CiTY OF ST. HELENS PLANNING DEPARTMENT

STAFF REPORT
Subdivision Preliminary Plat SUB.1.21
Unnamed Subdivision

DATE: July 28, 2021
To: Planning Commission
From: Jacob A. Graichen, aicp, City Planner

APPLICANT: St. HelensII, LLC
OWNER: same as applicant

ZONING: Highway Commercial, HC and General Commercial, GC

LocaTioN: 4N1W-4BA-3600; property at the intersection of Columbia River Highway and
Howard Street

ProrosaL: 4 Lot Commercial Subdivision

SITE INFORMATION / BACKGROUND

The subject property is vacant with no known previous development. The city’s local wetlands
inventory identifies wetland D-3 on the site. However, an effort starting before the rules where
adopted (Dec. 2003) to fill it before D-3 was locally protected (DSL Permit No. 25836-FP). This
wetland no longer exists.

There is also some underground private storm water infrastructure thought to be installed in the
early 2000’s around the same time wetland D-3 was filled.

The site abuts public rights of way on the south (Howard Street) and east (Columbia River
Highway sides and one property known as Columbia Commons (500 N. Columbia River Hwy)
on the remaining sides.

Past files: A portion of the site is part of the Georgetown Subdivision which dates back to 1891.
This plat created the Howard Street right-of-way that abuts the southern side of the site and is a
developed road. Some undeveloped rights-of-way within the boundaries of the subject property
were vacated via Ordinance No. 944 in 1944. There are no reserved easements or other
conditions of that vacation ordinance.

A Lot Line Adjustment (file LLA.9.03) was done in 2003 adjusting the shared property line
between the subject property and the one property that abuts it, known as Columbia Commons.
This increased the size of the subject property to its current state. The original property line was
also the line between Highway Commercial, HC and General Commercial, GC zoning. This
LLA resulted in the split zoning of the property.

PuBLIC HEARING & NOTICE

Public hearing before the Planning Commission: August 10, 2021
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Notice of this proposal was sent to surrounding property owners within 300 feet of the subject
property(ies) on July 22, 2021 via first class mail. Notice was sent to agencies by mail or e-mail
on the same date.

Notice was published on July 28, 2021 in The Chronicle newspaper.
APPLICATION COMPLETENESS

This application was originally received and deemed complete on June 22, 2021. The 120-day
rule (ORS 227.178) for final action for this land use decision is October 20, 2021.

AGENCY REFERRALS & COMMENTS

As of the date of this report, n agency comments have been received that would impact this
decision.

APPLICABLE CRITERIA, ANALYSIS & FINDINGS
SHMC 17.136.040(1)

(1) The preliminary plat approval by the planning commission or final approving authority shall lapse
if:
(a) A final plat (first phase in an approved phased development) has not been submitted within a
one-year period; or
(b) The final plat does not conform to the preliminary plat as approved or approved with
conditions.

Discussion: This is a standalone subdivision request. No phases are proposed.

Finding: This Subdivision preliminary plat approval shall be effective for a period of twelve

(12) months from the date of approval per this section. Time extensions are possible per
SHMC 17.136.040.

* K %

SHMC 17.136.060(1) — Approval standards — Preliminary plat.

(1) The planning commission may approve, approve with conditions or deny a preliminary plat based
on the following approval criteria:

(a) The proposed preliminary plat complies with the city's comprehensive plan, the applicable
sections of this code and other applicable ordinances and regulations;

(b) The proposed plat name is not duplicative or otherwise satisfies the provisions of ORS
Chapter 92[.090(1)];

(c) The streets and roads are laid out so as to conform to the plats of subdivisions and maps of
partitions already approved for adjoining property as to width, general direction and in all other respects
unless the city determines it is in the public interest to modify the street or road pattern; and

(d) An explanation has been provided for all common improvements.

SUB.1.21 Staff Report 20f12



(a) This criterion asks if the proposed preliminary plat complies with the city’s
comprehensive plan, the applicable sections of this code and other applicable ordinances and
regulations. The City’s development code (SHMC Title 17) implements the Comprehensive
Plan. The Development Code standards are addressed herein.

There are no known conflicts with the Comprehensive Plan. This includes addendums to
the Comprehensive Plan: Economic Opportunities Analysis (Ord. No. 3101), Waterfront
Prioritization Plan (Ord. No. 3148), the Transportation Systems Plan (Ord. No. 3150 and
3181), the Corridor Master Plan (Ord. No 3181), the Parks & Trails Master Plan (Ord. No.
3191), the Riverfront Connector Plan (Ord. No. 3241), and the Housing Needs Analysis
(Ord. No. 3244).

Note that per SHMC 19.08.030(3)(a):

Ensure that urban facilities and services, particularly water and sewer systems, are properly
designed to eventually serve the designated urban growth area; also, ensure that services are
provided to sufficient vacant property to meet the anticipated needs.

Sanitary sewer warrants further discussion in this regard. See SHMC 17.136.060(6) —
Additional Conditions below.

Applicable provisions of the Development Code are addressed per Chapter as follows:

e 17.32 — Zones and Uses > The subject property is zoned Highway Commercial, HC,
with a small portion on the opposite side of the highway as General Commercial, GC.
In either case, there are no lot size or dimension standards specific to the zoning
district (i.e., found in SHMC 17.32.100 for HC and 17.32.110 for GC).

Note that the HC zone includes minimum yard requirements along the highway,
which will apply to development of the proposed lots.

There is also a restrictive covenant recorded as Instrument No. 2003-18709 that
through December 31, 2050, the subject property cannot be used for office, medical,
dental or clinical purposes. There are limited exceptions for the office use restriction.
These restrictions relate to a past sale of the subject property from the adjacent
property know as Columbia Commons (500 N. Columbia River Highway).

e 17.72 — Landscaping and Screening > Street trees are required per this Chapter
because the site fronts a street for more than 100 feet.

The subject property abuts two public streets: US30 (Columbia River Highway), a
major arterial street per the city’s Transportation Systems Plan (TSP) and Howard
Street, a local street per the TSP.

Arterials normally require a landscape strip with street trees as part of the public

street frontage improvements (curb, gutter, landscape strip, and sidewalk). However,
as US30 has an existing sidewalk, the frontage improvements there do not need to be
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reconstructed. Street trees will need to be behind the sidewalk in this case. Street
trees are located behind the sidewalk on local streets.

In both cases street trees will be behind the sidewalk in the right-of-way or
landscape/public utility easement, per this Chapter. These trees will be planted as
each lot is developed, as a condition of land use and building permits to develop the
lots.

o 17.84- Access, Egress & Circulation = The site abuts two public streets: US30
(Columbia River Highway), on the east side and Howard Street on the south side.

US30: access is controlled by ODOT. No direct highway access is proposed,
however, the city does not control highway access. Allowance of such is up to
ODOT. However, per SHMC 17.84.050(7)(b):

Nonresidential projects proposed on arterials shall include a frontage or service road and
shall take access from the frontage or service road rather than the arterial. Frontage or
service road design shall conform to applicable jurisdictional design standards. This
access requirement may be met through the use of interconnecting parking lots that abut
the arterial provided the necessary easements and agreements are obtained.

The city cannot deny US30 access. But it can require the “frontage or service road”
requirement to be met. Applicant notes that all parcels will execute cross access
agreements. Interconnected access shall be established as part of the subdivision.
Shared access requires maintenance agreements.

The number of street accesses and width of shared access is determined by the
quantity of off-street parking required. Figure 17 of SHMC 17.84.080 provides

guidance:
COMMERCIAL AND INDUSTRIAL USE
Figure 17
Required er;;n:)t:;:,\el;lvuamsber Minimum/Maximum | Minimum
Parking Spaces . y Access Width Pavement
Required

0to 100 1 30'740' 24' curbs

required

over 100 2 30740 24’ curbs

required

over 100 1 40'/50' 40' curbs

required

It is possible the overall development will be 100 parking spaces or less, in which
case at least one access point is required with an easement width at least 30 feet. Two
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access points are anticipated for the subdivision: one from Howard Street and another
from the adjoining property (see below).

Howard Street: access is controlled by the city and this street is anticipated to be a
key link for the proposed lots to the surrounding public street network.

Private access: the subject property has an access easement on the abutting Columbia
Commons property per Instrument No. 2003-18709. This allows access to
surrounding public rights-of-way. However, the easement document notes:

“The parties intend that the [subject property] will have a curb cut directly onto
the public portion of Howard Street, in which case little or no [subject property]
traffic entering or exiting on Howard Street should cross over the Columbia
Commons property.”

In addition, Exhibit D depicting the access easement includes written notation as
follows:

“Access easement area denoted by ~~~~~~ and subject to change/relocation by
Columbia Commons the location of the drive aisle change.

This is important as the number and location of accesses impacts site design. For
example, per Chapter 17.152 SHMC, access easements exceeding 150’ in length
requires fore code compliance and turn-around area. This could pertain if there is
only one perimeter access (e.g., via Howard Street only) for all proposed lots.
Columbia Commons property owner acknowledgment of the shared access proposed
for this subdivision shall be required.

This subdivision approval (assuming it is not denied) assumes an access point from
Howard Street and another from the private property, that combined with
interconnected access amongst the four lots, would result in the “frontage road”
required along arterial streets.

e 17.88 — Signs > There are a couple of sign easements on the subject property per
Instrument No. 2003-18708. There are generally located along the US30 side of the
property on the north and south sides. There is no existing signage along the south
side along Howard Street, but there is along the north side in the assumed easement
area. There is also another freestanding sing along the north side of the subject
property further back (approx. 125 feet) from the highway.
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Above left: The north side of the subject property as seen from the RR crossing at Wyeth
Street across US30. Existing signage within an easement is visible. Above right: North
side of the subject property looking from the opposing side. Both the sign within an
easement (photo center) and another sign not within one (photo center right) are visible.

This area is in the commercial/industrial sign district. The sign code addresses a few
types of freestanding signs.

Monument or ground-mounted signs are allowed for each lot. When a lot has more
than one frontage, signage is allowed along each frontage classified as a collector or
arterial. US30 is the only frontage with such classification. Thus, each lot is limited
to one Monument or ground-mounted sign.

The proposed northerly lot cannot have another such sign and the proposed southerly
lot is encumbered by an easement that if used, would make it ineligible for another
sign.

Pole signs (larger and taller than monument or ground-mounted signs) are permitted
on lots with at least 40’ of street frontage with a minimum spacing of 80 between
signs. Pole signs cannot be along the same frontage monument or ground-mounted
signs per freestanding sign limitations.

All lots exceed 40’ along the highway. Except for those encumbered with existing
signage or sign easement, pole signs are possible.

e 17.132 — Tree Removal = A tree plan is a required for a property with more than 10
trees or any tree over 2 feet diameter at breast height (DBH). This chapter focuses on
trees over 12 inches DBH.

The site is void of any trees over 12 inches DBH.
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e 17.152 - Street & Utility Improvement Standards > Development is required to
have frontage along a public street improved to city standards. Abutting streets are
required to be improved to city standards. New or additional street width is required
to be dedicated as right-of-way as well.

Right of way dedications. The ROW width of both US30 and Howard Street are
adequate.

Also, the portion of Howard Street northwest of Kelly Street is a street stub of sorts,
but is less than 150° long, thus dedication of a turnout or cul-de-sac area is not
warranted.

Street names. No new street is proposed. Nothing to name.

Street lights. Are required at least at each intersection and as otherwise required by
City Engineering for adequate street illumination. US30/Howard Street intersection
already has a street light. Illumination of the lot to be developed, including any
access from Howard will be addressed when the proposed lots are developed.

Easements/utilities. Minimum 8-foot-wide public utility easements will be required
along the street frontage of all lots unless a greater width is determined necessary by
City Engineering. The plans provided by the applicant show 10-foot-wide public
utility easements, which is even better for dry utilities (though plan erroneously calls
them private utility easements).

Public utility easements are proposed to extend water and sanitary sewer into the site.
There is existing stormwater infrastructure within the boundaries of the subject
property, proposed to serve the three most northly lots. A private easement and

maintenance agreement will be necessary for this subdivision.

Streets improvements. Curb/sidewalk will be required along all streets where such
is lacking.

As US30 is improved, this applies to the portion that abuts Howard Street only.
Improvements will be required when the southerly lot is developed.
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Left: The subject property is mid
photo with both Howard Street
and Columbia River Highway

£ » visible. The railroad is just
s behind the photographer.

Water. Existing public water infrastructure is within the Howard Street and Kelly
Street rights-of-way and is proposed to be extended into the site to serve the proposed
lots. This will be required of this subdivision.

Sanitary sewer. Existing public sanitary sewer infrastructure is within the Howard
Street right-of-way and is proposed to be extended into the site to serve the proposed
lots. This will be required of this subdivision.

Storm sewer. The most southerly lot is anticipated to have its own storm water
improvements, whereas the other three lots are proposed to share an existing
subsurface facility on the site.

Bikeways and trails. There are no identified routes in adopted plans that traverse
through the subject property.

e 17.156 — Traffic Impact Analysis (TIA) > A TIA is not warranted at this time.
Traffic impacts will be considered when the lots of this subdivision are proposed to
be developed.

Other applicable ordinances and regulations. No other ordinances or regulations that
warrant discussion.

(b) This criterion requires that the proposed plat name is not duplicative or otherwise satisfies
the provisions of ORS Chapter 92.

No subdivision name is proposed yet. The name will need to be approved by the County
Surveyor per ORS 92.090.

(¢) This criterion requires that the streets and roads are laid out so as to conform to the plats
of subdivisions and maps of partitions already approved for adjoining property as to width,
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general direction and in all other respects unless the city determines it is in the public interest
to modify the street or road pattern.

The subject property utilizes existing rights-of-way (US30 and Howard Street). There is no
need or relevant opportunity to change any road pattern.

(d) This criterion requires that an explanation has been provided for all common
improvements.

The only proposed common improvement is a shared private storm water infrastructure for
three of the four proposed lots and shared access, as described above.

SHMC 17.136.060(2) — Lot Dimensions

(a) Lot size, width, shape and orientation shall be appropriate for the location of the development and
for the type of use contemplated, and:
(i) No ot shall be dimensioned to contain part of an existing or proposed public right-of-way;
(i) The depth of all lots shall not exceed two and one-half times the average width, unless the
parcel is less than one and one-half times the minimum lot size of the applicable zoning district; and
(iity Depth and width of properties zoned for commercial and industrial purposes shall be
adequate to provide for the off-street parking and service facilities required by the type of use proposed.

Findings: (i) No issue. (ii) This provision does not apply to commercial lots. (iii) All
proposed lots are of a size and shape that a reasonable use allowed per the underlying zoning
district should be possible.

SHMC 17.136.060(3) — Through Lots

(a) Through lots shall be avoided except where they are essential to provide separation of
residential development from major traffic arterials or to overcome specific disadvantages of topography
and orientation, and:

(i) A planting buffer at least 10 feet wide is required abutting the arterial rights-of-way; and

(i) All through lots shall provide the required front yard setback on each street.

Discussion: The Development Code defines a through lot is a lot having frontage on two
parallel or approximately parallel streets. Note that access easements are considered
“streets” for the purpose of the Development Code.

Finding: The subject property already has the highway on one side and private access on the
opposite.

SHMC 17.136.060(4) — Large Lots

(a) In dividing tracts into large lots or parcels which at some future time are likely to be redivided, the
approving authority may require that the lots be of such size and shape, and be so divided into building
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sites, and contain such site restrictions as will provide for the extension and opening of streets at intervals
which will permit a subsequent division of any tract into lots or parcels of smaller size, and:

(i) The land division shall be denied if the proposed large development lot does not provide for the
future division of the lots and future extension of public facilities.

Finding: This applies to residential development. Future development plans or “shadow
plans” are not warranted.

SHMC 17.136.060(5) — Access Control

{5) Control of access to adjoining properties, including but not fimited to continuation of streets, shall
be granted to the city via reserve strips or language in lieu of reserve strips as a note on the plat.
Generally, language in lieu of reserve strips is preferred.

Finding: No new street stub.

SHMC 17.136.060(6) — Additional Conditions

(6) The planning commission may require additional conditions as are necessary to carry out the
comprehensive plan and other applicable ordinances and regulations.

Discussion: Per the Comprehensive Plan policy above we must consider urban services,
water and sewer systems in particular, and their design to serve vacant property and future
needs.

This discussion includes the subject property those surrounding it.

Finding: Water is available from multiple directions to serve surrounding properties. The
water main into the subject property needs to be extended to serve the lots of the subdivision
only.

Unlike water, sanitary sewer availability is limited in the area. There is a void of public
sanitary sewer to the north of the site including properties along Pittsburg Road. There is
private sanitary sewer within the abutting Columbia Commons property that serve other
properties to the north of the subject property, including 505 and 515 N. Columbia River
Highway. Using private sewer can be problematic; connection to public sewer could be
beneficial. For other properties that do not have sewer access, access to sanitary sewer
facilitates a higher use of land.

The utility and easement extending all the way to the north side of the property enables
further extension. Easement rights would need to be granted to extend the sanitary sewer
further beyond the northern boundary of the subject property. But the sewer could be
extended northwest towards Commons Drive and/or north towards Pittsburg Road, so this
opens options for properties in the area in the future.
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Interestingly, there is a 20° wide sanitary sewer easement per Instrument No. 2003-18709
benefitting the subject property along the portion of the Columbia Commons property that
abuts US30. The easement is located in a low spot that is not conducive to utility extension.

As shown on the preliminary plat, the proposed sanitary sewer line location is way from this
low point.

CONCLUSION & RECOMMENDATION

Based upon the facts and findings herein, staff recommends approval of this application
with the following conditions:

1.

This Subdivision preliminary plat approval shall be effective for a period of twelve (12)
months from the date of approval. The approval shall become void if a final plat prepared
by a professional registered surveyor in accordance with (1) the approved preliminary plat,
(2) the conditions herein, and (3) the form and content requirements of the City of St. Helens
Development Code (SHMC Title 17) and Oregon Revised Statutes is not submitted within
the twelve (12) month approval period. Note: two time extensions are possible per SHMC
17.136.040(2).

The following shall be completed prior to submission and the City’s acceptance of a
final plat application:

a. The applicant shall provide written acknowledgement and acceptance that owner of the
Columbia Commons property approves the point(s) of shared access abutting the
Columbia Commons property (i.e., any access point not from Howard Street). Note
condition 4.

b. The County Surveyor shall approve the name of the plat.

¢. Engineering/construction plans for extension of public water and sanitary sewer to serve
all proposed lots. Sanitary sewer shall extend to the opposite end (from Howard Street)
of the property.

d. Improvements per condition 2.c shall be completed and approved by the city.

In addition to compliance with local, county, state and other requirements, the
following shall be included on/with the final plat:

a. Public sanitary sewer easement shall extend from Howard Street to the opposite side of
the property. Water easement needs to extend enough to serve all lots.

b. Interconnected access between all lots utilizing Howard Street. Easement width shall be
at least 30’ wide. See condition 4. Maintenance agreement required, subject to city
review and approval, with a line on the plat to write the recordation number upon
recordation with the final plat.

c. Easement for the existing private storm water facility to be shared by three of the lots.
Maintenance agreement required, subject to city review and approval, with a line on the
plat to write the recordation number upon recordation with the final plat.
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4. This subdivision preliminary plat approval assumes an access point from Howard Street and
at least one additional access point from the adjoining private property (Columbia Commons)
on the opposing side, that combined with interconnected access amongst the four lots, would
result in the “frontage road” required along arterial streets.

5. In addition to zoning, restrictive covenant per Instrument No. 2003-18709 impacts uses
possible on the subject property.

6. Allowance of future freestanding signs for proposed Lot 1 and 4 is impacted by existing sign
easements and signs.

7. Street frontage improvements (e.g., curb and sidewalk) will be required when the lot abutting
Howard Street is developed. If other lots are developed first, frontage improvements
commensurate with the shared access will be required when they are developed.

8. Owner/applicant and their successors are still responsible to comply with the City
Development Code (SHMC Title 17).

Attachment(s): Applicant’s Description of Land Use Request
Preliminary Plat
Preliminary Utility Plan
Sanitary Sewer Profile
Preliminary Storm Water Report (for 3 of the 4 proposed lots)
Easement Agreement and Declaration of Restrictive Covenant (Instrument No.
2003-18709)
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Description of Land Use Request

Request to divide this 3.31 acre site into 4 parcels. The site is subject to the restrictions
outlined in the document recorded on title dated December 3, 2003 “Easement
Agreement and Declaration of Restrictive Covenant” which is included with the
materials submitted as part of this application.

Owners of all 4 parcels will execute cross access and shared parking agreements.

We are currently negotiating contracts with Burger King for Parcel 4. Jiffy Lube for
Parcel 2, and Dairy Queen for parcel 1.

Burger King will be responsible for their storm detention requirements, while the
underground storm detention system that we installed previously will support the
developments of parcels 1,2, and 3. Civil engineering calculations are included.

“ECEIVED
JUN 2 2 2021
CITY OF ST. HELENS
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Preliminary Stormwater
Report (Parcels 1, 2, 3)

for

Columbia Commons Annex
Commercial Subdivision

Date: June 17, 2021

Project Information

Site Location:
Howard Street
St. Helens, OR 97051

Property Size: Parcels 1-3 = 2.246 Acres
All 4 Parcels = 3.31 Acres

Columbia County
Tax Lot: 4N1W04BA3600

Stormwater Requirements:
Columbia County Stormwater and Erosion Control
Ordinance (version Nov 21, 2001)

Project Contacts

Owner:

Bob McDonald

St. Helens Il LLC

650 S. Orcas St., Suite 200
Seattle, WA 98108

Report Prepared By:

2G Associates. Inc.

14108 SE 25 Circle
Vancouver, Washington 98683
Contact: Fred Garmire, PE
(503) 939-8750
fred.garmire@2gassociates.us
2G Project Number: MAC-001
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I: Maps

The Maps section contains a Vicinity Map (Figure 1) and Soils Map (Figure 2) of the
project site, located in St. Helens, OR. The site is not located in a flood plain, therefore
the FIRM map for the area is not included.

Columbia Commons Annex
Vicinity Map

© Citwes £

Figue 1: Site Vicinity Map
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Figure 2: Soils Map

Il: Project Overview

A) Project Scope

Columbia Commons Annex Commercial Subdivision (Columbia Commons) is a proposed
commercial development subdividing a 3.31-acre property into four lots. The threes northern
lots (Parcels 1, 2 and 3) totaling 2.246 acres are included in this report. The fourth lot/parcel
storm report will be included in a separate report by others. Office or Commercial development
are proposed on each lot. The project is located within Saint Helens, Oregon.

B) Stormwater Requirements

A final Stormwater Plan and Report have been completed for this project in compliance with
the Commercial section B2 “Long Term Water Quality Protection” in the Columbia County
Stormwater and Erosion Control Ordinance, version Nov 21, 2001. The Ordinance requires for a
commercial development to meet the following standards for water quality and runoff control:

Water Quality: Runoff from parking lots, driveways, and other exposed traffic areas shall be
treated utilizing mechanical water quality facilities, including stormfilter catch basins or similar
products. Treatment methods shall be sized to treat the water quality storm.

Columbia Commons Annex Preliminary Stormwater Report
2G Associates, Inc.



Runoff Quantity Control: Post-development runoff flows shall be controlled such that a) the
post-development peak flows for the 10- and 100-year design storms do not exceed the
respective pre-development flows, and b) the post-development peak flow for the 2-year
design storm does not exceed half the pre-development peak flow for the 2-year storm.

C) Drainage, Topography, and Soils

The three proposed northern parcels have been analyzed as one basin for the purpose of this
preliminary storm water report (see Appendix A). Each lot will be graded to collect and convey
stormwater runoff to the existing central stormwater detention facility.

The parcel generally slopes to the east with the greatest grades present adjacent to Highway
30. The northern portion of the property is approximately 8 feet higher than the lowest
elevation found on the eastern portion of the property along Highway 30.

Soils onsite are uniformly identified by the NRCS Web Soil Survey as soil 45, “Rock Outcrop-
Xerumbrepts Complex, Undulating” with an unrated hydraulic soil group. In the absence of a
hydraulic soil group rating, D has been used for analysis in HydroCAD.

D) Stormwater Runoff Mitigation Overview

An existing underground stormwater detention facility (detention facility) is present within the
site. The existing condition of the detention facility has been reviewed and verified based upon
a survey and shop drawings of the facility. Each lot will be graded to collect and convey the
stormwater to the detention facility. An engineered stormwater flow control manhole with
standpipe and outlet orifices is proposed to be added to the detention facility to control the
overall stormwater discharge from the entire site.

Each catch basin collecting and conveying stormwater runoff from the pollution generating
surfaces will be engineered to include a mechanical stormwater filter. These filters will be

utilized to treat all runoff to achieve the required water quality standards.

HydroCAD was used to model and analyze stormwater runoff flows for this project. Design
Storms for St. Helens can be found below in Table 1:

Table 1: St. Helens Design Storms

Rainfall
24-hour Storm Event {in)
Water Quality (WQ) 0.67

2-year 2
10-year 3
25-year 3.4

100-year 4

Columbia Commons Annex Preliminary Stormwater Report
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Source: Appendix E of the Columbia
County Stormwater and Erosion Control
Ordinance. Rainfall based on Isopluvial
maps in the NOAA Atlas 2, Volume X,
Figure 30

lll: Pre- Development Analysis

Predevelopment runoff flows for the entire parcel were calculated using HydroCAD, based on
the existing conditions on site, including all existing topography. Table 2 below contains Pre-
Developed surface cover and soil type data that was modeled into HydroCAD:

Table 2: Pre-Development Surface Cover Data

Soil Curve
Pre-
re-Developed Area (sgft) HydroCAD Surface Cover Group Number
97,850 Woods/grass comb., Poor, HSG D D 86

Table 3 below contains pre-development peak runoff flows from each basin:

Table 3: Pre-Development Peak Runoff Summary

Design Storm Peak Runoff (cfs)
wQ 0.01
2-yr 0.42
10-yr 0.90
100-yr 1.44

IV: Post- Development Analysis

Post-development peak runoff flows were calculated using HydroCAD, based on the proposed
development plan, which includes the new paved parking lot and driveway, sidewalk, and
buildings. Table 4 below contains Post-Developed surface cover and soil type data that was
modeled into HydroCAD:

Table 4: Post-Development Surface Cover Data

Post-Developed Area Soil Curve
(sqft) HydroCAD Surface Cover Group Number

Columbia Commons Annex Preliminary Stormwater Report
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75,683 Paved Parking & Roofs - 98
22,167 >75% Grass cover, Good, HSG D D 80

Table 5 below contains post-development peak runoff flows from the post-developed parcel
conditions, both un-mitigated and mitigated values.

Table 5: Post-Development Peak Runoff Summary

Design e .

Storm Un-Mitigated Runoff (cfs) | Mitigated Runoff (cfs)
wQ 0.21 0.08

2-yr 0.83 0.18

10-yr 1.35 0.78

100-yr 1.87 1.20

Comparing the post-development detained peak runoff flows to the maximum allowable values
in Table 3, the development is in compliance with the stormwater requirements to not exceed
the maximum allowable flows for 2-yr, 10-yr, and 100-yr design storms. The HydroCAD analysis
is included in Appendix D.

V: Water Quality and Runoff Quantity Control

A) Water Quality

Each catch basin collecting and conveying stormwater runoff from the pollution generating
surfaces will be engineered to include a mechanical stormwater filter. These filters will be
utilized to treat all runoff from pollution generating surfaces to achieve the required water
quality standards. Runoff from roofs can be conveyed directly into the detention facility. The
details of the individual mechanical stormwater catch basin filters will be developed as the site
grading plans are finalized and individual basin runoff flow rates are established.

B) Runoff Quantity Control

Each lot will be graded to collect and convey the stormwater to the detention facility. An
engineered stormwater flow control manhole with standpipe and outlet orifices is proposed to
be added to the detention facility to control the overall stormwater discharge from the entire
site. The detention facility will detain and control the outflow of detained stormwater to
achieve the required outflows.

Columbia Commons Annex Preliminary Stormwater Report
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The details of the detention facility and flow control manhole will be developed and expanded

as the final site plan and grading plan are developed. Table 6 shows the existing stage and
storage of the detention facility.

Table 6: Detention Facility - Stage-Storage Table

Elevation Stage Storage
Feet Feet Cubic Feet
119.0 0.0 0
119.5 0.5 337
120.0 1.0 923
120.5 1.5 1,635
121.0 2.0 2,420
121.5 2.5 3,240
122.0 3.0 4,059
122.5 3.5 4,845
123.0 4.0 5,557
123.5 4.5 6,142
124.0 5.0 6,480

Vil: Conveyance

The proposed conveyance system will be designed to carry runoff from the 25-year storm due
to the contributing drainage area being less than 40 acres. The Santa Barbara Unit Hydrograph
method is the approved method for calculating runoff in Columbia County and will be used in
HydroCAD to size conveyance facility pipes for the site. Impervious areas were defined by the
future development scenario to be conservative (paved parking and driveway access area, CN
98). Time of concentration used in the calculations was 5 minutes for each basin. The
conveyance system will be designed and engineered to these standards and a full analysis will
be included in the final stormwater report.

Viil: Maintenance

On-site stormwater facilities including the detention facility, stormfilter catch basins, and all on
stile conveyance systems will be maintained by Columbia Commons. This system will maintain
the existing connection to the existing storm drain system in the Columbia River Highway right
of way.

Columbia Commons Annex Preliminary Stormwater Report
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APPENDIX B - PRELIMINARY STORMWATER
AND UTILITY PLAN
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APPENDIX C
CONVEYANCE ANALYSIS

(THIS SECTION WILL BE INCLUDED IN FINAL STORM REPORT)



APPENDIX D1 - PRE-DEVELOPMENT ANALYSIS

Pre-developed - Columbia Commons - 06.12.2021

Prepared by {enter your company name here} Printed 6/12/2021
HydroCAD® 8.50 s/n 005045 © 2007 HydroCAD Software Solutions LLC Page 1

Area Listing (all nodes)

Area CN Description
(sq-ft) (subcatchment-numbers)

97,850 86 Woods/grass comb., Poor, HSG D (B1)




Pre-developed - Columbia Commons - 06.12.2021

Prepared by {enter your company name here}
HydroCAD® 8.50 s/n 005045 ©® 2007 HydroCAD Software Solutions LLC

Printed 6/12/2021
Page 2

Soil Listing (all nodes)

Area Sail Subcatchment
(sg-ft) Goup Numbers
0 HSG A
0 HSG B
0 HSGC

97,850 HSGD B1
0 Other



Pre-developed - Columbia Commons - 06.12.2021 Type IA 24-hr 2yr-24hr Rainfall=2.00"

Prepared by {enter your company name here} Printed 6/12/2021
HydroCAD® 8.50 s/n 005045 © 2007 HydroCAD Software Solutions LLC Page 3

Summary for Subcatchment B1: Pre-Developed Conditions

Runoff = 042cfs@ 7.99 hrs, Volume= 6,923 cf, Depth= 0.85"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-30.00 hrs, dt= 0.02 hrs
Type IA 24-hr 2yr-24hr Rainfall=2.00"

Area (sf) CN Description
0 98 Paved parking & roofs
97,850 86 Woods/grass comb., Poor, HSG D
0 79 Woods/grass comb., Good, HSG D
97,850 86 Weighted Average
97,850 86 Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft)  (ft/sec) (cfs)

5.0 Direct Entry,

Subcatchment B1: Pre-Developed Conditions
Hydrograph

i [
i i 1 I
0.46-} L
0.44-
042"
0.4-
0.385)
0.36-
0349 .
0324
0.3 -
0.28)
0.26%
0.24) .
0.22
0.24 .
0.18f
0.16-
0.149] "
0.124 .
0.13f .
0.08-§
0.06-
0.044
0.024 "
0-Mledadz sy

Type IA 24-hr 2yr-24hr
Rainfall=2.00"
Runoff Area=97,850 sf
Runoff Volume=6,923 cf
Runoff Depth=0.85"
- Te=5.0min
- CN=86/0

Flow (cfs)

Time (hours)



Pre-developed - Columbia Commons - 06.12.2021 Type IA 24-hr 10yr-24hr Rainfall=3.00"

Prepared by {enter your company name here} Printed 6/12/2021
HydroCAD® 8.50 s/n 005045 © 2007 HydroCAD Software Solutions LLC Page 4

Summary for Subcatchment B1: Pre-Developed Conditions

Runoff = 090cfs@ 7.96 hrs, Volume= 13,556 cf, Depth= 1.66"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-30.00 hrs, dt= 0.02 hrs
Type IA 24-hr 10yr-24hr Rainfall=3.00"

Area (sf) CN Description
0 98 Paved parking & roofs
97,850 86 Woods/grass comb., Poor, HSG D
0 79  Woods/grass comb., Good, HSG D
97,850 86 Weighted Average
97,850 86 Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft)  (ft/sec) (cfs)

5.0 Direct Entry,

Subcatchment B1: Pre-Developed Conditions
Hydrograph

i H H i i i '

Type IA 24-hr 10yr-24hr
~ Rainfall=3.00"

Runoff Area=97,850 sf
Runoff Volume=1 3,@556; cf
Runoff Depth=1.66"

| Tc=5.0 min

. CN=86/0

Flow (cfs)

|
'
i
1

Time (hours)



Pre-developed - Columbia Commons - 06.12.2021 Type /A 24-hr 100yr-24hr Rainfall=4.00"

Prepared by {enter your company name here} Printed 6/12/2021
HydroCAD® 8.50 s/n 005045 © 2007 HydroCAD Software Solutions LLC Page 5

Summary for Subcatchment B1: Pre-Developed Conditions

Runoff = 144 cfs@ 7.94 hrs, Volume= 20,763 cf, Depth= 2.55"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-30.00 hrs, dt= 0.02 hrs
Type 1A 24-hr 100yr-24hr Rainfall=4.00"

Area (sf) CN Description
0 98 Paved parking & roofs
97,850 86 Woods/grass comb., Poor, HSG D
0 79 Woods/grass comb., Good, HSG D
97,850 86 Weighted Average
97,850 86 Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft)  (ft/sec) (cfs)

5.0 Direct Entry,

Subcatchment B1: Pre-Developed Conditions
Hydrograph

R R
Type IA 24-hr 100yr-24hr

~ Rainfall=4.00"

Runoff Area—97 850 sf
Runoff Volume—20 763 cf
Runoff Depth =2.55"

o Tc—5 0 min

CN 86/0

Flow (cfs)
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é 10 11 1'2 13 14 15 16 1'7 18
Time (hours)



Pre-developed - Columbia Commons - 06.12.2021 Type IA 24-hr WQ Rainfall=0.67"

Prepared by {enter your company name here} Printed 6/12/2021
HydroCAD® 8.50 s/n 005045 © 2007 HydroCAD Software Solutions LLC Page 6

Summary for Subcatchment B1: Pre-Developed Conditions

Runoff = 0.01cfs@ 18.59 hrs, Volume= 490 cf, Depth= 0.06"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-30.00 hrs, dt= 0.02 hrs
Type IA 24-hr WQ Rainfall=0.67"

Area (sf) CN Description
0 98 Paved parking & roofs
97,850 86 Woods/grass comb., Poor, HSG D
0 79 Woods/grass comb., Good, HSG D
97,850 86 Weighted Average
97,850 86 Pervious Area

Tc Length Slope Velocity Capacity Description
(min) _ (feet) (ft/ft)  (ft/sec) (cfs)

5.0 Direct Entry,

Subcatchment B1: Pre-Developed Conditions
Hydrograph

i GRS |
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oo | | Rainfall=0.67"
o] | Runoff Area=97,8
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o005 | Tc=5.0 min
0.004-E -
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Flow (cfs)
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APPENDIX D2 - POST-DEVELOPMENT ANALYSIS

Post-developed - Columbia Commons (lots 1, 2, 3) Type /A 24-hr 2yr-24hr Rainfall=2.00"

Prepared by {enter your company name here} Printed 6/14/2021
HydroCAD® 8.50 s/n 005045 © 2007 HydroCAD Software Solutions LLC Page 1

Summary for Pond 1P: Underground Detention Facility

inflow Area = 97,850 sf, 77.35% Impervious, Inflow Depth = 1.50" for 2yr-24hr event
Inflow = 0.83cfs@ 7.90 hrs, Volume= 12,230 cf

Qutflow = 0.18c¢fs @ 10.33 hrs, Volume= 12,208 cf, Atten=78%, Lag= 145.5 min
Primary = 0.18 cfs @ 10.33 hrs, Volume= 12,208 cf

Routing by Stor-ind method, Time Span= 0.00-30.00 hrs, dt= 0.02 hrs
Peak Elev= 121.57' @ 10.33 hrs Surf.Area= 1,649 sf Storage= 3,358 cf

Plug-Flow detention time= 251.7 min calculated for 12,208 cf (100% of inflow)
Center-of-Mass det. time= 250.3 min ( 948.2 - 697.9)

Volume Invert Avail.Storage Storage Description
#1 119.00' 6,480 cf 60.0"D x 330.00'L. Horizontal Cylinder
Device Routing Invert Outlet Devices
#1  Primary 119.00' 12.0" x 50.0' long Culvert CMP, projecting, no headwall, Ke=0.900

Outlet Invert= 118.00' S=0.0200"/" Cc=0.900
n= 0.013 Corrugated PE, smooth interior

#2 Device 1 119.00' 2.0" Vert. Orifice/Grate C= 0.600
#3  Device 1 121.50" 6.0" Vert, Orifice/Grate C= 0.600
#4  Device 1 123.00' 12.0" Horiz. Orifice/Grate Limited to weir flow C=0.600

Primary OutFlow Max=0.18 cfs @ 10.33 hrs HW=121.57" (Free Discharge)
=Culvert (Passes 0.18 cfs of 4.30 cfs potential flow)
=Orifice/Grate (Orifice Controls 0.17 ¢fs @ 7.60 fps)
3=0rifice/Grate (Orifice Controls 0.02 cfs @ 0.91 fps)
=0rifice/Grate ( Controls 0.00 cfs)



Post-developed - Columbia Commons (lots 1, 2, 3) Type IA 24-hr 2yr-24hr Rainfall=2.00"

Prepared by {enter your company name here} Printed 6/14/2021
HydroCAD® 8.50 s/n 005045 © 2007 HydroCAD Software Solutions LLC Page 2

Pond 1P: Underground Detention Facility
Hydrograph
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Post-developed - Columbia Commons (lots 1, 2, 3) Type IA 24-hr 10yr-24hr Rainfall=3.00"

Prepared by {enter your company name here} Printed 6/14/2021
HydroCAD® 8.50 s/n 005045 © 2007 HydroCAD Software Solutions LLC Page 3

Summary for Pond 1P: Underground Detention Facility

Inflow Area = 97,850 sf, 77.35% Impervious, Inflow Depth= 2.42" for 10yr-24hr event
Inflow = 1.35cfs @ 7.90 hrs, Volume= 19,768 cf

Outflow = 0.78cfs @ 8.22 hrs, Volume= 19,342 cf, Atten=42%, Lag= 19.2 min
Primary = 0.78cfs @ 8.22 hrs, Volume= 19,342 cf

Routing by Stor-Ind method, Time Span= 0.00-30.00 hrs, dt= 0.02 hrs
Peak Elev=122.14' @ 8.22 hrs Surf.Area= 1,594 sf Storage= 4,291 cf

Plug-Flow detention time= 212.8 min calculated for 19,329 cf (98% of inflow)
Center-of-Mass det. time= 196.9 min ( 883.0-686.2)

Volume Invert Avail.Storage  Storage Description
#1 119.00° 6,480 cf 60.0"D x 330.00'L. Horizontal Cylinder
Device Routing Invert OQutlet Devices
#1  Primary 119.00" 12.0" x 50.0' long Culvert CMP, projecting, no headwall, Ke= 0.900

Outlet Invert= 118.00' S=0.0200'/" Cc= 0.900
n=0.013 Corrugated PE, smooth interior

#2  Device 1 119.00" 2.0" Vert. Orifice/Grate C= 0.600
#3  Device 1 121.50' 6.0" Vert. Orifice/Grate C= 0.600
#4  Device 1 123.00' 12.0" Horiz. Orifice/Grate Limited to weir flow C= 0.600

Primary OutFlow Max=0.78 cfs @ 8.22 hrs HW=122.14' (Free Discharge)
=Culvert (Passes 0.78 cfs of 4.85 cfs potential flow)
2=0rifice/Grate (Orifice Controls 0.18 cfs @ 8.42 fps)
3=0rifice/Grate (Orifice Controls 0.59 cfs @ 3.02 fps)
4=0rifice/Grate ( Controls 0.00 cfs)



Post-developed - Columbia Commons (lots 1, 2, 3) Type IA 24-hr 10yr-24hr Rainfall=3.00"

Prepared by {enter your company name here} Printed 6/14/2021
HydroCAD® 8.50 s/n 005045 © 2007 HydroCAD Software Solutions LLC Page 4

Pond 1P: Underground Detention Facility

Hydrograph
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Post-developed - Columbia Commons (lots 1, 2, 3Jype IA 24-hr 100yr-24hr Rainfall=4.00"

Prepared by {enter your company name here} Printed 6/14/2021
HydroCAD® 8.50 s/n 005045 © 2007 HydroCAD Software Solutions LLC Page 5

Summary for Pond 1P: Underground Detention Facility

Inflow Area = 97,850 sf, 77.35% Impervious, Inflow Depth = 3.37" for 100yr-24hr event
Inflow = 1.87cfs @ 7.89 hrs, Volume= 27,518 cf

Qutflow = 1.20cfs @ 8.16 hrs, Volume= 26,907 cf, Atten= 36%, Lag= 15.9 min
Primary = 120cfs @ 8.16 hrs, Volume= 26,907 cf

Routing by Stor-Ind method, Time Span= 0.00-30.00 hrs, dt= 0.02 hrs
Peak Elev= 122.87' @ 8.16 hrs Surf.Area= 1,380 sf Storage= 5,381 cf

Plug-Flow detention time= 171.6 min calculated for 26,889 cf (98% of inflow)
Center-of-Mass det. time= 155.0 min { 833.8 - 678.7 )

Volume invert Avail.Storage Storage Description
#1 119.00' 6,480 cf 60.0"D x 330.00'L Horizontal Cylinder
Device Routing Invert Outlet Devices
#1  Primary 119.00" 12.0" x 50.0' long Culvert CMP, projecting, no headwall, Ke= 0.900

Outlet Invert= 118.00' S=0.0200'/" Cc= 0.900
n= 0.013 Corrugated PE, smooth interior

#2  Device 1 119.00' 2.0" Vert. Orifice/Grate C= 0.600
#3  Device 1 121.50' 6.0" Vert. Orifice/Grate C= 0.600
#4  Device 1 123.00" 12.0" Horiz. Orifice/Grate Limited to weir flow C=0.600

Primary OutFlow Max=1.20 cfs @ 8.16 hrs HW=122.87' (Free Discharge)
=Culvert (Passes 1.20 cfs of 5.48 cfs potential flow)
2=0rifice/Grate (Orifice Controls 0.20 cfs @ 9.37 fps)
3=0Orifice/Grate (Orifice Controls 1.00 cfs @ 5.09 fps)
=0rifice/Grate ( Controls 0.00 cfs)
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Summary for Pond 1P: Underground Detention Facility

Inflow Area = 97,850 sf, 77.35% Impervious, Inflow Depth= 0.37" for WQ event

Inflow = 021cfs @ 7.92 hrs, Volume= 3,016 cf

Quiflow = 0.08cfs @ 8.87 hrs, Volume= 3,016 cf, Atten= 64%, lLag=57.1 min
Primary = 0.08cfs @ 8.87 hrs, Volume= 3,016 cf

Routing by Stor-Ind method, Time Span= 0.00-30.00 hrs, dt=0.02 hrs
Peak Elev= 119.61' @ 8.87 hrs Surf.Area= 1,082 sf Storage= 454 cf

Plug-Flow detention time= 59.4 min calculated for 3,016 cf (100% of inflow)
Center-of-Mass det. time= 59.4 min ( 800.6 - 741.2)

Volume Invert Avail.Storage  Storage Description
#1 119.00' 6,480 cf 60.0"D x 330.00'L Horizontal Cylinder
Device Routing invert Outlet Devices
#1  Primary 119.00' 12.0" x 50.0' long Culvert CMP, projecting, no headwall, Ke= 0.900

Outlet Invert= 118.00' S=0.0200'"/" Cc=0.900
n= 0.013 Corrugated PE, smooth interior

#2 Device 1 119.00' 2.0" Vert. Orifice/Grate C= 0.600
#3  Device 1 121.50' 6.0" Vert. Orifice/Grate C=0.600
#4  Device 1 123.00' 12.0" Horiz. Orifice/Grate Limited to weir flow C= 0.600

Primary OutFlow Max=0.08 cfs @ 8.87 hrs HW=119.61" (Free Discharge)
=Culvert (Passes 0.08 cfs of 1.06 cfs potential flow)
2=0Orifice/Grate (Orifice Controls 0.08 cfs @ 3.50 fps)
3=0rifice/Grate ( Controls 0.00 cfs)
=0rifice/Grate ( Controls 0.00 cfs)
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Robert C. MacAulay

c/o Meriwether Partners LLC
1191 2™ Ave., suite 1650
Seattle, WA 98101

EASEMENT AGREEMENT AND DECLARATION OF RESTRICTIVE COVENANT

Deaembé’/('

This Easement Agreement and Declaration/of Restrictive Covenant ("Agreement") is
made and entered into as of the 3@( day Ofét/@:%@ﬁ 2003, by and between COLUMBIA
COMMONS LLC, an Oregon limited liability company ("Columbia Commons") and ST.
HELENS PARTNERS a Washington general partnership ("St. Helens").

RECITALS:

A. Contemporaneously with this Agreement Columbia Commons is acquiring from
St. Helens certain real property situated in Columbia County, Oregon, more particularly
described on Exhibit A attached hereto and incorporated herein by this reference (the "Columbla
Commons Property")

B. Pursuant to and in connection with the conveyance of the Columbia Commons
Property to Columbia Commons, Columbia Commons has agreed to grant to St. Helens an
——————casement-for-vehicular-ingress-and-egress-and-a-sanitary-sewer-easement-over-a-portion-of-the———————
Columbia Commons Property for the benefit of St. Helens and certain property retained by St.
Helens more p articularly d escribed o n Exhibit B (the "St. Helens ODOT Property"),onthe
terms and conditions hereinafter set forth.

C. Also pursuant to and in connection with the conveyance of the Columbia
Commons Property to Columbia Commons, St. Helens has agreed to impose a restrictive
covenant on certain property retained by St. Helens more particularly described on Exhibit C (the
“Restricted Property™), on the terms and conditions hereinafter set forth.

NOW, THEREFORE, for valuable consideration, the recelpt and sufficiency of which is
hereby acknowledged, Columbia Commons and St. Helens hereby covenant and agree as
follows:

. -'% 1. Grant of Access Fasement. Columbia Commons hereby grants and conveys to St.
Helens a perpetual, nonexclusive easement for vehicular ingress and egress between the pubic
right of ways serving the Columbia Commons Property (Columbia River Highway-US 30,
Howard Street and Pittsburg Road) and the St. Helens ODOT Property over those portions of the
driveways on Columbia Commons Property more particularly shown on Exhibit D attached
hereto and incorporated herein by this reference. The areas subject to the easement conveyed é/
herein shall be hereinafter collectively referred to as the "Easement Area". The parties intend £
that the St. Helens ODOT Property will have a curb cut directly onto the public portion of
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Howard Street, in which case little or no St. Helens ODOT Property traffic entering or exiting on
Howard Street should cross over the Columbia Commons Property. Columbia Commons
reserves to itself all rights regarding the Easement Area that will not materially interfere with
rights in the Easement Area granted to St. Helens herein.

2. Construction of St. Helens ODOT Property. St. Helens plans to develop the St.
Helens ODOT Property. St. Helens shall repair and restore any damage to the Easement Area
caused by or arising from St. Helens’ construction activity on the St. Helens ODOT Property.

3. Maintenance. From and after the date of completion of improvements to the St.
Helens ODOT Property (as evidenced by the issuance of a certificate of occupancy for the
improvements on the St. Helens ODOT Property), the owner of the St. Helens ODOT Property
shall reimburse the owner of the Columbia Commons Property for its fair and reasonable share
of the cost and expense of maintaining, repairing and replacing the Easement Area. Upon
completion of the improvements to the St. Helens ODOT Property, the owners shall negotiate in
good faith in an attempt to agree upon a fair and reasonable allocation of expenses based upon
the relative use of the Easement Area by the respective owners, their tenants and invitees, giving
consideration to the type of wear and tear caused by the respective uses and the number of car
trips per week each may have on the Easement Area. If the owners cannot agree upon a fair and

reasonable allocation of expenses within sixty (60) days after the owner of the Columbia

- Commons Property commences such allocation discussions in writing, the owner of the
Columbia Commons Property shall hire a traffic engineer unaffiliated with either party but
acceptable to the owner of the St. Helens ODOT Property in its reasonable discretion, who shall
determune the relative number and type of car trips per week over the Easement Area traveling to
and from the Columbia Commons Property and the St. Helens ODOT Property, respectively, and
the cost of maintaining the Easement Area shall be allocated accordingly.

4. Payment of Reimbursement. Following the determination of the relative shares of
expenses for repair and maintenance of the Easement Area allocable to each owner, the owner of
the St. Helens ODOT Property shall reimburse the owner of the Columbia Commons Property
within fifteen (15) days following receipt of a written invoice for its share of expenses, together
with reasonable backup information evidencing the costs and expenses incurred by the owner of
the Columbia Commons Property.

5. Sanitary Sewer Easement. Columbia Commons further grants and conveys to St.
Helens a perpetual, non-exclusive easement across the easterly twenty (20) feet of the main
(northerly) entrance to the Columbia Commons Property from the Columbia River Highway (US
30) and across the easterly twenty (20) feet of the Columbia Commons Property located north of
such main entrance and adjacent to such Columbia River Highway (the latter piece being a small
sliver of property), all as shown on Exhibit E attached hereto and incorporated herein by this
reference (“Sanitary Sewer Easement”) for the purpose of constructing, maintaining, repairing
and replacing a sanitary sewer line connecting the St. Helens ODOT Property with certain real
property owned by St. Helens located to the north of the Sanitary Sewer Easement Upon
Columbia Commons' request, construction of the sewer line shall be conducted outside normal
business hours. St. Helens shall, at its expense, promptly repair and restore any damage to the
real property covered by the Sanitary Sewer Easement incurred in connection with the
construction, repair or replacement of the sewer line, and St. Helens shall, at its expense repair,
replace and otherwise maintain the Sanitary Sewer Line at all times so that such remains in good
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condition. Columbia Commons reserves to itself all rights regarding the Sanitary Sewer
Easement that will not materially interfere with rights in the Sanitary Sewer Easement granted to
St. Helens herein.

T 6. Restrictive Covenant. St. Helens covenants and agrees that, from the date hereof
through December 31, 2050, the Restricted Property shall not be used for office, medical, dental
or clinical purposes. The parties to this Agreement acknowledge specifically that this restriction
was material, bargained-for consideration as part of Columbia Commons’ agreement to purchase
the Columbia Commons Property. Both parties further acknowledge that actual damages in the
event of a breach of this covenant may be difficult, if not impossible, to determine, and that St.
Helens may, at its election, obtain an order or injunction from a court of competent jurisdiction
specifically enforcing the terms of the covenant. Notwithstanding the foregoing restriction, in the
event that ' :

(a) St. Helens encounters a potential office tenant that insists upon occupying a
stand-alone building on the St. Helens ODOT Parcel, which is a portion of the
Restricted Property (e.g., for street visibility, identity, or signage reasons),

(b) such office tenant would therefore not consider leasing office space in the
Columbia Commons Property (and such office tenant is not an occupant in the
Columbia Commons Property),

(c) the stand-alone building on the St. Helens ODOT Parcel will be no larger than
five thousand (5,000) square feet and

(d) for ten (10) years after the initial occupancy date of such stand-alone building
Dby such office tenant, no more than two thousand (2,000) square feet of it willbe

offered for lease to other office, medical, dental or clinical tenants (such 2,000

square foot limitation shall be an ongoing restrictive covenant applicable to the

building and occupant in question during the 10 year period in question),

then (i) St. Helens shall be permitted to construct and lease a building to such a tenant (and to
replacement tenants or subtenants who meet all of the preceding criteria and comply with all of
the preceding conditions, which replacement tenants/subtenants shall hereinafter be referred to
as “Qualified Replacement Tenants”) on a build-to-suit basis or to ground lease to such a tenant.
or to Qualified Replacement Tenants (the ground lease must be expressly subject to the
foregoing restrictions outlined in subsections (c) and (d)) and (ii) if none of the preceding criteria
have been violated through the tenth (10™) anniversary of the initial occupancy date of such
stand-alone building by such tenant, then, on such tenth anniversary, the restrictive covenant
described in this Paragraph 6 shall no longer apply to the stand-alone building in question
(however, if such stand-alone building is ever expanded, -the terms of the first sentence of this
Paragraph 6 shall apply to the expansion space). Similarly, and also notwithstanding the
restrictive covenant outlined in the first sentence of this Paragraph 6, if

(A) St. Helens encounters a potential office user that insists upon occupying a
stand-alone building on the St. Helens ODOT Parcel (e.g., for street visibility,
identity, or signage reasons), "
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(B) such office user also wishes to own its own building,

(C) such office user would therefore not consider leasing office space in the
Columbia Commons Property (and such office user is not an occupant in the
Columbia Commons Property), :

(D) the stand-alone building on the St. Helens ODOT Parcel will be no larger than
five-thousand (5,000) square feet and

(E) for ten (10) years after the initial occupancy date of such stand-alone building
by such office user, no more than two thousand (2,000) square feet of it will be
offered for lease to other office, medical, dental, or clinical tenants (such 2,000
square foot limitation shall be an ongoing restrictive covenant applicable to the
building and occupant in question during the 10 year period in question),

then (1) St. Helens shall be permitted to sell such user (and such user shall in turn be permitted to
sell to a replacement user who meets all of the preceding criteria and complies with all of the
preceding conditions) either the land or the land with such stand-alone building and (2) if none of
the preceding criteria have been violated through the tenth (IO“’) anniversary of the initial
occupancy date of such stand-alone building by such user, then, on such tenth anniversary, the
restrictive covenant described in this Paragraph 6 shall no longer apply to the stand-alone
building in question (however, if such stand-alone building is ever expanded, the terms of the
first sentence of this Paragraph 6 shall apply to the expansion space). Finally, notwithstanding
the two prior sentences, in no event shall the exceptions outlined in the two prior sentences apply
to a total of more than two (2) stand-alone buildings located on the St. Helens ODOT Parcel.

7. Successors and Assigns. The terms of this Agreement shall be binding upon and

inure to the b enefit o f the C olumbia C ommons Property, the St. Helens ODOT P roperty, the
Restricted Property, and their owners, and their successors and assigns, and the burdens and
benefits of the easements and restrictions granted herein shall run with the title to the Columbia
Commons Property, the St. Helens ODOT Property, and the Restricted Property.

8. Severability and Waiver. The invalidation by any court of any reservation,
covenant, restriction, limitation or agreement herein contained shall in no way effect any of the
other provisions hereof and the same shall remain in full force and effect. No claim of waiver,
consent or acquiescence with respect to any provision of this Agreement shall be made against
either party unless such party has expressly waived, consented or acquiesced in writing. In such
latter event, the waiver, consent or acquiescence shall not apply to any future action or inaction.

9. Attorneys' Fees. If any party brings legal proceedings to enforce or obtain a
declaration of rights under this Agreement, the prevailing party in such legal proceeding shall be
entitled to recover its reasonable costs and attorneys' fees from the nonprevailing party.

IN WITNESS WHEREOF, Columbia Commons and St. Helens have executed this
Agreement as of the day and year first above written.

COLUMBIA COMMONS:
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COLUMBIA COMMONS LLC, a Washington
limited liability company
Xy

T\ Y

B
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? ety jy‘i/
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Its

)
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ST. HELENS:
ST. HELENS PARTNERS, a Washington

general partnership 7
/I‘ / Q/ j //7
At

By . e ?
Bob McDonald, Managii}g General Partner
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STATE OF WASHINGTON )
) ss.

COUNTY OF J.snef )
Onthis ﬁd dayof Dé&mb@( " ,2003, before me, the undersigned, a Notary
Public in and for the State of Washington, duly commissioned and sworn personally appeared
M ounatr” of

B A W, Hines TV , known to me to be the 4
COLUMBIA COMMONS LLC, the limited liability company that executed the foregoing

instrument, and acknowledged the said instrument to be the free and voluntary act and deed of said
limited liability company, for the purposes therein mentioned, and on oath stated that he/she was

authorized to execute said instrument.
: I certify that I know or have satisfactory evidence that the person appearing before me and
making this acknowledgment is the person whose true signature appears on this document.

WITNESS my hand and official seal hereto affixed the day and year in the certificate above

written.
fl %

Signature

"{"{f’}thmh | YW

Print Name

NOTARY PUBLIC in and for the State of
Washington, residing at Sezt e .

My commission expires 5 -2+ 0% .
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STATE OF WASHINGTON )

COUNTY OF iz )
W,

dayof Detesrndoet

) ss.

, 2003, b efore me, the undersigned, a Notary

Onthis %@
Public in and for the State of Washington, duly comrmssmned and sworn personally appeared Bob
McDonald, known to me to be the Managing General Partner of ST. HELENS PARTNERS, the

partnership that executed the foregoing instrument, and acknowledged the said instrument to be the
free and voluntary act and deed of said partnership, for the purposes therein mentioned, and on oath

stated that he/she was authorized to execute said instrument.

I certify that I know or have satisfactory evidence that the person appearing before me and
making this acknowledgment is the person whose true signature appears on this docurment.

WITNESS my hand and official seal hereto affixed the day and year in the certificate above

written.

M(//WM/L %W/L/(/

'ﬁ;ﬁfmh | ianA

Print Name
NOTARY PUBLIC in and for the State of
.

Washington, residing at
My commission expires & j; 3:‘
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EXHIBIT A

LEGAL DESCRIPTION
OF ‘
COLUMBIA COMMONS PROPERTY

Parcel 1 of PARTITION PLAT NO. 2003-28 as recorded November 7, 2003 under Columbia
County Clerk’s fee number 03-17424, records of Columbia County, Oregon;

e

3
(v
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EXHIBIT B

LEGAL DESCRIPTION
OF
ST. HELENS ODOT PROPERTY

That certain tract of land lying within the Northwest quarter of Section 4, Township 4 North,
Range 1 West, Willamette Meridian, Columbia County, Oregon, more particularly described as
follows:

That certain parcel of land lying Northeasterly of Howard Street right-of-way; lying westerly of
Columbia River Highway 30;

lying South of the (unnamed) Entrance way from Highway US 30;

and of which lies Southeasterly of Parcel 1 of Partition Plat No. 2003-28 as recorded November
7, 2003 under Columbia County Clerk’s fee number 03-17424, records of Columbia County,
Oregon, said parcel being 3.31 acres, more or less.

8
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EXHIBIT C

LEGAL DESCRIPTION
OF
RESTRICTED PROPERTY

Parcel 2 of PARTITION PLAT NO. 2003-28, as récorded November 7, 2003 under Columbia
County Clerk’s fee number 03-17424, records of Columbia County, Oregon.

AND

That certain tract of land lying within the Northwest quarter of Section 4, Township 4 North,
Range 1 West, Willamette Meridian, Columbia County, Oregon more particularly described as
follows:

That certain parcel of land lying Northeasterly of Howard Street right- of—way, lying Westerly of
Columbia River Highway: 30;

lying South of the (unnamed) Entrance way from Highway US 30;

and of which lies Southeasterly of Parcel 1 of Partition Plat No.  2003-28 as recorded November
7, 2003 under Columbia County Clerk’s fee number 03-17424, records of Columbia County,
Oregon, said parcel being 3.31 acres, more or less. :

AND

Property description for the Easterl?iﬁ? feet, more or less, of
tax parcel number 02-01 2 4104-022-00100; conveyed to Rex D Murray

and Susan Dee Murray by St Helens Partners as recorded November 230, 1995 under

Columbia County Instrument No. $5-10243 and descrlbed as parcel II on deed;

A tract of land in Section 4, Townshlp 4 Noxth, Pange 1 West, willamette
Mer;dlan in the Clty of st. Helens, Columbia County, . State of Oregon,
described as: : '
BEGINNING at a point whlch is south 18° 06 1/2' East 270.7 feet from the

Northwest corner of the H.M. Knighton Donation Land Claim in said Section 4:

saild point being on the West line of said Donation Land Claim;-

Thence North 71° 53 1/2' East a distance of 97.0 feet to the West property
line of 18th Street;

Thence, along said 18th Street property llne, South 17° 05 1/2' East
130.0 feet;

Thence South 71° 53 1/2' West 94.7 feet to 'the West line of said

H.M.. Knighton Donation Land Claim; : ]

Thence North 18° 06 1/2' West, along the West line of said ‘donation land
claim, 130.0 feet to the POINT OF BEGINNING.
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A tract of land situate in the Northwest quarter of Section 4,
Township 4 North, Range 1 West, Willamette Meridian, Columbia County,
Oregon, more particularly described_as follows:

BEGINNING at a point that is South 89° 05! West 32.36 feet from the Northwest
corner of H. M. Knighton Donation Land Claim in Section 4, Township 4 North,
Range 1 West of the Willamette Meridian, Columbia County, Oregon, said point
being on the South right of way line of st. HelenS~Pittsburg County Road;
Thence South 07° 51' East a distance of 170.25 feet to a point in the centexr
‘line of a lake; . ‘ - o
Thence South 19° 13' BEast a distance of 112.40 feet to the Northerly line of
the Joseph B. Steward tract as described in Book 183, Page 535 of Columbia
County Deed Records; o o )

Thence North 71° 53 1/2' East a distance 156.9 feet,hmore or less, to the
West property line of 18th Street; _ ]
Thence, along.said 18th Street property line, North 17° 0% i1/2¢ Westjlé%.?ff
F3Er22 feet to a point that- is Noxrth 73° 00' East 101.4 feet from the )
Northwest corner of said H.M. Knighton Donation Lahd-claim, said point also
being the Northeast corner of Government Lot 7., Section 4, Township 4 North,
Range 1 West of the Willamette Meridian, Columbia County, Oregomn;

Thence South 73° 00¢ West 101.4 feet to the POINT OF BEGINNING; .
EXCEPTING THEREFROM any portion lying'withiﬁ parcel conveved to Rek D Murray
and Susan Dee Murray by deed recorded November "30, 1995 under Columbia County
Clerk's instrument No. 95«;0243. )

AND (tax account 02-01 2 4104-021-01900)

All that portion of TLots 4, 5, 6, 7, 8, 15 and 16, Block 142, :
CITY OF ST HELENS, Columbia County, Oregon, lying Westerly of the Westerl
boundary of the Columbia River Highway, as established by deed to the State
Highway Commission, recorded January 21, 1955 in Deed Book 124 ‘at Page 574,
recoxds of Columbia County, Oregon; » . )
TOGETHER WITH that portion of tract of land conveyed to St. Helens Partners
by deed recorded June 26, 2002 under Columbia County Clerk's instrument
number 02-08614 lying Easterly of said tract of land and lying Westerly

of the Columbia River Highway right of way; : -
EXCEPTING THEREFROM any portion lying within 18th Street right of way.
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such description closes by engineering calculation, (iii} this
plat correctly ~ ows the locations and dimensions of all bo
of the proper and all buildings, structures, other improw
setback lines, .urty walls, ditched, flood plains, waterways,.
water, fences, easements, rights—of ways, utilities, streets, ¢
roadways, curbs gutlers, driveways, curb cuts parking stalls
traveled ways, disposal sites, and other significant items. Ic
adjacent to appurtenant to or affecting the subject propert
cases are of record, discoverable upon visual inspection, or
otherwise known to me, (iv) all information shown hereon
correct, and complete, (v) the subject property contains 10
and 344 striped parking stalls, (vi) no portion of said prop
shown hereon lies within the one hundred year flood plain
area subject Lo special flood hazards as designated by the
Emergency Management Agency, the United States governme
agency having jurisdiction over the property. (vil) no imprc
upon, under, or adjacent to the property constitute or are
to encroachments, overlaps, or overhangs, except as shown
(viii) no covenants, restrictions or easements that are of r
-discoverable upon visual ingpection; or otherwise known to
appear to have been violated in any respect, (ix) this map
and the survey on which it is based were made in accord

. !"‘w o .
155 hi b b

IASEMENT NOTE 15

U}’:*}?G}I;?Ecgggg the "Minimum Standard Detail Requirements for ALTA/ASCE
INGS , Title Surveys” jointly established and adopted by ALTA, ACS
/ MURRAY NSPS in 1997, and meets the accuracy requirements of an
95-10243 Survey" as defined therein and also in all respects meets
requirements of all applicable law. .
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