeast with overall topographic relief estimated at about one hundred and forty (140) feet 

and ranges from a low about Elevation 272 feet near the easterly portion of the subject site to a high of 

about Elevation 412 near the northwesterly portion of the site.  

The site is bordered on south by Orchard Height Road NW, and by Landaggard Drive NW along a portion 

of the west side of the parcel.   

The subject property is located within the Salem City limits and the Urban Growth Boundary.   

The surrounding properties are zoned and used as follows:  

North:  Outside the city limits Polk County Zoning Suburban Residential Zone 

East:  RA (Residential Agriculture) and PA (Public Amusement)  

South:  RA (Residential Agriculture) and PE (Public Private Education).  

West: RA (Residential Agriculture)  
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The applicant is requesting to meet all Design Review Standards, with an adjustment to (Building Length) 

under SRC 702.020(e) and SRC 803.030 Street Spacing-Block Length).  

 

 

Multiple Family Residential (RM-II)-SRC Chapter 514   

Sec. 514.010. - Development standards. 

(b)Lot standards. Lots within the RM-II zone shall conform to the standards set forth in Table 514-2. 

 Requirement  Standard  

Lot Area - minimum  6000 sq.ft. 

Lot Width - minimum  40 ft.   

Lot Depth - minimum  80 ft.   

Street Frontage - minimum 40 ft. 

  

Applicant Findings:  All proposed parcels meet or exceed the standards as set forth. Therefore, this 

standard has been met 

 

(c) Dwelling unit density. Dwelling unit density within the RM-II zone shall conform to the standards 

set forth in Table 514-3. 

 

Minimum Density - 12 DU per acre 

Maximum Density - 28 DU per acre 

 

Applicant findings: the residential density is 17.2 dwelling units per acre. Therefore, this standard has 

been met 

 

 

(d) Setbacks. Setbacks within the RM-II zone shall be provided as set forth in Tables 514-4 and 514-5. 

& 702-2 

Requirement   Standard     

 

Buildings Min. Min. 1 ft. for each 1 ft. of building height, but in no case less than 

20 ft. 

 

Accessory Structures  Min. 12 ft., plus 1 ft. for each 1 ft. of height over 12 ft. 

 

Zone to Zone   Min. 10 ft, / Type C - Landscape Buffer 
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Vehicle Use Areas  Min. 12 ft.   

 

Applicant Findings: All minimum setbacks to property lines, between buildings and distances to the 

entrances are met as shown on the tentative plan (see exhibit 60). Therefore, all setback requirements 

have been met. Setbacks are shown on the tentative plan.   

(e) Lot coverage; height. Buildings and accessory structures within the RM II zone shall conform to the 

lot coverage and height standards set forth in Table 514-6. 

 Lot Coverage, Building and accessory structures: Max 60% 

Applicant Findings: All building and accessory structures cover 213,389 sq.ft. (19%) of the site. See 

Exhibit 60).  Therefore, building coverage requirements have been met.  

  

Height: Buildings  

All uses Max. 50 ft.  

Apartment Buildings:  

Building 1 - 36’ 8” in height (measured to the highest point)   

Building 2 - 39’ 4” in height (measured to the highest point)    

Building 3 - 36’ 8” in height (measured to the highest point)    

Building 4 - 39’ 4” in height (measured to the highest point)   

Building 5 i- 39’ 4” in height (measured to the highest point)   

Building 6 is 38’ 4” in height (measured to the highest point)   

Building 7 - 39’ 4” in height (measured to the highest point)   

Building 8 i- 39’ 4” in height (measured to the highest point)    

Building 9 - 36’ 8” in height (measured to the highest point)    

Building 10 - 40’ 1” in height (measured to the highest point)    

Building 11 is 27’ 2” in height (measured to the highest point) – 2 story, Town Home (6 Units)  

Building 12 is 37’ 7” in height (measured to the highest point) 

Building 13 - 36’ 8” in height (measured to the highest point)    

Building 14 - 39’ 4” in height (measured to the highest point)    

Building 15- 38’ 5” in height (measured to the highest point)    

Building 16 - 36’ 8” in height (measured to the highest point)    

Building 17 - 40’ 1” in height (measured to the highest point)    
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Building 18 is 27’ 9” in height (measured to the highest point) – 3 story, Town Home (2 Units) 

Building 18a is 36’ 4” in height (measured to the highest point) – 2 story, Town Home (2 Units) 

Building 19 - 40’ 1” in height (measured to the highest point)    

Building 21 - 39’ 4” in height (measured to the highest point)    

Building 22 - 36’ 8” in height (measured to the highest point)   

Building 23 - 40’ 1” in height (measured to the highest point)    

Building 24- 38’ 5” in height (measured to the highest point)    

Building 25- 38’ 5” in height (measured to the highest point)   

Building 26- 38’ 4” in height (measured to the highest point)    

Building 27 - 40’ 1” in height (measured to the highest point)    

Building 28- 38’ 4” in height (measured to the highest point)    

Building 29 - 36’ 8” in height (measured to the highest point) 

Building 30- 39’ 4” in height (measured to the highest point)    

Building 31 - 40’ 1” in height (measured to the highest point)   

Building 32 - 38’ 8” in height (measured to the highest point)    

Building 33 - 40’ 1” in height (measured to the highest point)    

Building 34 - 39’ 4” in height (measured to the highest point)    

Building 35 - 37’ 7” in height (measured to the highest point)    

 

Applicant Findings: Maximum building height allowed in the RM II zone is 50’.  All proposed buildings are 

in compliance with the requirements of the Code.   

 

(f) Maximum square footage for all accessory structures. In addition to the maximum coverage 

requirements established in Table 514-6, accessory structures to single family and two family uses 

shall be limited to the maximum aggregate total square footage set forth in Table 514-7. 

Applicants Findings: the applicants site plan addresses and meets standards for square footage of 

accessor structures (see site plan Exhibit 60)  

Therefore, this criteria is met.   
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Sec. 514.020. 

(g) Landscaping. 

(1) Setbacks. Required setbacks shall be landscaped. Landscaping shall conform to the 

standards set forth in SRC chapter 807. 

(2) Vehicle use areas. Vehicle use areas shall be landscaped as provided under SRC   

chapters 806 and 807. 

(3) Development site. A minimum of 15 percent of the development site shall be landscaped. 

Landscaping shall meet the Type A standard set forth in SRC chapter 807. Other required 

landscaping under the UDC, such as landscaping required for setbacks or vehicular use areas, 

may count towards meeting this requirement. 

 

Applicants Findings the applicants landscape plan address standards for setbacks, vehicle use and 

minimum of landscaped areas (see landscape plan Exhibit. 63) Therefore, this criteria is met.  

(h) Outdoor storage. Within the RM-II zone, outdoor storage shall be screened from streets and 

adjacent properties by a minimum six-foot-high sight-obscuring fence, wall, or hedge. 

Applicants Findings the only outdoor storage on site is the trash / recycle area, applicants landscape plan 

address standards for screening of this outdoor storage area. (See landscape plan Exhibit. 63) Therefore, 

this criteria is met.  

 

Sec. 806.015.  Amount off-street parking.  

Multiple family Table 806-1:  1 space per multiple family dwelling unit.   

Applicant Findings:  The development is for 417-apartment units and 10 townhomes Code requires 1 

vehicle parking space for per apartment dwelling unit. No parking spaces are required for the 

Townhome units.   

The applicant is required to provide a minimum of 417 on-site vehicle parking spaces for the apartments 

and town homes, as shown on the site plan, 780 on-site parking spaces are being provided.  Note: each 

townhome unit has a garage which equals 1 vehicle parking space. 

 

Parking: 417 required   

522 Standard Parking Stalls   

243 Compact Parking Stalls   

15 Handicap Parking Stalls   

780 Total Parking Stalls   

   

https://library.municode.com/or/salem/codes/code_of_ordinances?nodeId=TITXUNDECO_UDC_CH807LASC
https://library.municode.com/or/salem/codes/code_of_ordinances?nodeId=TITXUNDECO_UDC_CH806OREPALODR
https://library.municode.com/or/salem/codes/code_of_ordinances?nodeId=TITXUNDECO_UDC_CH807LASC
https://library.municode.com/or/salem/codes/code_of_ordinances?nodeId=TITXUNDECO_UDC_CH807LASC
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Adequate parking has been provided throughout the development with approximately 1.82 parking 

spaces per dwelling unit.   

All parking areas will be served by 26-foot wide internal two-way accessways that run through the 

development.   

Bicycle parking is also required on site.  The Code requires 0.1 bicycle parking space per dwelling unit.   

Bike racks will be provided on the residents. A total of 48 bicycle parking spaces are required. 45 have  

been provided on-site.   

 

Recycling (Exhibit 60 / Site Plan) There is one trash/recycle area provided, centrally located within the 

development.   

 

Trash receptacles are accessible for all residents via the paved internal sidewalk system in the  

development.  The trash/recycle areas will be screened and enclosed with a sight-obscuring fence or  

wall. 

 

Stormwater:  As stated in the Preliminary Drainage Report dated August 7, 2022, the proposed “design 

will conform with City of Salem requirements for both detention and water quality”. The Preliminary 

Drainage Report dated August 7, 2022, has been submitted as part of this proposal. The detention 

basins for the site are located along the eastern portion of the development.  Therefore, meeting the 

requirements of the Public Works Department.  

 

Landscaping:  The RM-II zone requires that 15% of the site be landscaped.  The net developable area is  

914,800 square feet in size with 356,367 square feet of landscaping throughout. Therefore, the  

development provides 38.9% landscaping throughout the site.     

 

Trees: There are 357 trees currently identified on the site. The site design has considered the locations  

of the existing trees to preserve as many trees as possible as well as enhancing the site.  Applicant  

proposes to retain 73 trees and remove 284 trees. (See Tree Conservation Plan Exhibit 69)   

 

 

Traffic:  A Traffic Impact Analysis (TIA) is pending and will be provided under a separate cover.   

submission.   

 

Multiple Family Design Review Standards- Chapter 702   

702.020(a):   

 

702.020(a)(1) Open Space (Sheet SDR4):  In multi-family developments, a portion of the land not  

covered by buildings and parking shall be of adequate size and shape and in the proper location to be  

functional for outdoor recreation and relaxation. The standards are also intended to ensure that open  

space is an integral part of the overall development design.     

 

Per the code the proposed development shall provide a minimum 30% open space.    
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Applicants finding: The minimum open space area required for this development is 343,654 square feet  

of the net developable area. The portion of the subject property being developed is zoned RM II and is  

1,145,512.89 (26.3 acres) square feet in size with 396,510.25 square feet of open space, including 

landscaped areas, a tot lot, and a sports court. Therefore, totaling 36% open space.     

 

Site Area: 

Boundary:  1,703,187 square feet (39.1 acres) 

Site:  1,145,512 square feet (26.3 acres) 

Developable: 1,703,187 square feet (39.1 acres) 

Open Space-396,510.25 square feet. (36%)   

Therefore, this standard has been met. 

(See attached site plan Exhibit 60 and open space plan Exhibit 68).     

  

702.020(a)(1)(A) Common Open Space Area Size and Dimensions (Exhibit):   

The applicant is proposing a development consisting of 417-apartment units and 10 town home units as  

shown on the site plans.  The apartments and town homes will be developed with the RM II zoned 

portion of the site that consists of 24.84 acres.   

 

 

Per Table 702-3, the minimum open space area required for this development is 6500 square feet of the  

site. The portion of the subject property being developed is zoned RM II and is 1,124,520.89 square feet 

(26.3 acres) feet in size with 396,510.25 square feet of common open space, including landscaped areas, 

a tot lot, a sports court, a recreation building and pool.  Therefore, totaling 36% open space. o 

accommodate the common open space requirement for the of this development “Tot Lot, Sport Court 

and clubhouse amenities proved 16,915 sq. ft. of common open space area (See Open Space Plan Exhibit 

68c) 

   

Development: (427-units): 6500 square feet of common open space required  (See Open Space Plan 68c) 

Site Area- 1,145,512.89 square feet (26.3 acres)   

Open Space- 396,510.25 square feet. (36%)  

Open Space w/in Perimeter Setbacks- 141,117.98 (12%)   

Landscaped Areas-356,367 square feet (38.9%)  

Landscape w/in Parking 19,208.63 square feet (1.6%)   
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702.020(a)(1)(B):  As shown on the site plan all open space is usable open space.  The existing conditions 

plan, and grading plan identify all the slopes throughout the site. (See Exhibits, 60,65 & 68).   

   

702.020(a)(1)(C) and (D): Private Open Space: All units will have private open space as required by code.  

Ground floor units will have patio areas that are 96 square feet in size, with no dimension less than 6 

feet. All second and third story units will have balconies/decks that are a minimum 48 square feet  

in size, with no dimension less than 6 feet.  All private open space areas are located contiguous to the  

dwelling unit and will be screened with 5-foot-high landscaping.  This private open space includes the  

patios and balconies/decks.  Therefore, this standard has been met.  

   

702.020(a)(1)(E): In multi-family developments, a portion of the land not covered by buildings and  

parking shall be of adequate size and shape and in the proper location to be functional for outdoor  

recreation and relaxation. The standards are also intended to ensure that usable open space is an  

integral part of the overall development design.   

 

As shown on the site plan, there is usable open space area located within the development. (See Open 

Space Plan Exhibit 68).   

  

702.020(a)(1)(F):  

To encourage proximity to and use of public parks, the total amount of required open space may be  

reduced by 50 percent for developments that are located within one-quarter mile of a public urban,  

community, or neighborhood park as measured along a route utilizing public or private streets that  

are existing or will be constructed with the development.  

  

Applicant findings: Due to the location of the development, there are no qualified parks located within ½ 

a mile of the subject property. However, the proposed development will have adequate open space 

areas on-site. 

  

  702.020(b)(1) and 702.020(b)(2) Landscaping Standards:   

(1) To encourage the preservation of trees and maintain or increase tree canopy, a minimum  

of one tree shall be planted or preserved for every 2,000 square feet of gross site area.  

 

(2) Where a development site abuts property that is zoned Residential Agricultural (RA) or  

Single Family Residential (RS), a combination of landscaping and screening shall be provided 

to buffer between the multiple family development and the abutting RA or RS zoned property.  

 

The landscaping and screening shall include the following:  

(A) A minimum of one tree, not less than 1.5 inches in caliper, for every 30 linear feet  

of abutting property width; and  

(B) A minimum six-foot tall, decorative, sight-obscuring fence or wall. The fence or  
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wall shall be constructed of materials commonly used in the construction of fences  

and walls, such as wood, stone, rock, brick, or other durable materials. Chain-link  

fencing with slats shall be not allowed to satisfy this standard.  

 

Applicants Response: Landscape meeting the standards for 702.020(b)(2) is included the landscape 

design (see Exhibit 63). Additionally, landscaping is being provided adjacent all property lines and within 

the interior of the development.  Landscaping has been provided throughout the site as identified on 

the landscape plans. A minimum of 1 tree will be planted for every 2,000 square feet of the site.  Trees 

and vegetation have been provided throughout the development as shown on the landscape plans.  

There is 356,367 square feet of landscaped area throughout the site. Fencing will be added in areas as 

need to provide adequate screening and buffers. Therefore, 38.9% of the site is landscaped. Landscape 

plans have been provided and demonstrate how the landscape standards have been met. See attached 

landscape plans (Exhibit 63).  

A permanent underground irrigation system will be provided when development plans are final.   

Trees:  

There are 353 trees located on the subject property. There are 283 trees are designated for removal and 

there are 70 trees designated to remain.  

The applicant is submitting a tree variance as a part of this land use process.  

  

 

702.020(b)(3), (4), (5):    

 

(3) To define and accentuate primary entryways, a minimum of two plant units, shall be provided  

adjacent to the primary entryway of each dwelling unit, or combination of dwelling units.  

 

(4) To soften the visual impact of buildings and create residential character, new trees shall be  

planted, or existing trees shall be preserved, at a minimum density of ten plant units per 60 linear feet  

of exterior building wall. Such trees shall be located not more than 25 feet from the edge of the  

building footprint. 

 

(5) Shrubs shall be distributed around the perimeter of buildings at a minimum density of one plant  

unit per 15 linear feet of exterior building wall.  
 

Applicants Findings: Landscaping has been provided around the proposed buildings as shown on the  

plans meeting the landscape design requirements. (See Exhibit 63)  

 

702.020(b)(6):   

 

(6) To ensure the privacy of dwelling units, ground level private open space shall be physically and  

visually separated from common open space with perimeter landscaping or perimeter fencing.  
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Applicants Findings: All private ground level open space areas are located contiguous to the dwelling  

unit and will be screened with 5-foot-high landscaping.  This will help to ensure privacy for the patio  

areas designated as private open space for residents. (See Exhibit 63)  
 

702.020(b)(7) and (8):    

 

(7) To provide protection from winter wind and summer sun and to ensure trees are distributed  

throughout a site and along parking areas, a minimum of one canopy tree shall be planted along every  

50 feet of the perimeter of parking areas. Trunks of the trees shall be located within ten feet of the  

edge of the parking area.  

 

(A) A minimum of one canopy tree shall be planted within each planter bay.  

 

(B) A landscaped planter bay a minimum of nine feet in width shall be provided at a minimum  

spacing of one for every 12 spaces.   

 

Applicant Findings: All parking areas are within the requirements of the code and are separated by 

planter bays that are a minimum of 9 feet in width.  All parking areas are landscaped as required and 

separated by landscaped bays that meet the minimum width as shown on the site plan.  The parking 

areas and landscaped areas provide for visually appealing apartment grounds.  There is 18,208.63 

square feet of landscaping within the parking areas. This does not include the landscaped areas 

surrounding the parking areas.   

 

(8) Multiple family developments with 13 or more units are exempt from the landscaping  

requirements in SRC chapter 806.  

 

Applicants Findings: The proposal is for 417-Aparmtnet units and 10 town home units; therefore, the 

development is exempt from the requirements of SRC 806.035(d)(2).   

702.020(c)(1) and (2) Site Safety and Security Standards:    

(c) Site safety and security. 

  

(1) Windows shall be provided in all habitable rooms, other than bathrooms, on each wall that  

faces common open space, parking areas, and pedestrian paths to encourage visual  

surveillance of such areas and minimize the appearance of building bulk.  

 

(2) Lighting shall be provided that illuminates all exterior dwelling unit entrances, parking  

areas, and pedestrian paths within the development to enhance visibility and resident safety.  

  

Applicants Findings: All buildings have windows provided in habitable rooms and windows that face the  

parking lots and open space areas.  This helps provide an eye on the development.  Lighting on the  

buildings and along the sidewalks will be provided as well.     

  



Titan Hill Design Review - Exhibit 54 

 

14 
 

702.020(c)(3) and (4):   

 

(3) Fences, walls, and plant materials shall not be installed between street-facing dwelling  

units and public or private streets in locations that obstruct the visibility of dwelling unit  

entrances from the street. For purposes of this standard, the term "obstructed visibility"  

means the entry is not in view from the street along one-half or more of the dwelling unit's  

frontage.  

 

(4) Landscaping and fencing adjacent to common open space, parking areas, and dwelling unit  

entryways shall be limited to a maximum height of three feet to encourage visual surveillance  

of such areas.  

 

Applicants Findings:  Safety of the residents is very important, and all requirements are met to assure 

safety and compliance with code.  There are no fences or plant materials located in areas within the 

development that obstructs visibility. All landscaping adjacent to open space areas will not exceed 3 feet 

in height.   

 

702.020(d)(1), (2), and (4)   

(d) Parking and site design.  

(1) To minimize large expanses of continuous pavement, parking areas greater than 6,700  

square feet in area shall be physically and visually separated with landscaped planter bays  

that are a minimum of nine feet in width. Individual parking areas may be connected by an  

aisle or driveway (see Figure 702-3).  

 

(2) To minimize the visual impact of on-site parking and to enhance the pedestrian experience,  

off-street surface parking areas and vehicle maneuvering areas shall be located behind or  

beside buildings and structures. Off-street surface parking areas and vehicle maneuvering  

areas shall not be located between a building or structure and a street. 

 

(4) To ensure safe pedestrian access to and throughout a development site, pedestrian  

pathways shall be provided that connect to and between buildings, common open space, and  

parking areas, and that connect the development to the public sidewalks.  

 

 

Applicants Findings: Parking and Site Design Standards: The subject property has street frontage on “A” 

St / Colorado Drive.  Internal driveways are proposed within the development.    

 

As shown on the site plan (Exhibit 60) some of the parking areas are greater than 6,700 square feet in  

area. In order to minimize large expanses of continuous pavement, 9-foot wide planter islands have  

been provided a maximum of every 12 parking spaces.  Therefore, meeting the code.   

 

All parking areas are within the requirements of the code and are separated by planter bays that are a  

minimum of 9 feet in width.  The layout of the parking areas has been taken into consideration and  

provides for safe and efficient circulation throughout the development.  In order to take into  
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consideration circulation, pedestrian access, landscaping, and the requirements of the code, the parking  

areas have been carefully designed.  All parking areas are landscaped as required and separated by  

landscaped bays that meet the minimum width as shown on the site plan.  The parking areas and  

landscaped areas provide for visually appealing apartment grounds.  There is 18,208.63 square feet of  

landscaping within the parking areas.   

 

Parking Area Landscaping-18,208.63 square feet (1.6%)    

This does not include the landscaped areas surrounding the parking areas.   

The development does provide setbacks between the buildings and pathways.  All the pathways connect 

the buildings, open space, parking areas, and surrounding uses.      

Therefore, meeting this standard.   

 

 

 

702.020(e)(1) through (8) Façade and Building Design:  These guidelines are intended to promote  

building and site design that contributes positively to a sense of neighborhood and to the overall  

streetscape by carefully relating building mass, entries, and yards to public streets.   

 

(e)  Façade and building design.  

(1)  To preclude long monotonous exterior walls, buildings shall have no dimension greater  

than 150 feet.  

 

Each buildings is designed with offsets that break up the front of the buildings and the roof lines.  

Balconies (decks) and dormers are incorporated into the design adding some visual element to the 

buildings.  Therefore, breaking up the long building length. The height and length of the buildings and 

structures conform to the measuring requirements in code, with the exception of building 11 all 

buildings meet the 150’ length requirement.  

 

Proposed Building 11 exceeds the 150-foot building length maximum allowed. Building 11 is 161.9 feet  

in length. Therefore, the applicant has requested an adjustment to this standard. Please refer to the 

land use application for Class 2 adjustment Building Length that is part of this submission.  

 

(2)  Where a development site abuts property zoned Residential Agricultural (RA) or Single Family  

Residential (RS), buildings shall be setback from the abutting RA or RS zoned property as set forth in  

Table 702-5 to provide appropriate transitions between new buildings and structures on site and  

existing buildings and structures on abutting sites.  

 

(3)  To enhance compatibility between new buildings on site and abutting residential sites, balconies  

located on building facades that face RA or RS zoned properties, unless separated by a street, shall  

have fully sight-obscuring railings.  
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Applicants response 702.020(e)(2) and (3) : The buildings in areas abutting RA or RS zone will provided 

sight-obscuring railings, landscape buffers and larger setbacks .  (See Exhibits 60  63 & 64a)   

 

(4)  On sites with 75 feet or more of buildable width, a minimum of 40 percent of the buildable width  

shall be occupied by building placed at the setback line to enhance visual interest and activity along  

the street. Accessory structures shall not apply towards meeting the required percentage.  

 

Applicants Findings. The buildings withing this development conform to these design standards with  

the exception of Buildings 23 and 25, along Landaggard Drive NW. Due to the location of parking and the 

proposed driveways, additional buildings could not be provided along the setback line of Landaggard Dr 

NW to meet the 40% minimum standard.     

 

An adjustment to this standard has for buildings numbered 23 and 25 will be requested as a part of this  

application submission. Landaggard Drive NE (East Side)   

 

The applicant’s proposal also includes additional landscaped within the existing development, which is  

equally or better because landscaping helps to enhance the pedestrian appeal of a site.  See attached  

landscape plans (Exhibit 63).  

 

(6)  A porch or architecturally defined entry area shall be provided for each ground level dwelling unit.  

Shared porches or entry areas shall be provided to not more than four dwelling units. Individual and  

common entryways shall be articulated with a differentiated roof, awning, stoop, forecourt, arcade,  

or portico.  

 

Applicants response: Each residence entrance is design to provide convenience, privacy and security,  

with covered porch access to all units. (See Building Elevation Exhibit. 64a)  

 

All buildings have entrances physically and visually connected to the internal public sidewalk system and  

the parking lots. All external stairways are recessed into the buildings. Therefore, physically, and  

visually incorporating them into the building’s architecture design.  The primary entrances for each  

individual unit are provided through a covered entry way.  All building entries are clearly defined and   

easily accessible. The design of the building with the use of roofline offsets and covered entry ways,  

promote a positive sense of neighborhood.   

 

(7)  Roof-mounted mechanical equipment, other than vents or ventilators, shall be screened from  

ground level view. Screening shall be as high as the top of the mechanical equipment, and shall be  

integrated with exterior building design.  

 

Applicants Findings: All roof-mounted equipment will be screened and integrated into the building  

design.  Further review of this requirement will take place at the time of building permits.  

Therefore, this guideline has been met.   
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(8)  To reinforce the residential character of the neighborhood, flat roofs, and the roof ridges of  

sloping roofs, shall not exceed a horizontal length of 100 feet without providing differences in  

elevation of at least four feet in height. In lieu of providing differences in elevation, a cross gable or  

dormer that is a minimum of four feet in length may be provided. (See Figure 702-4)  

 

Applicants Findings: The building design does not have long flat walls or roof lines.  The buildings will  

have offsets that break up the front of the buildings and the roof lines.  Balconies (decks) and dormers  

are incorporated into the design adding some visual element to the buildings.  Therefore, breaking up  

the long building length.   

 

702.020(e)(9) and (10)   

(9) To minimize the appearance of building bulk, each floor of each building's vertical face that is 80  

feet in length or longer shall incorporate one or more of the design elements below (see examples in  

Figure 702-5). Design elements shall vary from other wall surfaces by a minimum of four feet and such  

changes in plane shall have a minimum width of six feet.  

 

(A) Offsets (recesses and extensions).  

(B) Covered deck.  

(C) Covered balcony.   

(D) Cantilevered balcony provided at least half of its depth is recessed.  

(E) Covered entrance.  

 

(10) To visually break up the building's vertical mass, the first floor of each building, except for single-

story buildings, shall be distinguished from its upper floors by at least one of the following (see  

examples in Figure 702-6):  

 

(A) Change in materials.  

(B) Change in color.  

(C) Molding or other horizontally distinguishing transition piece.  

Applicant Findings (See Building Elevations Exh.64a,b,c): Varied materials, textures, and colors are being 

used on the buildings.  The applicant has provided building elevations to show how this is being 

complied with.  The materials used on the front, rear, and sides of the apartments are the same; shake 

siding, trim board, and lap siding. (See building elevations Exhibit 64)  

 

The proposed buildings proved the required offsets and design elements as shown on the building  

elevations.     

 

The proposed buildings provide offsets, Covered Decks and Recessed Balconies and Covered Entrance:   
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Conclusion: The applicant is requesting to meet all Design Review Standards, except Compatibility under  

SRC 702.020(e)(Building Length) under SRC 702.020(e)(Façade and Building Design Standards). SRC 

702.020(e) (Frontage Adjustment) SRC 803.030 Street Spacing-Block Length). Therefore, the applicant 

has requested an adjustment to these standards.     

   

   

Conclusion:  

  

The applicant requests approval of a Sec. 225.005, Design review, Type III Review. Providing justification  

in the form of plans, detailed reports, supporting documents and findings and necessary adjustments  

and permits, in support of the proposed application as addressed in this narrative and the supporting  

plans and documents, this proposal does meet all applicable code provisions. As such, the applicant  

respectfully requests that the Type III Design review be approved as submitted.  
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PARKING & DRIVEWAY  296,056.69 S.F. (26%)
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Preliminary Plant Schedule
STREET TREES QTY BOTANICAL / COMMON NAME SIZE

161 Salem Approved Street Trees for Planters 6' Wide and ROW Stormwater Planters 1 1/2" Cal., B&B

TREES QTY BOTANICAL / COMMON NAME SIZE

50 Acer rubrum 'October Glory' / October Glory Red Maple 1 1/2" Cal., B&B

20 Calocedrus decurrens / Incense Cedar 6' Ht., Min., B&B

17 Carpinus betulus 'JFS-KW1CB' TM / Emerald Avenue European Hornbeam 1 1/2" Cal., B&B

21 Chamaecyparis nootkatensis `Glauca Pendula` / Weeping Nootka False Cypress 6' Ht., Min., B&B

56 Chamaecyparis obtusa `Gracilis` / Slender Hinoki Cypress 6' Ht., Min., B&B

9 Cornus florida / Flowering Dogwood 1 1/2" Cal., B&B

6 Fagus sylvatica 'Dawyck Purple' / Dawyck Purple European Beech 1 1/2" Cal., B&B

2 Ginkgo biloba / Maidenhair Tree 1 1/2" Cal., B&B

54 Juniperus scopulorum `Skyrocket` / Skyrocket Juniper 6' Ht., Min., B&B

24 Liriodendron tulipifera / Tulip Poplar 1 1/2" Cal., B&B

60 Nyssa sylvatica 'Wildfire' / Wildfire Tupelo 1 1/2" Cal., B&B

37 Parrotia persica 'Vanessa' / Vanessa Persian Parrotia 1 1/2" Cal., B&B

55 Styrax japonicus 'Pink Chimes' / Japanese Pink Snowbell Dwarf 1 1/2" Cal., B&B

22 Tilia tomentosa 'Sterling' / Sterling Silver Linden 1 1/2" Cal., B&B

23 Ulmus parvifolia / Lacebark Elm 1 1/2" Cal., B&B

31 Zelkova serrata 'Green Vase' / Green Vase Sawleaf Zelkova 1 1/2" Cal., B&B

SHRUB AREAS QTY BOTANICAL / COMMON NAME SIZE

SHRUB AREAS QTY BOTANICAL / COMMON NAME SIZE

51,000 sf

Abelia x grandiflora `Kaleidoscope` / Kaleidoscope Abelia
Berberis thunbergii `Crimson Pygmy` / Crimson Pygmy Barberry
Hydrangea paniculata 'PeeGee Improved' / PeeGee Improved Panicle
Ilex crenata 'Soft Touch' / Soft Touch Japanese Holly
Nandina domestica `Firepower` / Firepower Heavenly Bamboo
Physocarpus opulifolius `Donna May` / Donna May Ninebark
Rhaphiolepis indica 'Ballerina' / Ballerina Indian Hawthorn
Rosa x 'KO Double' / Pink Double Knockout Rose
Sarcococca confusa / Fragrant Sarcococca
Spiraea x bumalda `Magic Carpet` / Magic Carpet Spirea

2 Gal. to 5 Gal.

SHRUBS QTY BOTANICAL / COMMON NAME SIZE

156 Abelia x grandiflora 'Sherwoodii' / Sherwood Glossy Abelia 2 Gal.

68 Euonymus japonicus / Japanese Euonymus 3 Gal.

79 Ligustrum japonicum 'Texanum' / Texas Japanese Privet 5 Gal.

68 Myrica californica / Pacific Wax Myrtle 5 Gal.

34 Nandina domestica `Firepower` / Firepower Heavenly Bamboo 2 Gal.

82 Prunus laurocerasus 'Otto Luyken' / Otto Luyken English Laurel 3 Gal.

131 Rhaphiolepis indica 'Ballerina' / Ballerina Indian Hawthorn 2 Gal.

30 Rhaphiolepis umbellata 'Snow White' / Yedda Hawthorn 3 Gal.

33 Spiraea x bumalda `Magic Carpet` / Magic Carpet Spirea 2 Gal.

9 Viburnum tinus `Spring Bouquet` / Spring Bouquet Laurestinus 5 Gal.

GROUND COVERS QTY BOTANICAL / COMMON NAME SIZE SPACING

2,527 Ground Covers, Grasses, and Perennials 1 Gal. 30" o.c.

276,469 sf ProTime PT301 Water Smarter Fescue or Equal Seed

ROW STORMWATER
PLANTERS QTY BOTANICAL / COMMON NAME SIZE SPACING

3,445 sf

Carex densa / Dense Sedge
Juncus ensifolius / Dagger-leaf Rush
Juncus tenuis / Slender Rush
Scirpus microcarpus / Small Fruited Bulrush

1 Gal. 12" O.C.
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AND VISION CLEARANCE.

4. STORMWATER FACILITIES TO BE PLANTED PER CITY OF
SALEM PUBLIC WORKS STORMWATER DESIGN
MANUAL.

5. PRELIMINARY PLANT SCHEDULE SEE THIS SHEET.
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INTRODUCTION

The Doaks Ferry Subdivision development is a proposed 722-unit apartment complex located near the 

northwest corner of Orchard Heights NW and Doaks Ferry Road. The parcel of land to be developed is a 

26.3-acre portion of Tax Lot 400 of Polk County Assessor's Map 7.3.17B.  

Figure 1: Project vicinity map.  Project boundary shown in ORANGE. 

Green Stormwater Infrastructure (GSI) to the Maximum Extent Feasible (MEF) is being used for the new 

developed area per City of Salem Administrative Rules, Chapter 109, Division 004, Stormwater System, 

Appendix 4E (Standards). Stormwater flow control and water quality facilities will be constructed to 

meet the City of Salem standards.  The report outlines the methods that have been used for the 

preliminary design.  Detailed design information will be forthcoming.  The design will conform with the 

City of Salem requirements for both detention and water quality. 
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EXISTING CONDITIONS

The 26.3-acre site is irregular in the shape. Surface conditions consists of grass, brush and minimal trees. 

There are no identified wetlands or sensitive areas located on the property. A topographical high point is 

located on the westerly side of the site. Drainage from this high point flows easterly towards Doaks 

Ferry Road. The maximum relief is approximately 88-feet with a high point elevation of 370. The 

abutting properties are zoned residential agriculture and neighborhood center mixed use with public 

improvements that include storm water conveyance systems. Appendix A contains multiple maps of the 

site.   

Soils 

The Natural Resources Conservation Service (NRCS) Soil Resource Report for Polk County was used to 

determine a Hydrological Soil Group classification for runoff calculations. The report identifies the site 

soils to be Dupee, Jory, Nekia, and Ritner soils. All the soils are in the hydrologic soil group C. The report 

is in Appendix B.  

Infiltration 

Infiltration testing will be performed at the proposed storm facilities to determine percolation rates of 

the soils. Test results will likely yield rates below 0.50 inches per hour.  These tests will be done prior to 

the final design.  Facilities have been sized based on little to no infiltration into native soil. 

WATER QUALITY METHODOLOGY

Because of the potential poor percolation rates of the soils and natural steep slopes that dominate the 

site,  preliminary green stormwater facilities are designed as volume control facilities with filtration 

capabilities.  This will be accomplished through the use of street-side planter boxes and large planter 

filtration systems located in tracts adjacent to the apartment project. 

WATER QUALITY ANALYSIS

Water quality flow rates will be calculated with HydroCAD 10.10-6a. The SCS TR-20 Unit Hydrograph 

method will be used to generate the hydrographs. A Type 1A storm and a 24-hour rainfall depth of 1.38 

inches per hour will be used to determine the water quality flow rate.   
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WATER QUALITY DESIGN

The proposed rain garden filtration planters will provide water quality treatment by allowing for the 

removal of pollutants through sedimentation, adsorption onto surrounding vegetation, filtration and 

biological uptake.  The planters will be designed per the City of Salem design standards.  

STORMWATER QUANTITY ANALYSIS

Stormwater quantity (Flow Control) is proposed to be handled by on-site detention within the filtration 

planters. Runoff from the developed basins will be routed to the facility that ultimately controls runoff 

to pre-developed flow rates. Per Subsection 4.2(p)(3)(A) of the standards and Ordinance No. 8-20, one-

half of the post development peak runoff rate of the two-year storm must be equal to or less than one-

half of the peak runoff rate of the pre-developed two-year, 24-hour storm. This also applies to the 10, 25 

and 100-year, 24-hour storm events. The pre-developed flow rates were calculated using HydroCAD 

10.10-6a. Table 1 below lists the 24-hour rainfall depths used for the analysis of each storm event.  

Please note that the 2-year event was halved and then analyzed.  

Table 1

Storm Event 
24-hour 

Rainfall Depth 
(in) 

2 2.2

10 3.2

25 3.6

100 4.4

For the pre-developed conditions, a time of concentration of 27.7 minutes was calculated for the site. 

The time of concentration data is in Appendix C. The calculations are incorporated in the HydroCAD 

output located in Appendix D. The entire area was classified as "City of Salem Pre-Development, HSG C" 

with a Curve Number (CN) of 72. A pre-developed basin map is in Appendix A.  

The SCS TR-20 Unit Hydrograph method was used to generate the hydrographs. A Type 1A rainfall 

distribution was used with the above rainfall depths. Table 2 below identifies the allowable pre-

developed release rate for each storm event. 

Table 2 
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Storm Event 
Site Allowable 
Release Rate 

(cfs) 

Dalke release 
rates (cfs) 

Total 
Allowable 

release rate 
(cfs) 

1/2 of 2-year 0.07 0.01 0.08

10-year 2.67 0.29 2.96

25-year 3.87 0.40 4.27

100-year 6.54 0.63 7.17

The post-developed flow rates were calculated using HydroCAD 10.10. A time of concentration of 5 

minutes was assumed for the site that drains into a single detention basin. The calculations are 

incorporated in the HydroCAD output located in Appendix D.  

Impervious and landscaped areas were calculated from the site plan.  Impervious area was assigned a 

curve number of 98.  The landscaped areas correspond to a curve number of 74 based on “>75% Grass 

cover, HSG C”.   

Detention is provided through two detention facilities located near Doaks Ferry Road, in addition to 

some street side facilities located along Landagaard and the short stub street to the east.  These 

facilities will ensure that the allowable predeveloped outflow is achieved for the project as a whole. 

DETENTION SYSTEM 

Runoff will be detained by multiple combination facilities.  

Runoff will be directed to the detention systems using conveyance pipes and catch basins.  

Flow control is achieved with multiple orifices in a standard City of Salem control structure. The sizing of 

the orifice uses the standard orifice equation provided in the City of Salem Stormwater Management 

Manual.   

The combination of these facilities will be able to detain the developed runoff up to the 100 year and 

release the runoff at pre-developed rates, per Subsection 4.2(p)(3)(A) of the standards.  

STORMWATER QUALITY ANALYSIS

Water quality flow rates were calculated using HydroCAD 10.10-6a. The SCS TR-20 Unit Hydrograph 

method was used to generate the hydrographs. A Type 1A rainfall distribution was used with a 1.38 

rainfall depth.  
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As mentioned in discussing detention, there are multiple facilities provided water quality for this project. 

All facilities will be combination facilities providing both detention and water quality treatment. All 

facilities will likely have capacity to treat future upstream runoff. 

All filtration facilities will be constructed per City of Salem standards. 

CONVEYANCE

All storm water conveyance systems will be designed to convey flows for the required design storm 

events. In addition, significant off-site acreage historically flows through the proposed development. The 

conveyance system will be designed to carry these flows per City design standards. 

CONCLUSION

Based on the presented information, the proposed design will meet the water quality and quantity 

standards.  If there are any questions regarding this analysis or the design, please contact Matthew 

Hendrick at Multi/Tech Engineering by phone at (503) 363-9227 or via e-mail at 

mhendrick@mtengineering.net. 



REDMOND GEO ECHNICAL SERVICES 

Mr. Daniel Dobson 
Director of Business Development 
Bonaventure 
3425 Boone Road SE 
Salem, Oregon 97317 

Dear Mr. Dobson: 

July 20, 2018 

Re: Proposal, Geotechnical Investigation and Phase I Environmental Site Assessment Services, 
Proposed Residential Subdivision Development Site, Tax Lot No. 400, Orchard Heights 
Road NW and Doaks ferry Road NW, Salem (Polk County), Oregon 

Introduction 

At the request of Mr. Daniel Dobson of Bonaventure, Redmond Geotechnical Services, LLC is 
pleased to submit to you for your consideration our proposal to perform Geotechnical 
Investigation (Engineering) and Environmental Site Assessment (Phase I ESA) services at the 
above subject proposed new single-family residential subdivision development site. The 
proposed new residential development property reportedly consists of one (1) existing tax lot 
(TL 400} totaling approximately 36.74 acres and is located to the north of Orchard Heights Road 
NW and east of the intersection with Doaks Ferry Road NW in Salem (Polk County), Oregon. 

Proiect Description 

Although the project is still in the preliminary planning stages, we understand that present plans 
for the project will consist of the development of a new residential subdivision. Reportedly, the 
residential subdivision Concept Plan prepared by AKS Engineering & Forestry, LLC indicates that 
full development of the subject property could result in the construction of approximately one 
hundred and forty-three (143} new single-family residential home sites (lots). However, under 
the Neighborhood Commercial Mixed Use (NCMU) plan, we understand that the master plan for 
the subject property also allows for partial development across the southerly approximate 15 
acre portion of the site with a wide range of commercial uses including some compact 
residential development (row houses and duplexes) as well as some retail and/or office use. 
Additionally, we understand that the southerly portion of the site could be developed with some 
assisted living and/or educational/medical services. 

PO Box 20547 • PORTLAND , OREGON 97294 • FAX 503/286-7176 • PHONE 503/285-0598 
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We envision that the new single-family residential homes will likely be two- and/or three-story 
wood-frame structures with raised wooden post and beam floors. However, development of 
the NCMU portion of the site could include single- and/or three-story wood-frame structures 
with concrete slab-on-grade floors. Support of the si,ngle-family residential and/or commercial 
structures is anticipated to consist of conventional shallow continuous (strip) and individual 
(spread) column-type footings. However, due to the sloping site grades and/or existing 
topography of the site, we envision that some of the new residential and/or commercial 
structures may also include partial and/or below grade levels. As such, the use of some below 
grade retaining walls is anticipated for the project. Structural loading information, although 
currently unavailable, is expected to be fairly typical for these types of single- and/or three-story 
wood-frame residential and/or commercial structures and should generally result in maximum 
dead plus live continuous (strip) and individual (spread) column-type footings loads on the order 
of about 2.0 to 3.5 kips per lineal foot (kif) and 10 to 50 kips, respectively. 

Additionally, we understand that the project will also include new paved surfaces for new public 
street improvements as well as private vehicle access drive and parking areas. Further, we 
understand that development of the site will also include the collection of storm water from 
hard and/or impervious areas (i.e., roofs and pavements) for on-site treatment and possible 
disposal. 

Earthwork and grading operations associated with bringing the property to finish design grades 
are unknown at this time. However, based on the existing site grades and/or topographic 
features, we generally anticipate the site grading for the project to result in both cuts and/or fills 
in the range of about five (5) to ten (10) feet. 

The subject site is presently unimproved and void of existing buildings and/or structures. 
Topographically, the site is generally characterized as gently to moderately sloping terrain (i.e., 
10 to 25 percent) descending downward towards the east/northeast with overall topographic 
relief estimated at about one hundred and thirty (130) feet. Additionally, we understand that 
the subject property contains an existing seasonal drainage basin and pond within the 
southeasterly portion of the site. Vegetation across the site generally consists of farm and/or 
agricultural use including hay production across the southerly portion of the site and orchard 
use across the northerly portion of the site. However, the easterly and portions of the northerly 
and westerly site boundaries include a relatively dense growth of ground cover and trees. 

Qualifications 

We believe that Redmond Geotechnical Services, LLC is well qualified to provide the requested 
Geotechnical Engineering and Environmental Consulting services for this project based on our 
extensive past experience with numerous other residential and/or commercial development 
projects throughout Oregon, Washington and California. 

REDMOND GEOTECHNICAL SERVICES 
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Our 39-years of consulting experience in the Geotechnical and Environmental services field on 
all aspects required for each project have resulted in the development of established and 
proven relationships for our clients. 

Our project management approach is structured to achieve specific goals and to provide high 
quality consulting services in a timely and cost-effective manner. The company takes particular 
pride in the realistic and practical approach we bring to all of our geotechnical and 
environmental studies. 

All geotechnical engineering and environmental services provided for this project, including 
project manager, designated investigation team, and quality control supervisor, will be 
performed by Daniel M. Redmond, P.E., G.E. 

Mr. Redmond has over 39 years of geotechnical investigation and construction monitoring 
experience (see attached personal resume) in the Pacific Northwest and is extremely 
knowledgeable in the processes of the City of Salem and/or Polk County and throughout the 
State of Oregon. 

Scope of Work 

The subject property is consists of gently to moderately sloping terrain and is believed to be 
located with a potential Geologic Hazard area. Based on the above, we propose to perform the 
Geotechnical Investigation Study by means of a detailed site reconnaissance and geologic 
mapping of the property, review of available geologic maps and/or reports for the area as well 
as a review of available aerial photographs of the site. Additionally, the excavation of test pits 
will also be performed at various locations across the proposed improvement area(s) . The 
results of our work will be presented in a formal written report summarizing our findings with 
regard to any known hazards or impacts as well as possible mitigation of the known hazards or 
impacts, if present. Specifically, we propose the following scope of work items: 

1. Site reconnaissance and field exploration consisting of approximately fifteen {15) to 
twenty {20) exploratory test pits which will be excavated across the site in such a way as 
to develop the best overall characterization of the subsurface soil and groundwater 
conditions. The test pit explorations will generally be excavated to depths ranging from 
about eight (8) to ten (10) feet beneath existing site grades with track-mounted 
excavating equipment. Additionally, field infiltration will also be performed within four 
(4) or more of the test pits at the time of excavating in accordance with current EPA 
and/or the City of Salem Public Works Encased Falling Head test method(s). Further, 
representative samples of the subsurface soils encountered within the exploratory test 
pits will be collected at selected depths and/or intervals and returned to our laboratory 
for further examination and testing. 

REDMOND GEOTECHNICAL SERVICES 
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2. A laboratory testing program on representative soil samples obtained from the test pit 
explorations for use in classification of the subgrade soils and an evaluation of their 
engineering strength properties. We envision that the laboratory testing program will 
include tests to help evaluate the nature (field) moisture content and dry density 
characteristics, maximum dry density determinations, gradation analysis and/or 
Atterberg Limits determinations, unconfined compressive tests and/or consolidation 
tests as well as direct shear strength tests and "R"-value tests. 

3. Engineering analyses and preparation of our final written report presenting the results 
of our investigation along with pertinent design and construction recommendations. 
Our report will address recommendations for site preparation and grading including any 
over-excavation of any unsuitable subgrade soils that may be revealed by the test pit 
explorations, placement and compaction of any required structural fill materials, and 
preparation of pavement, footing, and floor slab areas. Criteria for any import fill 
materials and an evaluation of the suitability of the existing on-site subgrade soils for 
use as structural fill will also be provided. Additionally, seismic design parameters will 
also be provided for the proposed new residential and/or commercial structures. 

4. Recommendations regarding foundation design and support for the proposed new 
residential and/or commercial structures. Our recommendations will include allowable 
contact bearing pressures for proportioning footings, minimum footing width and 
embedment depths, estimated foundation settlements as well as lateral earth pressures 
for any below grade and/or retaining wall structures. Additionally, we will provide 
specific pavement design recommendations for private access drive and parking areas 
as well as new public street improvement areas associated with the proposed new 
residential and/or commercial development site . 

Environmental 

We will perform a Phase I Environmental Site Assessment (Phase I ESA) for the subject property 
to identify, to the extent feasible, the possible presence of hazardous materials (recognized 
environmental conditions), either on-site or off-site, which could affect the subject property. 
The Phase I ESA will be performed in accordance with the ASTM Standard Practice for Phase I 
Environmental Site Assessments Process E-1527-13. The results of the Phase I ESA will be 
presented in a formal written report (2) hard copies and 1 electronic copy) which will include 
our findings with regard to possible site impacts and/or whether any further (Phase II ESA) 
assessment is recommended. 

REDMOND GEOTECHNICAL SERVICES 
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Presently, we can begin the scope of work outlined above within about five (5) working days 
following your authorization to proceed, depending on the availability of the excavating 
subcontractor and following any required utility location work. We expect that the test pit 
exploration and field infiltration testing portion of our work will take no longer than about one 
full day to complete. Within about five (5) to seven (7) days following the field work, we will be 
in a position to provide you with our verbal recommendations. Our final written report would 
document all verbal recommendations and would be available no later than about three (3) 
weeks following the field work. 

Fees for our services have been prepared based on time and materials in accordance with our 
Fee Schedule. However, for the scope of work outlined above, we have estimated the following 
fees for the project: 

Geotechnical Investigation 

Geologic Hazards Assessment 
Phase I Environmental Site Assessment 

$6,800.00 
$2,400.00 
$2,400.00 

The above estimated fees can be assumed as a Not-To-Exceed (NTE) estimate for the scope of 
work outlined above. Additionally, the above estimate includes the cost of the excavating 
subcontractor to assist with the exploratory test pit work. 

In addition to the above, Redmond Geotechnical Services, LLC (RGS, LLC) provides a full range of 
construction inspection and materials testing related services which will be necessary and/or 
required during the construction phase for this project. Specifically, RGS, LLC is able to perform 
construction inspection and materials testing services during all aspects of the site grading and 
earthwork operations as well as preparation of the pavement grade and foundation bearing 
surfaces. Additionally, RGS, LLC can provide compaction testing of all structural fill materials 
placed for support of the planned new residential and/or commercial structures as well as any 
of the associated new on-site and/or off-site improvements. 

REDMOND GEOTECHNICAL SERVICES 
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We appreciate this opportunity to provide you with our proposal and estimated fees for this 
project and look forward to your favorable consideration of Redmond Geotechnical Services, LLC 
as your Geotechnical consultant. If you have any questions regarding this proposal or estimated 
fees, please do not hesitate to call. 

Sincerely, 

Daniel M. Redmond, .E., G.E. 
President/Principal Engineer 

CONFIRMATION OF AUTHORIZATION 

The scope of services and contractual conditions as described in this proposal are acceptable 
and Redmond Geotechnical Services, LLC is authorized to proceed. This proposal shall remain in 
effect for 90 days following th~ date of issuance. 

Date 

Client Name 

Authorization Signature 

Title 

P.O. (If you wish to use one) 

Our terms are net 30 days after invoicing 

REDMOND GEOTECHNICAL SERVICES 
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